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SUBJECT: SP #193 SITE PLAN AMENDMENT: Request to permit the development
of the 8th level of a parking garage including parking, a two-story ice
skating facility with ancillary uses and a training facility, with a second
story including office use and a mezzanine to the ice rinks, with
modifications of use regulations for density and parking and two rooftop
signs; premises known as 665 North Glebe Road and identified as RPC #
14-059-001 – 004, -029, -032. (Ballston Common Parking Garage)

RECOMMENDATION:
Approve the proposed site plan amendment to permit construction of an ice
skating facility with ancillary uses and office and training facilities with
modifications of use regulations for density, parking, and a comprehensive
sign plan, subject to the conditions of the staff report, including a condition
requiring entry into a development agreement and other documents, before
the approval is effective.

SITE: The Ballston Common Parking Garage was approved as part of the
Ballston Common Mall under site plan (#193) approval in 1983.  The
parking garage is located at the intersection of North Randolph Street
and Glebe Road adjacent to the mall. 

ZONING: “C-O-2.5” Commercial Office Building, Hotel and Apartment Districts

LAND USE: “Medium” Office-Apartment-Hotel; Office Density (2.5 FAR); Apartment
Density (up to 115 units/acre); Hotel Density (up to 180 units/acre).
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NEIGHBORHOOD: Ballston-Virginia Square Civic Association, Ashton Heights Civic
Association, Bluemont Civic Association, and the Ballston Partnership

SUMMARY
Lincoln Holdings, Inc. has submitted a proposal for the development of the 8th level of a
parking garage (Ballston Common Parking Garage) including parking, a two-story ice
skating facility with ancillary uses and a training facility, with a second story including
office use and a mezzanine to the ice rinks located on North Randolph Street between
Wilson Boulevard and Glebe Road, in the Ballston-Virginia Square neighborhood. The
following bullets outline the actions being proposed by the applicant:

This is a proposal for the addition of the 8th level of the Ballston Parking Garage serving
the Ballston Common Mall with a two-story ice skating facility.  The site plan (SP #193)
for Ballston Common includes the shopping mall, three office buildings, a cinema, and
the parking garage. Presently, seven levels of the parking garage have been built.
Arlington County maintains the parking structure and has the right under site plan and
its agreement with The May Department Stores Company, at any time, to construct the
remaining 8th level during the term of the ground lease.  The following bullets outline
the actions being proposed by the applicant:

• A site plan amendment to permit the development of the 8th level of the parking
garage and a two-story ice skating facility including training facilities and office
space for the Washington Capitals, a NHL franchise.  This facility will be similar to
training facilities used by other NHL franchises throughout the country.

• A request to permit modification of use regulations for density calculation, parking
space dimensions, and two rooftop signs.

There is also a conceptual design for the public park located adjacent to North Glebe
Road, which was part of the discussion of a site plan amendment approved in 1997.
This is not part of the current proposal.  However, the developer has agreed to
continue to work with the Department of Parks, Recreation and Community Resources
on concepts and designs for the park, as it is an entrance feature into the facility.
Furthermore, the developer has agreed to contribute $100,000 towards the construction
of the park.

Staff support approval of the site plan amendment approval request subject to the
conditions of the staff report. Staff has concluded that the request provides a practice
facility for a national hockey franchise and a community facility that achieves goals
within the Retail Action Plan for Ballston, provides a needed ice skating recreation
facility for the County. However, the applicant is continuing to work with the County on
a development agreement and other documents pertaining to the construction of the
facility, therefore staff recommend that the approval of the site plan amendment be
effective upon approval of the development agreement.
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BACKGROUND
Proposed Site Plan
Density & Uses
• The applicant proposes to develop a two-story ice skating facility containing two ice

rinks, a training room, offices, and ancillary uses with a total of 145,577 square feet
of gross floor area (GFA): 96,447 square feet of the rink facility including such uses
as seating (1271 bleacher seats), locker rooms, skate rentals, party rooms, snack
bars, arcade, etc. on the 8th floor; 20,595 square feet of a training facility on the 8th

floor; a mezzanine to the ice rinks with a café, and 28,535 square feet of offices
space on the second story; and a total of 192 parking spaces on the 8th level of the
parking garage.

• The total density of the proposal is 0.60 FAR over the parking garage site and 0.249
FAR over the entire Ballston Common site.  The original site plan approval allocated
a total of 1,537,660 square feet of office and retail over 13.43 acres for a FAR of
2.628.  This particular development was not part of that original density allocation.
The applicant has requested a modification of use regulations for density calculation
for the provision of community amenities and facilities.  This is further discussed in
the modification of use regulations section.

• The applicant has proposed a total of 192 parking spaces with the completion of the
8th level of parking.  A portion of these spaces will be reserved for the Washington
Capitals and the remainder will be available for use by the ice skating facility patrons
and parking garage patrons.  The applicant has proposed a mix of standard spaces
and hybrid spaces, which is further discussed in the modification of use regulations.
The parking garage was originally designed to accommodate all the development at
the site with a total of 3,450 parking spaces.  The parking garage currently has
2,950 parking spaces on seven levels.  On June 24, 2000 the County Board
approved a thirteen-story office building on the “point” site with 483 parking spaces
on site, exclusive of the 101 tandem parking spaces.  This approval, with additional
parking, effectively eliminated the need for the 8th level of the garage.

Site & Urban Design
The site is within the Ballston Metro area, which has been identified by the Retail Action
Plan as “a rapidly growing new downtown blending a mix of high-rise residential, office
and hotel development supported by street level retail and entertainment.”  The Retail
Action Plan further states that Ballston has the ability to capture a greater market share
of entertainment.  This project would help to achieve such a goal.

The proposed structure is situated on top of the existing parking garage and therefore
does not contribute to any additional coverage.  The design of the structure relates to
the other buildings and incorporates the curve of the existing structure.  The applicant
proposes to screen a portion of the existing parking deck.  The proposed screen is a
mesh-type material to allow the parking garage to remain “open.”  The materials
proposed for the structure include glass, metal, and a mesh to create a sleek
appearance.
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The applicant has proposed landscaping features to enhance their project.  First,
planters with trees would be added to the 8th-level of the parking garage.  This would
help to soften the harsh appearance of the concrete slab.  The applicant will install and
maintain these trees as the landscaping offers a reprieve from the auto-oriented
environment and creates an enhanced entry into the facility.  Second, the applicant has
agreed to provide landscaping on the 8th-level balcony outside the training facility.  This
will bring a natural element to the project, breaking up the massing of the manmade
materials of the parking garage.

There are two main entrances into the facility: the elevator bank from the existing
elevator lobby connecting to the mall; and the entrance from the parking garage.  The
newly designed elevator/staircase tower, near the proposed park, will enable a person
to go from the street level to the 8th level of the parking garage to enter the facility.
Concerns were addressed to ensure that elevator access from the street would remain
open during the hours of the ice rink.  Some concerns have been raised regarding
connections and access between the mall and the ice skating facility.  The two uses
should be compatible and work in concert with each other to achieve the goals of the
Retail Action Plan.

Statistical Summary
Project Area (over parking garage) 240,499 s.f. (5.52 acres)
Total Site Area 585,079 s.f. (13.43 acres)

Density
Rink Facility (1st & 2nd Story)1 96,447 s.f. / 0.40 FAR
Training Facility (1st story) 20,595 s.f. / 0.08 FAR
Office (2nd story) 28,535 s.f. / 0.12 FAR
Total Facility 145,577 s.f. / 0.61 FAR
Total Facility over Entire Site 145,577 s.f. / 0.249 FAR

Total Previously Approved for SP #1932 1,537,660 s.f / 2.63 FAR
Retail 662,660 s.f. / 1.13 FAR
Office 850,000 s.f. / 1.45 FAR
Flex (used for Office) 25,000 s.f. / 0.04 FAR

Total Approved with Facility 1,683,237 s.f. / 2.88 FAR

Height
Height in feet measured from ASE 108.06 feet (272.94 ASE)

Number of stories 2 stories above 7-story parking
                                       
1 This includes ancillary areas such as rentals, party rooms, snack bars, arcades, etc.
2 In addition to the GFA approved for the Ballston site plan, “bonuses” have been approved as part of
individual site plans.  Other areas, such as the pedestrian mall and the cinema have been excluded from
density.  These areas are not included in the FAR calculation of total approved area.
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Parking (192 spaces)
Standard 46 spaces / 24%
Compact 146 spaces / 76%
HC 3 spaces / 6% of standard spaces

LEED Score 26 - 36 Points

LEED Score
Green Building Technology has been used successfully with other ice skating facilities in
the country.  The applicant and its design team are committed to developing an energy
efficient and environmentally friendly facility.  The applicant has stated that the facility
will be designed to achieve a LEED 2.0 Certification Standard as developed by the US
Green Building Council.  This rating is comparable to the LEED 1.0 Certification achieved
by the developers of the Utah Olympic Oval in Salt Lake City, UT.  A LEED project must
have at least 26 points to obtain certification.  The following bullets highlight the
proposed scorecard (a detailed explanation is attached):

• Sustainable Sites: 8 – 9 points
• Water Efficiency: 1 – 2 points
• Energy & Atmosphere: 4 – 6 points
• Materials & Resources: 4 – 7 points
• Indoor Environmental Quality:8 – 9 points
• Innovation & Design: 1 – 3 points

This certification is expected, but is not being required as part of the site plan
conditions.

TRANSPORTATION
The Master Transportation Plan – Part 1 classifies North Glebe Road and Wilson
Boulevard as principal arterial streets and North Randolph Street as a minor arterial
street.  Other arterial roads nearby include Carlin Springs Road, Henderson Road, and
Quincy Street.  Currently, all of the adjacent intersections are signalized: North
Randolph Street and Glebe Road; North Randolph Street and Wilson Boulevard; and
Carlin Springs Road and Glebe Road.  There is an additional signal at the entrance/exit
to the parking garage on North Randolph Street.

Existing Traffic Volume
Traffic volume data are collected for several locations nearby the subject site as part of
the Department’s annual program.  As shown below the volume of traffic on the
adjacent streets to the site have fluctuated and do not reflect a clear trend for North
Quincy Street where this increase was anticipated after the completion of North Quincy
Street construction between Wilson Boulevard and North Glebe Road.
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Year 1995 1996 1997 1998 2001
Wilson Blvd. east of N. Glebe Rd. 21,777 23,064 21,288 N/A 22,967
N. Randolph St. north of Wilson
Blvd.

10,792 9,272 10,692 9,323 N/A

N. Quincy St. north of Wilson Blvd. 6,509 5,782 6,776 11,457 9,397
Data source: Arlington County Department of Public Works

Local Transportation System
Public transportation is available within convenient walking distance of the site.  The
Ballston Metrorail Station, which is served by the Metrorail Orange Line, is located two
blocks to the north via pedestrian bridge connections, and offers connections
throughout the region.  Further, the station serves several bus connections to a large
number of areas in northern Virginia including routes with stops adjacent to the site,
including Route 1 (Wilson Boulevard – Fairfax Line), Route 24 (Ballston – Pentagon
Line), Route 25 (Ballston – Bradlee – Pentagon Line), and Route 38 (Ballston – Farragut
Square Line).

Consistent with site plan development and the County’s adopted Transportation
Demand Management (TDM) Policy, staff recommends that the applicant implement a
TDM program to discourage single-occupant vehicle commuting to the site to lessen the
impact of the development on the local transportation system.  The applicant and staff
have agreed to the TDM program referenced in Condition #45.

Traffic Generation from Proposed Project
Access to the proposed ice skating facility and offices is through the existing parking
garage off North Randolph Street.  The project includes an additional 192 parking
spaces on the 8th-level of the parking garage.  This particular development is estimated
to result in net increases to the area of 57 vehicular trips during morning peak hour and
213 vehicular trips during afternoon peak hour.

There has been a recognized need for improved pedestrian safety in the Ballston area
along the Glebe Road Corridor, and in particular in the vicinity of the site, crossing
Glebe Road at Carlin Springs Road and North Randolph Street.  In 1997, the County
Board approved a site plan amendment for the movie theater and office tower.  The
conditions of that approval contained language pertaining to a pedestrian bridge to
improve the pedestrian connections.  The Department of Public Works continues to
work on design improvements for Glebe Road between Fairfax and North Quincy Street
to enhance pedestrian crossings.  The Department of Public Works in conjunction with
an engineering consultant, will be evaluating several intersections along Glebe Road to
identify and design pedestrian safety improvements.  The Department of Public Works
is developing streetscape improvements along the east side of North Randolph Street,
north of Glebe Road to construct missing sidewalk sections.  The Department has
proposed to remove the channelized right-turn movement from Randolph Street to
northbound Glebe Road as part of the streetscape project.  The Transportation



Site Plan Amendment -7-
SP #193

PLA-2722

Commission considered the site plan amendment at their January 16th meeting.  The
Commission supported the proposed site plan amendment and recommended that the
applicant contribute $25,000 towards the intersection improvements.

The applicant recognizes the need for improvements to this intersection and agrees to
incorporate those improvements into the design of the proposed park.  The Department
of Public Works will include this improvement for future CIP consideration by the County
Board.

UTILITIES
Adequate water and sanitary sewer system capacity are available to serve the proposed
development. The applicant has agreed to construct the necessary connections to the
water, sanitary and storm sewer systems to provide service to the site.  Consistent with
the Ballston Sector Plan and the Utility Undergrounding Policy, the applicant is required to
remove or place underground all existing aerial utilities within and along the periphery of
the site and to contribute to the Underground Utility Fund.  The aerial utilities along the
periphery of the site were relocated with the first phase of the mall construction.  Staff
recommends that the developer contribute to the Underground Utility fund at the rate of
$0.31 per square foot of gross floor area.  Staff supports a credit (reduction of total GFA)
from 145,577 square feet to 49,130 square feet) in recognition of the provision of
community amenities and facilities.  The contribution totals $15,230 ($0.31 per sq. ft. x
49,130 sq. ft.).  These funds would be utilized by the County for the purpose of providing
the undergrounding of utilities in the Ballston area.   

MODIFICATIONS OF USE REGULATIONS
Modifications of use regulations are required to approve the site plan as proposed by
the applicant.  Section 36.H.5 of the Zoning Ordinance allows the County Board to
modify the uses permitted and use regulations in harmony with the purpose and intent
of the Zoning Ordinance.

Density Bonus for Community Needs
The applicant has requested that the entire density be a bonus to the previously
approved density.  Section 36.H.5.a states:

“In considering such modification, the county board may take into consideration:
(1) Provisions made for open space and other environmental amenities;
(2) Grade, direction and intensity of traffic on adjacent streets;
(3) Relationship to adjacent existing or permitted uses and buildings;
(4) Particular dimensions, grade and orientation of the site;
(5) Particular construction problems and techniques; and
(6) The other provisions of Section 36, subsection H.”

In previous site plans, the County Board has approved density bonuses if it determined
that the developer had agreed to provide amenities sufficient to meet the County’s
needs and justify approval of a bonus.  Such amenities have included land area for
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parks; development and maintenance costs for landscaping and parks; significant
contributions for pedestrian improvements; and significant contributions to
improvement funds.

In this case, the applicant is providing a community recreation center in the form of an
ice skating facility to which there are tangible and intangible benefits.  These benefits
include:

Ice Time (all numbers are per year for the life of the project)
• 500 free hours of ice time to Arlington County, which could be divided as follows

(similar to other facilities within the metro area):
ü 112 hours of school related use (non-hockey)
ü 120 hours of evening or weekend ice
ü 88 hours of non-prime weekday ice
ü 180 hours of summer ice for camps

• Making available 225 hours of ice time (at market rate, which is currently estimated
at $275/hour) as first right of refusal (for the life of the project) to Arlington County
schools and organizations in Arlington County.  Numerous schools in the area have
already contacted the applicant regarding availability of ice time.

• 400 – 500 hours of Washington Capitals practice sessions which are open to the
public at no charge.

• 200 media days per year (newspaper, television, radio).  The Washington Capitals
are in the news approximately 200 days per year and the facility will handle press
conferences.

The following are typical usage hours for a double rink ice skating facility which may be
implemented in this facility:
• 725 hours of prime ice time for public skating sessions including Friday night teen

skate sessions with a deejay.
• 400 hours of non-prime ice time for public skating sessions.
• 400 group lesson sessions on weekends for skating instruction.  Group lessons are

generally 30 minutes with 8 – 12 students per instructor.
• 3,400 hours of ice time for youth hockey.
• 430 hours of ice time for adult hockey.
• 600 hours of ice time for pick-up hockey games.
• 500 hours of ice time for hockey camps, figure skating camps, or tournaments.

These benefits will be established in a development agreement between the County,
the applicant, and The May Department Stores Company.  The site plan amendment
approval is recommended to be contingent on all parties executing the development
agreement.
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Design
• The applicant has also designed the facility to allow non-ice events to occur in one

of the rinks for sports such as in-line hockey or indoor soccer.  This would allow
additional opportunities for Arlington residents that do not ice skate.

• The applicant has also incorporated a conference room that may be used by civic
associations and community groups as found in the conditions of this major site plan
amendment.

Staff believe that these benefits are adequate justification for the additional density
brought to this site.  Therefore, staff recommend approval of this modification of use.
Furthermore, this additional density will not increase the planned mass of structures in
the area, since the facility will be built in place of the already approved parking level.

Proposed Parking Space Dimensions
Section 33.A. of the Zoning Ordinance defines dimensions of parking spaces for off-
street parking.  The full size space is 9 feet wide by 18 feet long and the compact space
is 7.5 feet wide by 15 feet long.  Any change to the dimensions of the parking spaces
requires approval by the County Board as a modification of use regulations.  The
applicant has designed a parking layout to accommodate 192 motor vehicles.  The
spaces consist of approximately 46 standard (9 x 18) and 146 “hybrid” (8.5 x 18)
spaces.   As staff works to develop new parking space size standards, it is likely that the
proposed hybrid spaces will fall within either a new standard size, or at least within a
new compact space size.  Therefore, staff supports the proposed parking space
dimensions.

Comprehensive Sign Plan
The applicant has proposed two rooftop signs (signs located on a building higher than
35 feet) for the project.  The Sign Guidelines for Site Plan Buildings indicate that a
tenant may have rooftop signs in the same number of square feet as the number of
linear feet of the building frontage.  The proposed facility had 1,023 feet of frontage
along North Randolph Street and Glebe Road.  Therefore, in accordance with the
guidelines, the applicant could have rooftop signs totaling no more than 1,023 square
feet.  The proposed rooftop signs are:
• Logo sign located at the corner of the structure measuring approximately 900

square feet.
• Panel display including an illuminated identification sign, an information panel, and a

video wall on the stair tower along Glebe Road measuring a total of approximately
756 square feet.

Staff support the first rooftop sign.  This sign helps to identify the project and add
interest to an otherwise blank façade.  However, the approval of this sign effectively
eliminates additional square footage for the additional rooftop sign.
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Furthermore, the second rooftop sign is a departure from the standard of the Sign
Guidelines for Site Plan Buildings and of the Zoning Ordinance.  The Zoning Ordinance
does not permit flashing or moving signs or devices to attract attention due to traffic
safety concerns.  Based on current policies and procedures and past practices, staff
would not normally recommend approval of such a sign.  However, there is a unique
opportunity at this location for such a sign.  Staff believe that a sign of this nature
enhances the design of the structure and contributes to the pedestrian activity of the
area.  In addition, the sign is located on a County-owned structure, in which a national
sports franchise is locating.  If the County Board agrees with such an assessment, it
may modify the use regulations as part of a comprehensive sign plan.  Staff recommend
that the County Board set forth parameters to guide the use and mitigate the impact of
such an information panel and video wall.  Such parameters would include:
• Hours of operation – the video wall shall have no display during the hours 12:00 AM

through 6:00 AM.  The information panel shall have no display during the hours
10:00 PM through 6:00 AM.

• Siting – the video wall shall be oriented towards the pedestrian at an appropriate
height.  The video wall shall be effectively screened from the street through
landscaping and design in the park.  The video wall and information panel shall not
impede on any site lines to traffic signals located on Glebe Road.

• Content – the video wall and information panel shall be designed to promote only
the use of the facility, the Washington Capitals, related sports (i.e. figure skating,
speed skating), and Arlington County.  In no event shall the use of the video wall or
the information panel be used for commercial material except as incidental to and
inseparable from broadcasting of games or other material as described above.
Further, in no event shall the use of the information panel or video wall contain
obscenity or any material, which may be otherwise injurious to children when,
displayed for passers-by to see.  The message on the information panel shall not be
changed more frequently than once every five minutes to lessen any distraction to
motorists.

DISCUSSION
The following discussion outlines the community process undertaken for this site plan
proposal to date and the issues raised.

Community Process
• There have been two SPRS meetings on this project – December 18, 2001 and

January 15, 2002.
• The Planning Commission heard and made a recommendation for approval on this

proposal on January 28, 2002.
• The County Board is scheduled to hear this proposal at their meeting on February 9,

2002.
• The applicant met with the community (including various civic associations) and the

Ballston Partnership, and has spoken with other interested parties.  The applicant
continues to work with the community, interested parties, and staff.
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• Members of the community, SPRS, and staff identified several issues which merit
additional discussion and confirmation.  The following issues were part of the
discussion at the last SPRS meeting:
ü Architectural detail – There is still concern as to the massing effect that the

screen mesh may have on the structure.  The applicant was encouraged to
break up the mass – specifically at the corner of structure near the intersection
of North Randolph Street and Glebe Road.

ü Signage – There remains a difference of opinion as to the design and
placement of the logo sign, as well as the concept of the video wall.  The
applicant has redesigned the signs based on those comments.

ü Parking and Loading Areas – The applicant originally proposed a lay-by on
North Randolph Street to accommodate skaters being dropped off at the
entrance.  After discussion, the applicant removed this feature from the
proposal.  Concerns have been raised pertaining to the amount of traffic that
the drop-offs could create.  Staff would like to address and alleviate this
concern.  First, it is standard risk management practice that a parent or
responsible adult be within the ice skating facility while a child under the age
of twelve is on the ice.  Second, the hockey equipment merits a drop-off at the
main entrance of the facility, as that equipment is cumbersome and somewhat
heavy for children.  Third, public skating sessions may generate drop-offs
along North Randolph Street, however this may not be anymore than drop-offs
to a movie or to the mall.  Staff do not believe that potential drop-offs are
cause for concern and therefore do not set forth any special provisions that
would deal with them.

ü Intersection improvements – There has been discussion with previous site plan
amendments concerning the intersection of North Randolph Street and Glebe
Road.  Staff has worked with the applicant to address a modification to the
intersection and the applicant has agreed to incorporate the intersection
improvements in the design of the park.

ü Park improvements – The applicant has agreed to coordinate with county staff,
the Park and Recreation Commission, and the Ballston Partnership on the
design and implementation of the proposed park at the corner of North
Randolph Street and Glebe Road.  The applicant has shown a conceptual
drawing incorporating several elements including an in-line hockey rink.  The
applicant has further agreed to contribute $100,000 towards the completion of
the park.  A previous site plan amendment addressed the maintenance of such
a park.

ü Community Benefits – Community benefits are described in the Modifications
of Use Regulations section.  In addition, staff believe there are broader
benefits to the community, including:
Economic Development

• The Capitals employ approximately 100 people including players,
management, and scouts with a total payroll estimated at over
$65,000,000 annually.
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• The location of this training facility could potentially create additional
employment and business opportunities in the Ballston area.

• The Arlington Ice Skating Center will have 18 – 20 full-time positions
and 20 – 30 part-time positions with an estimated annual payroll of
$700,000.

Community Participation
• The Washington Capitals have a strong community presence in the

greater metro area.  The Capitals have indicated that they wish to
strengthen this presence in Arlington County.  Currently they operate
several programs including:
ü Scoring for Children - a non-profit organization led by Washington

Capitals players, which benefits three important Washington-area
charities for critically ill children.

ü Best Buddies - This season, members of the Washington Capitals
will work with Best Buddies and it's e-buddies program where a
player will be paired with a person with mental retardation. The
players and his buddy will interact via e-mail and develop a one-on-
one friendship through cyberspace.

STAFF RESPONSE TO PLANNING COMMISSION
The Planning Commission heard the site plan amendment requests at its meeting on January
28, 2002.  The Commission voted unanimously to recommend approval of the request, with
the modifications of use regulations, subject to the conditions of the staff report, with changes
to the Conditions #2, 60, and 62.
• Condition #2: The development agreement shall include, at a minimum, 500 free hours

of facility time annually plus 225 hours of facility time at market rate annually to Arlington
County and schools and organizations in Arlington and Arlington County residents as well
as such additional hours as may be necessary and appropriate for the public.

q Staff Response: Staff concur with the Planning Commission.  The developer also concurs
with the Planning Commission.  The additional language identifying the amount of hours
established for use by the County is reflected in the proposed condition.

• Condition #60: The developer agrees to cooperate with the County on the development
of the park located at the intersection of North Randolph Street and Glebe Road, including
coordination with the Park and Recreation Commission, the Ballston Partnership, Ashton
Heights Civic Association, and other necessary parties.

q Staff Response: The developer concurs with the Planning Commission.  The additional
language to include coordination with Ashton Heights Civic Association and other necessary
parties is reflected in the proposed condition.

• Condition #62: The reference to limiting the hours of operation of the sign during rush
hour should be deleted.  The Commission also recommended the following change: After
eighteen months of operation of the information panel and the video wall, the applicant
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shall review its impact to the traffic and present such findings to the County Manager or his
designee.

q Staff Response: Staff concurs with the Planning Commission.  The screening of the video
wall and the slower cycling of the information panel effectively limit the distraction to the
typical motorist.  Further, a review will allow staff to realize the impacts, if any, of the signs
to the passing motorists. The developer concurs with the Planning Commission.  The
language is reflected in the proposed condition.

During its discussion the Planning Commission also discussed the following:
• Community Benefits: The Commission discussed the number of hours available to the

public as a result of this project.  There was discussion as to how such time would be
allocated and programmed.  The Commission appreciated the new recreation facility in the
County and asked the applicant to assist in the promotion of the facility to the community.

q Staff Response: The discussion resulted in the modification to Condition #2 as stated
above.  Staff believe that the allocation and the programming of the time should best be
worked through the Department of Parks, Recreation and Community Resources.

• Signage: In addition to discussion pertaining to the proposed rooftop signs, the Planning
Commission discussed the need for better wayfaring signs within the parking garage.

q Staff Response: Staff stated that the County is currently undertaking a study of the
parking garage.  This study will not only look at the operation of the parking garage but
also the signage throughout the garage.

CONCLUSION
The proposed site plan amendment is consistent with the subject site’s General Land
Use Plan designation and zoning district.  The additional density is justified by the
significant public amenities.  The proposal would help to enliven the Ballston area
through a new activity.  The proposed building relates well to surrounding uses, and
screens some of the site’s existing parking garage.  The project would also aid in the
completion of a landscaped park area that would be accessible to the public.   For these
reasons, staff believe that the proposed site plan amendment would promote and
protect the public health, safety, and welfare and therefore recommend that the County
Board approve the site plan amendment, with modifications of use regulations for
density, parking space dimensions, and a comprehensive sign plan, subject to the
following conditions, which apply only to the subject development.

The following Conditions of site plan approval apply to the development of
the 8th level of a parking garage including parking, a two-story ice skating
facility with ancillary uses and a training facility, with a second story
including office use and a mezzanine to the ice rinks.  Conditions #1 through
#39 are valid for the life of the site plan and must be met by the developer
before issuance of the First Building Permit.
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1. The developer (as used in these conditions, the term developer shall mean the
owner, the applicant and all successors and assigns) agrees to comply with the
standard conditions set forth in Administrative Regulation 4.1 and the plans dated
November 2, 2001 as revised through January 21, 2002, and reviewed and
approved by the County Board and made a part of the public record on February
9, 2002, including all renderings, drawings, and presentation boards presented
during public hearings, together with any modifications proposed by the developer
and accepted by the County Board or vice versa.  This site plan approval expires
three (3) years after the date of County Board approval if a building permit has
not been issued for the first building to be constructed pursuant to the approved
plan.  Extension of this approval shall be at the sole discretion of the County
Board.  The owner agrees that this discretion shall include a review of this site
plan and its conditions for their compliance with then current County policies for
land use, zoning and special exception uses.  Extension of the site plan is subject
to, among other things, inclusion of amended or additional site plan conditions
necessary to bring the plan into compliance with then current County policies and
standards together with any modifications proposed by the owner and accepted
by the County Board or vice versa.

2. The developer agrees that approval of this amendment to SP #193 to permit the
development of the 8th  level of a parking garage including parking, a two-story ice
skating facility with ancillary uses and a training facility, with a second story
including office use and a mezzanine to the ice rinks is conditioned upon the
developer entering into agreement(s), including among others, a development
agreement, a sublease of a portion of the 8th level of the parking garage for the
ice skating facility, and financing related agreements with the County Board of
Arlington County, The May Department Stores Company, and others as necessary.
The development agreement shall include, at a minimum, 500 free hours of facility
time annually plus 225 hours of facility time at market rate annually to Arlington
County and schools and organizations in Arlington County and Arlington County
residents as well as such additional hours as may be necessary and appropriate for
the public.  Therefore the developer agrees that it shall have no right to take any
action under this approval until a development agreement has been executed by
all necessary parties and the developer has entered into a sublease for use of the
slab, which sublease is satisfactory to the County, and into any other documents
that are reasonably necessary to memorialize the agreement for the developer to
build the ice skating facility.

3. The developer agrees to produce a photographic record of development, starting
with a record of the site as it appears before demolition is begun, including
photographic records during construction, and ending with a photographic record
of the development as it appears after completion of construction.  These
photographs shall comply with the following specifications:



Site Plan Amendment -15-
SP #193

PLA-2722

All photographic records shall be taken using black and white film.  Submission of
a photo contact sheet and 8" x 10" prints shall be the minimum acceptable
standard.  Color photographs on compact disc must be submitted in addition to
black and white photographs and the photo contact sheet at the end of the project
prior to the issuance of the Master Certificate of Occupancy.  The photographic
record shall include the following:

Before Clearing, Grading and Demolition of the site (shall be submitted before
issuance of the Clearing, Grading and Demolition Permit) - Views of north, south,
east and west facades, as location permits, of buildings to be demolished, as well
as at least one photo of the site before any clearing or grading including the
existing physical relationship with adjacent buildings and streets.

Site Clearance (shall be submitted before issuance of the Footing to Grade Permit)
- Views of cleared site facing north, south, east and west, as location permits, with
adjacent buildings and streets included.

Construction Phase (shall be submitted before issuance of the Shell and Core
Certificate of Occupancy Permit) - At a minimum, views of the site: during
excavation, upon completion of the first floor above grade, at topping out, and
during the exterior cladding phase.

Site Completion (shall be submitted before issuance of the Master Certificate of
Occupancy) - North, south, east and west facades of completed building or
buildings, as well as at least one view of completed project in context of adjacent
buildings and streets.

The photographic record of the site as it appears before demolition shall be
delivered to the Zoning Administrator prior to the issuance of a clearing, grading
or demolition permit.  The remaining records, including the completed compact
disc with the entire photographic history, shall be delivered to the Zoning
Administrator, before the issuance of a Master Certificate of Occupancy, for
placement in the County archives.

If the "Fast Track" Permit Process (as defined in the brochure "The Fast Track
Permit Process" published by Arlington County, May 1990, and available from the
Arlington County Inspection Services Division) is selected by the developer, the
Site Clearance and Construction Phase photographs shall be submitted before the
issuance of the Footing to Grade Structure Permit, or the first Building Permit,
whichever comes first.  The Construction Phase photographs, showing any
construction to grade, shall be submitted before the Final Building Permit.  The
Construction Phase photographs showing all construction above grade and the
Site Completion Photographs and completed compact disc showing the entire
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photographic history of the site shall be submitted before issuance of the Master
Certificate of Occupancy.

4. The developer agrees to contribute at the rate of $ 0.31 per square foot to the
County utility fund before the issuance of the First Building Permit or prorated
consistent with a phasing plan for the development. The total utility fund
contribution for this site is $ 15,230.00 ($ 0.31 x 49,130 square feet). These funds
may, but need not, be used by the County for the purpose of providing the
undergrounding of utilities along the properties which are not redeveloping in this
undergrounding district.  If the area of the site plan is subdivided, the contribution
to be made by each owner shall be based proportionally on the amount of site
area allocated to each subdivided parcel.  The contribution, if not obligated by the
County to pay for utility undergrounding projects within 10 years from the date of
payment, will be refunded without any accrued interest to the development
owners of record at the time of any refund.

5. The developer agrees to develop a plan for temporary pedestrian and vehicular
circulation during construction. This plan shall identify temporary sidewalks,
fencing around the site, construction vehicle routes, and any other feature
necessary to ensure safe pedestrian and vehicular travel around the site during
construction.  The developer agrees to submit to, and obtain approval from, the
Department of Public Works, of this plan, before the issuance of the First Building
Permit.

6. Not Applicable.

7. Not Applicable.

8. The developer agrees to comply with all federal, state and local laws and
regulations not modified by the County Board's action on this plan and shall obtain
all necessary permits for the development.

9. The developer agrees to file with the Zoning Administrator three copies of a site
plan, which complies with the final approval of the County Board and with
Administrative Regulation 4.1 with the Zoning Administrator, within 90 days of the
County Board approval and before the issuance of the First Building Permit.

10. The developer agrees to comply with the following before issuance of the First
Building Permit and to remain in compliance with this condition until the Master
Certificate of Occupancy is issued.

a. The developer agrees to identify a person who will serve as liaison to the
community throughout the duration of construction.  This individual shall be
on the construction site throughout the hours of construction, including
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weekends.  The name and telephone number of this individual shall be
provided in writing to residents, property managers and business owners
whose property abuts the site, and to the Zoning Administrator, and shall be
posted at the entrance of the project.

b. Before commencing any construction on the site, the developer shall hold a
meeting with those whose property abuts the project to review the
construction hauling route, location of construction worker parking, plan for
temporary pedestrian and vehicular circulation, and hours and overall
schedule for construction.  The developer agrees to provide documentation to
the Zoning Administrator of the date, location and attendance of the meeting
before the First Building Permit is issued.  Copies of plans or maps showing
the construction hauling route, construction worker parking and temporary
pedestrian and vehicular circulation shall be posted in the construction trailer
and given to each subcontractor and construction vehicle operator before they
commence work on the project.

c. Throughout construction of the project, the developer agrees to advise
abutting property owners in writing of the general timing of utility work in
abutting streets or on-site that may affect their services or access to their
property.

d. At the end of each work day during construction of the project, the developer
agrees to ensure that any streets or other access areas, including the parking
garage, used for hauling construction materials and entrance to the
construction site are free of mud, dirt, trash, allaying dust, and debris.

e. Throughout construction of the project, construction work shall be in
accordance with the Arlington County Noise Ordinance (Section 15 of the
Arlington County Code).

f. Storage of construction materials, equipment and vehicles shall occur on the
site or an approved off-site location, including the proposed park area located
at the intersection of North Randolph Street and Glebe Road, or as approved
by the County Manager of his designee.

11. The developer agrees to submit a detailed final site development and landscape
plan at a scale of 1 inch = 25 feet, in conjunction with the final site engineering
plan as required in Condition #14 below.  That the developer further agrees that
both the final site development and landscape plan and the site engineering plan
verify by means of survey that there are no conflicts between the street trees and
utilities.  The developer shall obtain approval by the County Manager or his
designee for both plans as meeting all requirements of the County Board's site
plan approval and all applicable county laws and plans before the issuance of the
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First Building Permit.  The plan shall be consistent with the conceptual plan
approved as a part of the site plan, and, at a minimum, shall conform to the
landscaping requirements in Condition # 12 below; the Rosslyn-Ballston Corridor
Streetscape Standards; the Sector Plans; the County's landscaping, planting, and
sidewalk and driveway construction specifications; and/or other applicable urban
design standards approved by the County Board.  In order to facilitate comparison
with the final site engineering plan, the landscape plan shall be at a scale of 1 inch
= 25 feet; the County may require more detailed plans appropriate to landscape
installation at a larger scale (1/16 inch = 1 foot, 1/8 inch = 1 foot, or 1/4 inch = 1
foot).  The County may permit minor changes in building, street and driveway
locations and other details of design as necessitated by more detailed planning
and engineering studies if such changes are consistent with the provisions of the
Zoning Ordinance governing administrative approval and with the intent of the site
plan approval.  The installation of all plant materials shown on the final landscape
plan shall take place before the issuance of the first Certificate of Occupancy, for
the respective phase of construction.  The final site development and landscape
plan shall include the following details:

a. The location and dimensions of traffic signal poles and control cabinets, utility
meters, utility vaults and boxes, transformers, mechanical equipment, fire
hydrants, standpipes, storm water detention facilities, the location of all
existing and proposed utility lines and of all easements.  The location of traffic
control cabinets shall be shown on the final site engineering plan and placed
so as not to obstruct pedestrian travel or be visually obtrusive.  Traffic control
cabinets shall not be located in the public sidewalk. Transformers shall not be
placed above grade in the setback area between the building and the street;

b. The location, dimensions, and materials for driveways, driveway aprons,
service drives, parking areas, interior walkways, plaza areas and sidewalks, as
well as for address indicator signs.  Plaza areas shall contain special paver
treatments that coordinate in design, color and materials with the treatment
of the public sidewalk.

c. The location and types of light fixtures for streets, parking, walkway and plaza
areas;

d. Topography at two (2) foot intervals and the finished first floor elevation of all
structures;

e. Landscaping for plaza areas, raised planters, surface parking areas, service
drives, including a listing of plant materials, and details of planting, irrigation
and drainage; and
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f. The location and planting details for street trees in accordance with
Department of Public Works Standards and Specifications for planting in public
rights-of-way and as shown on the approved final site engineering plan.

g. The developer agrees to submit a maintenance agreement which shall ensure
that all plaza areas and other landscaped areas located on private property
are kept in a clean and well-maintained condition after the expiration of the
two year guarantee required in #12a. below and to follow the terms of that
maintenance agreement approved for that purpose by the Zoning
Administrator, as required in Section 32A of the Zoning Ordinance.

12. The developer agrees that all landscaping shall conform to Department of Public
Works Standards and Specifications and to at least the following requirements:

a. Planting materials shall be of good nursery stock and a nursery guarantee
shall be provided by the developer for two years including the replacement, as
needed, and maintenance (to include but not be limited to pruning, feeding,
spraying, mulching, weeding, and watering) of all landscape materials
following the issuance of the Master Certificate of Occupancy;

b. Plant materials and landscaping shall meet the then-current American
Standard for Nursery Stock, and shall also meet the following standards:

(1) Major deciduous trees, other than street trees, (shade or canopy trees
such as Oaks, Maples, London Plane Trees, Japanese Zelkovas, etc.) - a
height of 12 to 18 feet with a minimum caliper of 3 to 3 1/2 inches,
except as indicated in Condition #16 below.

(2) Evergreen trees (such as Scotch Pines, White Pines, Hemlocks, etc.) - a
minimum height of 8 to 10 feet.

(3) Ornamental deciduous trees (such as Cherries, Dogwoods,
Serviceberries, Hornbeams, etc.)- a height of 10 to 14 feet with a
minimum caliper of 1 1/2 to 2 inches.

(4) Shrubs - a minimum spread of 18 to 24 inches.

(5) Groundcover - in 2" pots.

c. All new lawn areas shall be sodded; however, if judged appropriate by the
County Manager or his designee, based on accepted landscaping standards
and approved in writing, seeding may be substituted for sod.  All sod and seed
shall be state certified;
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d. Exposed earth not to be sodded or seeded shall be well-mulched or planted in
ground cover.  Areas to be mulched may not exceed the normal limits of a
planting bed;

e. Soil depth shall be a minimum of four (4) feet for trees and tall shrubs and
three (3) feet for other shrubs.  This requirement shall also apply to those
trees and tall shrubs in raised planters.  Soil depth for raised planters shall be
measured from the bottom of the planter to the top of the planter wall.  The
walls of raised planters shall be no higher than seat-wall height (2 1/2 feet,
maximum) above the finished grade adjacent to them.;

f. Finished grades shall not exceed a slope of three to one or the grade that
existed before the site work began.

g. The developer agrees to maintain the site in a clean and well maintained
condition before the issuance of the Clearing, Grading and Demolition Permit
and agrees to secure and maintain the site throughout the construction and
phasing process.

h. The developer agrees to notify the Department of Parks, Recreation and
Community Resources (DPRCR) Urban Forester at least 72 hours in advance of
the scheduled planting of any street trees in the public right-of-way and to be
available at the time of planting to meet with staff of DPRCR to inspect the
plant material, the tree pit and the technique of planting.  Soil used in the tree
pit must meet the specifications for street tree planting available from the
DPRCR Urban Forester.

13. The developer agrees to contact all utility companies, including the electric,
telephone and cable television companies, and offer them access to the site at the
time of utility installation to install their underground cables.  In order to comply
with this condition the developer agrees to submit to the Zoning Administrator
copies of letters from the developer to the utility companies offering them access
as stated above.

14. The developer agrees to submit final site engineering plans, to the Department of
Public Works.  The plans shall be drawn at the scale of 1 inch = 25 feet and be 24
inches by 36 inches in size.  Neither the Excavation/Sheeting and Shoring permit
nor the first Building Permit shall be issued until final site engineering plans which
agree with the approved final site development and landscape plans, and the
sequence of construction, has been approved by the Department of Public Works,
as consistent with all site plan approval requirements and all County laws and
policies.

15. Not Applicable.
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16. Not Applicable.

17. The developer agrees that in order to accommodate the subsurface requirements
of utilities and streetscape elements (including street trees), the final design of the
project shall provide a structure-free zone under the public sidewalk along all
street frontages.  This zone shall be a minimum of five (5) feet deep and shall
extend from the back of the street curb to eight (8) feet into the public sidewalk.
No subterranean structures (such as parking garages) shall intrude into this five
foot deep zone.  Within the zone, no new underground utilities and utility vaults
shall not be located in a manner that interferes with the appropriate spacing and
replacement of street trees, consistent with the approved final site and
development and landscape plan.  Utility lines shall not be located beneath street
trees.  The location of all existing and proposed utility lines shall be shown on both
the final landscape plan and the final site engineering plan.

18. The developer agrees that the location of the water services will be determined by
the County Manager or his designee at the time of the review of the final
engineering plan in accordance with the following standards: water meter
installations shall be located behind and adjacent to the curb line in an area clear
of driveways, a minimum of five (5) feet clear of other utilities and a minimum of
10 feet clear of structures; a clear space 15 feet wide by 20 feet long by 10 feet
deep shall be provided for three (3) inch and four (4) inch meter installations, and
20 feet wide by 25 feet long by 10 feet deep for six (6) inch and larger meter
installations; and the building walls shall be adjusted as necessary to provide these
clearances.

19. The developer agrees that all sanitary sewers and water mains, including water
services, shall have a minimum of ten (10) feet horizontal clearance from each
other and five (5) feet clearance from all other utilities, and shall have a minimum
of 10 feet horizontal clearance from buildings and other structures.  Water mains
16 inch and larger, and mains placed more than 10 feet deep shall have a
minimum of 15 feet horizontal clearance from buildings and other structures; and
sanitary sewers 15 inch and larger, or sewers placed more than 10 feet deep shall
have 15 feet minimum clearance from buildings and other structures.  All water
mains and sanitary sewers shall meet County Standard design criteria.

20.   The developer agrees that no existing water main or fire hydrant shall be taken out
of service or made inaccessible without the prior written approval of the
Department of Public Works. This approval shall be obtained before the issuance
of the First Building Permit.

21. Not Applicable.
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22. Not Applicable.

23. The developer agrees to show on the final engineering plan horizontal standpipes
or fire hydrants at intervals of not more than 300 feet in order to provide adequate
fire protection.  The County shall specify kind of service and locations at the time
of the final site engineering plan approval based on applicable safety standards.
The horizontal standpipes or fire hydrants shall be installed prior to the issuance of
the Final Building Permit.

24. The developer agrees to remove and replace any existing curb, gutter and
sidewalk along the street frontages of this site which is in poor condition or
damaged by the developer according to Arlington County standards and
specifications, prior to the issuance of the first Certificate of Occupancy.

25. Not Applicable.

26. Not Applicable.

27. The developer agrees to provide off-street parking for all construction workers
without charge to the workers.  In lieu of providing parking, the developer may
provide a subsidy for the construction workers in order that they may use Metro,
provide a van for van pooling, or use another established method of
transportation to provide for construction workers to arrive at the site.
Compliance with this condition shall be determined based on a plan which shall be
submitted to the Zoning Administrator before the issuance of the First Building
Permit.  This plan shall set forth the location of the parking to be provided at
various stages of construction, how many spaces will be provided, how many
construction workers will be assigned to the work site, and mechanisms which will
be used to encourage the use of Metro, carpooling, vanpooling, and other similar
efforts.  The plan shall also provide for a location on the construction site at which
information will be posted regarding Metro schedules and routes, bus schedules
and routes, and carpooling and vanpooling information.  If the plan is found to be
either not implemented or violated during the course of construction, a correction
notice will be forwarded to the developer.  If the violation is not corrected within
ten (10) days, a "stop work order" will be issued, and construction halted until the
violation has been corrected.

28. Not Applicable.

29. The developer agrees to install address indicator signs on the site which comply
with Section 27-12 of the Arlington County Code or successor provision in a
location visible from the street and as shown on the final site development and
landscape plan.
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30. The developer agrees that the design of the facade treatment for the buildings
and the materials to be used on the facades shall be as substantially specified and
shown on the submitted drawings dated November 2, 2001 as revised through
January 21, 2002 and as presented to the County Board and made a part of the
public record on February 9, 2002, including all renderings, drawings, and
presentation boards presented during public hearings.  The developer agrees to
submit colored drawings and renderings, and material samples, for review by the
County Manager or his designee and obtain the approval of the County Manager
or his designee of the façade treatment as being consistent with the County Board
approval before the issuance of the Final Building Permit.

31. All required easements and right-of-way agreements shall be submitted to the
Department of Public Works prior to the issuance of the First Building Permit, and
be approved and recorded among the land records of the Clerk of the Circuit Court
of Arlington County, by the developer before the issuance of the First Certificate of
Occupancy.

32. Upon approval of the final site engineering plan the developer agrees to submit a
performance bond estimate for the construction or installation of all facilities (to
include street trees and all landscape materials) within the public rights-of-way or
easements to the Department of Public Works for review and approval.  Upon
approval of the performance bond estimate by the Department of Public Works,
the developer agrees to submit a performance bond in the approved amount of
the estimate and agreement for the construction or installation of all these
facilities (to include street trees and all landscape materials) within the public
rights-of-way or easements to the Department of Public Works and this bond shall
be executed by the developer in favor of the County before the issuance of the
First Building Permit for the respective phases of construction.

33. The developer agrees that all new electrical transformers shall be placed
underground in vaults which meet Virginia Power standards.  These vaults may be
placed in the street right-of-way or in driveways if approved by the County on the
final site engineering plan.  Ventilation grates may not be located within public
sidewalks or within that portion of the public right-of-way between the street curb
and any building which is used as a walkway.  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.
All vault ventilation grate and utility locations shall be approved by the
Department of Public Works as part of the review of the final site engineering plan
and by the Zoning Administrator before the issuance of the First Building Permit.

34. The developer agrees that interior space shall be provided and used for the
collection, storage, compaction, and removal of trash which shall not occur outside
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the building, as well as appropriate facilities for the recycling of reusable materials
as defined by the County.  This space may not conflict with the use of a loading
berth.  Drawings showing compliance with this condition shall be approved by the
Zoning Administrator before the issuance of the First Building Permit.

35. Not Applicable.

36. Not Applicable.

37. The developer agrees to ensure that all new parking spaces on the 8th-level
comply with the requirements of Section 33 of the Zoning Ordinance.  Unless
otherwise approved by the County Board, the number of compact spaces may not
exceed the Zoning Ordinance requirement.  The developer shall submit drawings
showing that these requirements are met, and shall obtain approval by the Zoning
Administrator before the issuance of the First Building Permit.

38. The developer agrees to provide, at no charge to the user, secure bicycle storage
facilities in a location convenient to both office and retail areas on the following
minimum basis:

One (1) employee space for every 7,500 square feet, or portion thereof, of office
floor area and one (1) visitor space for every 20,000 square feet, or portion
thereof, of office floor area;

Two (2) visitor/customer spaces for every 10,000 square feet, or portion thereof,
of the first 50,000 square feet of retail floor area; one (1) space for every 12,500
square feet, or portion thereof, of additional retail floor area and one (1)
employee space for every 25,000 square feet, or portion thereof, of retail floor
area.

These parking facilities shall be highly visible to the intended users.  Facilities must
meet the standards for either Class II or Class III storage space and be highly
visible from a visitor/customer entrance.  Drawings showing that these
requirements have been met shall be approved by the Zoning Administrator
before the issuance of the First Building Permit.

39. The developer agrees to construct all plaza areas used for vehicular access and all
surface parking areas to support the live load of any fire apparatus.  Bollards or
curbs shall be used on pedestrian plazas to separate the areas intended for
emergency vehicle use from areas intended for pedestrian use. No above-grade
structure shall be allowed to encroach in fire lanes.  The requirements of this
condition shall be incorporated in the drawings submitted for the Footing to Grade
Structure Permit.
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• The following conditions of site plan approval (#40 through #44) are
valid for the life of the site plan and must be met by the developer
before the issuance of the Final Building Permit.

40. Mechanical equipment shall be screened so as not to be visible from public rights-
of-way.

41. The use of any penthouse shall be limited to mechanical equipment and
equipment maintenance space or radio transmitters and receivers and satellite
dishes as required in condition #51.

42. The developer agrees to submit engineering site plans and building plans to the
Crime Resistance Section of the Arlington County Police Department for its review
of security measures in conjunction with the submission of the Final Building
Permit application to the County.  The Final Building Permit application shall
include documentation assuring that the plans have been submitted to the Police
Department.  No Final Building Permit for any phase of the development shall be
issued until review of the engineering site plans and building plans by the Police
Department is complete.

43. The developer agrees to obtain from the Federal Aviation Administration (FAA),
before the issuance of the final building permit, a written statement that the
project is not a hazard to air navigation or that the project does not require notice
to or approval by the FAA.

44. The developer agrees to develop a comprehensive sign plan and all exterior signs
shall be consistent with the guidelines contained in "Sign Guidelines for Site Plan
Buildings and with Section 34 of the Zoning Ordinance.  The Zoning Administrator
shall determine whether the signs meet the standards of the guidelines and the
Ordinance.  No sign permits will be issued until a comprehensive sign plan is
approved. The comprehensive sign plan shall be approved before the issuance of
the Final Building Permit.  All proposed rooftop signs shall require a site plan
approval or amendment.

• The following conditions of site plan approval (#45 through #50) are
valid for the life of the site plan and must be met by the developer
before the issuance of the First Certificate of Occupancy.

45. The developer agrees to develop and implement a transportation management
plan as outlined in the attached section of the Arlington Ice Skating Facility Traffic
and Parking Impact Analysis prepared by Gorove/Slade Associates, dated
November 2, 2001, and the attachment thereto prior to the issuance of the first
Certificate of Occupancy.  Such plan shall include a schedule for and details of
implementation and continued operation of the elements listed in the letter.
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46. Not Applicable.

47. The developer agrees to include a lighting plan for all internal and external public
areas, including parking areas, as part of the final site development and landscape
plan.  This lighting plan shall be subject to review by the County Manager,
including review by the Arlington County Police Department, for compliance with
the Zoning Ordinance, Section 2, Subsection H, and the Illumination Engineering
Society of North America Standards and shall not be approved as part of the final
landscape plan unless it meets these standards.  The lighting shall be installed and
tested before the issuance of the First Certificate of Occupancy.

48. The developer agrees to be responsible for documenting any historical artifact or
historical natural feature uncovered during construction on the site.  This
documentation shall include written notation describing the artifact or natural
feature, color photographs, and mapping of the location and/or depth of the site
excavation at which the item was found.  The developer agrees to submit a copy
of this documentation to Arlington County before issuance of the First Certificate of
Occupancy.

In the event an historical artifact or natural feature is found on the site, and is to
be disturbed or removed from the site during construction, the developer agrees
to contact the Arlington County Historic Preservation Program, Community
Improvement Division before removing or disturbing the artifact or natural
feature.  Arlington County shall be given the opportunity to accept donation of the
artifact or natural feature before the item is offered to any other organization or
individual.

49. Not Applicable.

50. Before the issuance of the Master Certificate of Occupancy, the developer agrees
to submit drawings certifying the building height as measured from the average
site elevation both to the building roof and to the top of the penthouse.

•  Post Certificate of Occupancy:  the following Conditions of site plan
approval (#51 through #56) are valid for the life of the site plan.

51. In order to maintain the effectiveness of the County's public safety
communications systems, the County reserves the right to install radio transmitters
and receivers in the penthouse or top floor and antennae on the roof of the
proposed buildings at no charge to the County in a location and design that is
acceptable to the County and the building owner based on a reasonable exercise
of judgment by both upon request by the County.  Upon request by the County,
the developer agrees to provide access to electrical service separately metered,



Site Plan Amendment -27-
SP #193

PLA-2722

including auxiliary electrical power, and telephone radio control lines to the
penthouse in the defined area.  Any radio transmitter or receiver equipment and
antenna to be installed or used by others must not interfere with the emergency
communication system of the County.

52. The developer agrees that any structural addition shall be subject to the approval
of the Zoning Administrator consistent with Section 36.H.2.c of the Zoning
Ordinance.  If the Zoning Administrator determines that the proposed
improvements have a significant impact on the site plan, a site plan amendment
shall be required.

53. Not Applicable.

54. Not Applicable.

55. The developer agrees to provide parking for each building according to the
approved parking ratio; when this parking is not located within the parcel
designation of each building but located within the overall project, it shall continue
to be committed to the entire project for purposes of administering the Zoning
Ordinance.

56. The density allocated for any new construction pursuant to the site plan on any
subdivided parcel of the site shall be the same as the approved density for the
entire site. No additional density shall be allowed on any individual parcel formed
by subdivision of the site.

• The following unique site specific Conditions (#57 through #62) are
valid for the life of the site plan and must be met before the issuance of
the permit specified in each Condition.

57. The developer agrees to make available, at no charge, a conference room to
community and non-profit organizations (Ballston Partnership, Ashton Heights Civic
Association, Ballston-Virginia Square Civic Association, Bluemont Civic Association,
Condominium/Homeowners Associations located in the Ballston Sector Plan Area
and Arlington County government agencies) at least 24 times per year during the
hours of 8:00 a.m. to 10:00 p.m. on weekdays and 8:00 a.m. to 6:00 p.m. on
Saturdays on a space-available basis. In the event of damage or the need for
excessive clean up created by a non-developer user, the applicant may impose
reasonable charges to such user commensurate with the cost of repairing the
damage or the needed cleaning.

58. As subject to the terms of the development agreement as set forth in Conditions
#2 above, the developer agrees to maintain the mesh façade of the parking
structure.  Maintenance shall include washing and replacement, as needed.
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59. The developer agrees to install and maintain the landscaping located in the
planters on the 8th-level of the parking garage.  The developer further agrees that
these planters shall be included on the final site development and landscape plan
as required in Condition #11 above.

60. The developer agrees to finalize the design and construction of the park located at
the intersection of North Randolph Street and Glebe Road.  The developer agrees
to cooperate with the County on such development, including coordination with
the Park and Recreation Commission, the Ballston Partnership, Ashton Heights
Civic Association and any other necessary parties. The developer agrees that the
design of the park shall incorporate the proposed intersection improvements of
North Randolph Street and Glebe Road.

The existing resources previously committed to the development of the park shall
be for use by the developer for the design and construction of the park.  The
applicant further agrees to contribute funds to complete the park, not to exceed
$100,000 (in 2002 dollars with a Consumer Price Index – Urban escalation CPI-U).
This contribution shall be paid by the developer before the issuance of the first
Certificate of Occupancy. The applicant agrees to obtain the approval of the
County Manager or his designee of such a design one-year from the date of the
approval of the site plan approval, on or before February 9, 2003.

During the construction of the facility, the developer shall use the location of the
park for staging purposes.  The developer agrees that construction of the park
shall commence after the site is no longer needed for staging purposes.

61. Prior to application for a Master Certificate of Occupancy, the developer agrees to
submit to the County Manager documentation of all building components that
could earn the developer points under the U.S. Green Building Council’s system for
LEED certification in order to determine the level of environmental “green building”
technologies incorporated in the building.  The developer agrees to immediately
notify the County Manager and the Zoning Administrator of any certification level
received from the U.S. Green Building Council.

If the rooftop panel sign is approved, staff recommend the following
condition, valid for the life of the site plan.

62. The developer agrees to the following conditions regulating its use:

a. Hours of operation – the information panel shall have no display during the
hours 10:00 PM through 6:00 AM.  The video wall shall have no display during
the hours 12:00 AM through 6:00 AM.
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b. Siting – the video wall shall be oriented towards the pedestrian at an
appropriate height.  The video wall shall be effectively screened from the street
through landscaping and design in the park.  The video wall and information
panel shall not impede the view of traffic on any site lines to traffic signals
located on Glebe Road.

c. Content – the video wall and information panel shall be designed to promote
only the use of the facility, the Washington Capitals, related sports (i.e. figure
skating, speed skating), and Arlington County.  In no event shall the use of the
video wall or the information panel be used for commercial material except as
incidental to and inseparable from to broadcasting of games or other material
as described above in this condition.  Further, in no event shall the use of the
information panel or video wall contain obscenity or any material, which may
be otherwise injurious to children when, displayed for passers-by to see.  The
message on the information panel shall not be changed more frequently than
once every five minutes to lessen any distraction to motorists.

d. Upon any administrative review by the County staff or review by the County
Board, if it is determined that the video wall or information panel adversely
affects traffic or neighboring properties, the developer agrees to modify the use
of the video wall or information panel, reduce the hours of operation or
increase the amount of screening to mitigate such impact as required by the
County.
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PREVIOUS COUNTY BOARD ACTIONS:

May 18, 1982 Approved a site plan amendment (Z-2224-82-2) for
the redevelopment of Parkington Shopping Center, for
three office buildings, for the remodeling of an
existing department store and shops and an addition
to the existing parking garage plus a new parking
structure.

July 9, 1983 Approved a site plan amendment (new site plan) (Z-
2224-82-2 and Z-2238-83-2) SP #193 to modify the
approved site plan to incorporate new site area into
the redevelopment and to revise the approved site
plan.  Total density approved 1,450,285 s.f. [(850,000
s.f. of office g.f.a. in 3 bldgs., 25,000 s.f. of
retail/office g.f.a. and 662,660 s.f. of commercial
g.f.a. excluding mall area (76,475 s.f. and cinema
10,900 s.f.)]

April 4, 1987 Approved a site plan amendment to permit an
outdoor cafe (Ecco Cafe) with a review in one (1)
year.

July 11, 1987 Approved a site plan amendment to modify condition
#2 to allow the word "Ecco" to be used in conjunction
with the logo on the panel demarcating the outdoor
cafe area.

April 16, 1988 Continued a site plan amendment to the operation of
an outdoor cafe (Ecco Cafe) with a review in two (2)
years.

August 12, 1989 Deferred site plan amendment request for a
comprehensive sign and lighting plan to the October
7, 1989 County Board meeting.

September 12, 1989 Approved site plan amendment request to permit
conversion of 408 s.f. of retail space to office use for
five years subject to one (1) condition.
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October 7, 1989 Deferred site plan amendment request for a
comprehensive sign and lighting plan to the January
6, 1990 County Board meeting.

January 9, 1990 Deferred site plan amendment request for a
comprehensive sign and lighting plan to the April 7,
1990 County Board meeting.

April 7, 1990 Continued site plan amendments for the operation of
an outdoor cafe (American Cafe) with a review in two
(2) years.

April 7, 1990 Deferred site plan amendment request for a
comprehensive sign and lighting plan to the July 7,
1990 County Board meeting.

April 3, 1993 Continued a site plan amendment (SP #193) for
operation of an outdoor café in conjunction with
an existing restaurant.

July 13, 1993 Approved a site plan amendment for operation
of a summer day camp for up to 40 children,
ages 5 to 12 years, weekdays, from 7:00 a.m. to
6:30 p.m. from June through September on the
3rd level of the Mall.

September 11, 1993 Took no action on site plan amendment (SP
#193) to permit six tables of an outdoor café in
the public right-of-way.

March 9, 1996 Adopted an ordinance stating that the amount
and type of signage proposed for the Ballston
Common Mall is consistent with the County
Board’s adopted policy establishing this site area
as a major focal point for the Ballston area, and
that the approved sign plan will reinforce the
retail component and unity of this focal point
project consistent with the “Sign Guidelines for
Site Plan Buildings”

Deferred a site plan amendment (SP #193) for a
comprehensive sign plan to the March 23, 1996
County Board meeting.
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March 23, 1996 Approved a site plan amendment (SP #193 for a
comprehensive sign plan (banners, retail tenant
signs, mall identification signs, directional signs,
and pylon and free-standing signs) including
three Ballston Common Mall identification signs.

July 3, 1996 Deferred a site plan amendment (SP #193) for a
comprehensive sign plan including retail tenant,
mall identification, directional pylon, and
freestanding signs.

July 19, 1997 Deferred a site plan amendment request (SP
#193) to August 2, 1997, for construction of a
new office building including 230,361 square
feet of office gross floor area, 29,334 square
feet of restaurant/retail (which includes 7,005
square feet of pedestrian mall area), and 80,014
square feet of theater space; a comprehensive
sign plan; modification of use regulations to
exclude pedestrian mall and theater space from
floor area ratio; and modification for additional
office building height.

August 2, 1997 Approved a site plan amendment (SP #193) for
a new office building including 230,361 square
feet of office gross floor area, 29,334 square
feet of restaurant/retail gross floor area
including 7,005 square feet of mall area and
80,014 square feet of theater space, including a
comprehensive sign plan subject to conditions.

November 1, 1997 Approved a site plan amendment (SP #193) for
construction of a partial sixth floor with
approximately 40.000 square feet of gross floor
area on the existing building for administrative
offices and a corresponding reduction of
approximately 40,000 square feet from the
approved but unbuilt “Point Office Building”.

December 16, 1997 Ratified and approved the lease agreement
between the Arlington County Board and
Ballston Common Associates, L.P. for the subject
County-owned property at a rent of $350 per
month and adopted an ordinance to permit
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temporary a temporary construction staging
area, partially on-site and partially off-site.

March 13, 1999 Approved a site plan amendment (SP #193) to
permit an outdoor café with a maximum seating
area of 60 and live entertainment between the
hours of 11:00 a.m. and 1:30 a.m., Mondays
through Sundays, for Rock Bottom Brewery
Restaurants.

July 10, 1999 Approved a site plan amendment (SP #193) and
amended conditions of the approved site plan
continue to permit a temporary construction
staging area, partially on-site and partially off-
site for a period of two (2) years from June 13,
1999 to June 13, 2001).

Ratified and approved the lease agreement
attached to the County Manager’s June 23, 1999
report between the Arlington County Board and
Ballston Common Associates, L.P. for the subject
County-owned property at a rent of $350 per
month.

November 13, 1999 Approved a site plan amendment (SP #193) to
permit an outdoor café within the public right-
of-way and to permit a comprehensive sign
plan.

January 29, 2000 Approved site plan amendment (SP #193) for
two rooftop signs (one on an alternative
location) at the Ballston Tower building for
parcels of real property located at 627 - 701
North Glebe Road (east side) and 4100 through
4128 Wilson Boulevard and 504 through 708
North Randolph Street subject to three new
conditions.

April 8, 2000 Deferred site plan amendment (SP #193) to
permit a 13-story office building with ground
floor commercial retail space, consisting of a
total of approximately 262,000 gross square feet
and a modification of use regulation for building
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height on premises known as Parcel D-1,
Ballston Common.

May 23, 2000 Deferred site plan amendment (SP #193) to
permit a 13-story office building with ground
floor commercial retail space, consisting of a
total of approximately 262,000 gross square feet
with a modification of use regulations for
building height, tandem parking and to permit a
comprehensive sign plan on premises known as
Parcel D-1, Ballston Common.

June 24, 2000 Approved an agreement with May Department
Store Company and amendments to Ballston
Public Parking Garage Bond documents.

Approved a site plan amendment (SP #193) for
Parcel D-1, Ballston Common Point site and
modification of use regulations for tandem
parking and a comprehensive sign plan subject
to conditions.

August 5, 2000 Approved site plan amendment (SP #193) to
enclose the exterior arcade to accommodate
year round restaurant seating, additional
outdoor seating and modifications to exterior
facade for Chicken Out Rotisserie.

October 13, 2001 Approved site plan amendment (SP #193) to
replace the previously approved 8-inch caliper
trees with 6.5-inch caliper trees.

Approved site plan amendment (SP #193) to
convert interior retail space to office space, and
amend the comprehensive sign plan subject to
all previous conditions and new conditions.


