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Meeting of June 16, 2012 

 
 
 
 
 
DATE:  June 7, 2012 
 
SUBJECT:  SP #349 SITE PLAN AMENDMENT to temporarily allow office use for the 
Institute for Humane Studies or other George Mason University affiliates within space 
designated for retail uses and to amend Condition #59 related to the amount of required 
restaurant use; located at 3434 Washington Boulevard (RPC# 15-087-032, -033). 
 
Applicant:   
Mr. John Fa, Director of Real Estate 
George Mason University Foundation 
4400 University Drive, MSN 1A3 
Fairfax, Virginia  22030 
 
 
C.M. RECOMMENDATION:   
 

Adopt the attached ordinance to approve a site plan amendment to SP #349 to 
temporarily permit office use for an educational organization, the Institute for Humane 
Studies, or other George Mason University affiliates, instead of retail use in a 6,068 
square foot space; located at 3434 Washington Boulevard. 

 
ISSUES:  This is a site plan amendment to temporarily permit office use for an educational 
organization to be located within 6,068 square feet of existing retail space and to temporarily 
reduce the amount of required restaurant space from a minimum of 7,139 square feet to 4,502 
square feet.  No issues have been identified. 
 
SUMMARY:  The applicant is proposing to convert 6,068 square feet of street-level retail space 
for use by an office use, specifically for the Institute for Humane Studies (IHS), an educational 
organization affiliated with George Mason University.  Office uses for educational organizations 
are not specifically listed under “consumer and business services” in the current Rosslyn-
Ballston-Corridor Retail Action Plan.  However, in conversations pertaining to an update to the 
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Retail Action Plan, office use for educational organizations is one of the recommended uses for 
this site as an interim or substitute use, pending redevelopment of the general vicinity.  Staff is 
supporting this conversion on a temporary basis, until March 31, 2023, which is tied to the 
anticipated lease term for IHS.  The subject request will bring additional pedestrian activity and 
vitality to this portion of Washington Boulevard.  Therefore, staff recommends that the County 
Board adopt the attached ordinance to approve a site plan amendment to SP #349 to temporarily 
permit offices for an educational organization to occupy a portion of the space designated for 
retail at 3434 Washington Boulevard.     
 
BACKGROUND:  The County Board approved a rezoning, a General Land Use Plan 
amendment, and a site plan (SP #349) on August 6, 2001 for the George Mason University 
Foundation (GMUF) building – an office building with ground floor retail and an associated 
parking garage – at 3434 Washington Boulevard.  The project and its associated parking garages 
are designed to support George Mason University.  The site plan approval consisted of 192,448 
square feet of office space, 13,275 square feet of retail space, and a density modification for 
3,050 square feet of excluded storage space within the parking garage.  Of the 13,275 square feet 
of approved retail, 7,139 square feet was granted as bonus density (0.09 FAR) for restaurant use.  
Condition #59 requires that the developer provide a minimum of 7,139 square feet of restaurant 
use(s) within the retail-designated areas of the site plan.  
 
Since the building’s occupancy in July 2006, the general retail space within the building has 
struggled.  As a result, the applicant is requesting a temporary conversion of 6,068 square feet of 
designated retail space for use by the Institute for Humane Studies, an office tenant affiliated 
with George Mason University.  
 
The following provides additional information about the site and location:   
 

Site:  The site is a 77,184 square foot parcel bounded by Washington Boulevard to the north, 
Founders Hall at the George Mason University Arlington Campus to the south, the Truland 
office building to the east, and Giant Food to the west.  This property is located within the 
eastern end of Virginia Square, and falls within the 2002 Virginia Square Sector Plan area.   
 

To the north: Commercial uses along Washington Boulevard zoned “C-2” Service 
Commercial – Community Business Districts and designated “Service 
Commercial” (Personal and business services.  Generally one to four 
stories.) on the GLUP.   

 
To the east: Office building zoned “C-O” Commercial Office Building, Hotel and 

Multiple-Family Dwelling Districts and designated “Low Office-
Apartment Hotel” (Up to 1.5 FAR Office, up to 72 units per acre 
Apartment and up to 110 units per acre Hotel) on the GLUP.  

 
To the west: Giant Food zoned “C-O-1.5” Commercial Office Building, Hotel and 

Apartment Districts and designated “Low Office-Apartment-Hotel” (Up to 
1.5 FAR Office, up to 72 units per acre Apartment and up to 110 units per 
acre Hotel) on the GLUP.  
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To the south: George Mason University Arlington Campus zoned “C-3” General 

Commercial Districts and designated “Public” on the GLUP.   
 

Zoning:  The site is zoned “C-O-2.5” (Commercial Office Building, Hotel and Apartment 
Districts).   

 
Land Use:  The site is designated “Public” on the General Land Use Plan (GLUP). 

 
Neighborhood:  This property is located within the area of the Ballston-Virginia Square Civic 
Association and in proximity to the Lyon Village Citizens Association.  Staff has contacted 
both civic associations, as well as the Ballston BID about this proposal to request their input. 
The Ballston-Virginia Square Civic Association and the Ballston BID have no issues with the 
requested site plan amendment.  The Lyon Village Civic Association has indicated that they 
have no comments on the subject request. 

 

 
        Source: Google Maps 
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Figure 1.  View of retail at eastern portion of building. 

 
 

DISCUSSION:  The applicant is requesting that 6,068 square feet of space designated for retail 
be allowed to be occupied by an office tenant affiliated with George Mason University (GMU).  
The Institute for Humane Studies (IHS), which is an educational organization affiliated with 
GMU, is currently interested in leasing the space.  This request is to allow IHS to occupy both 
the currently vacant 4,176 square foot retail space, which has been vacant since the building has 
been constructed, and the recently vacant 1,913 square foot Quizno’s space (See Figure 2).  IHS 
currently occupies space within the adjacent Founders Hall building of the GMU campus, 
located just to the south of the subject property.  IHS’ move to 3434 Washington Boulevard, the 
George Mason University Foundation (GMUF) building, would provide GMU with necessary 
additional space for classroom and administrative purposes in its main building on campus.  
Upon IHS’ relocation, the University would absorb the vacated space within Founders Hall for 
use by its existing demand for classroom and administrative use and no additional parking would 
be required.  Currently GMU accommodates its parking requirements with on campus parking in 
Founders Hall and Hazel Hall and also leases approximately 320 parking spaces from GMUF 
Arlington Campus LLC at 3434 Washington Boulevard.  IHS staff has 20 parking passes for the 
George Mason reserved parking area in GMUF’s parking garage.  Upon moving to 3434 
Washington Boulevard, IHS will continue to park in the GMU reserved parking area at 3434 
Washington Boulevard, and will have no increased demand for parking.   
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Figure 2.  Existing B-1 level retail space. 

 
 

Figure 3.  Existing Plaza level retail space. 

 
 
Minimum requirements for restaurant use.  When the site plan for this property was approved in 
August 2001, 0.09 FAR was granted as bonus density for the provision of a restaurant(s), 

Washington Blvd. 

Washington Blvd. 
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amounting to 7,139 square feet, which is the figure specified in Condition #59.  The applicant is 
requesting to reduce this amount to 4,502 square feet, the size of the existing Mala Tang 
restaurant.  The applicant would like to use the remaining 2,637 square feet of retail space 
originally intended to be occupied by one more restaurants to instead be used by IHS or other 
GMU affiliates.  Staff supports this reduction in the required amount of restaurant use 
notwithstanding the bonus density provision given the fact that this area of Washington 
Boulevard – particularly the north side of the street – has not experienced much redevelopment.  
Redevelopment has not occurred to the point of supporting retail/restaurants but plans are in 
place for redevelopment with related improvements.  Requiring retail/restaurant uses is not 
viable at this particular time.  In recent discussions related to an update of the 2001 Rosslyn-
Ballston Retail Action Plan, until redevelopment occurs in this area that would lead to increased 
development density, staff is recommending that interim uses be considered in areas ultimately 
planned for retail.  Interim uses would include educational type uses and also offices for 
educational organizations.  See the following section for further discussion about retail as related 
to the planning documents for this area. 
 
The developer has had limited success in sustaining viable restaurant tenants.  Mala Tang, the 
only existing restaurant in the building, has struggled since its opening in May 2011.  Mei’s 
Asian Bistro, the original restaurant occupying the Mala Tang location, failed and defaulted on 
its lease.  Two Quiznos franchises have also failed, with the first franchisee selling the business 
at cost after several months of running a deficit.  The second franchisee also defaulted following 
several months of late rental payments and has since been removed from the property.  The 
approximately 4,000 square foot space adjacent to the former Quizno’s location has been vacant 
since the building opened.  Despite reductions in rent and extensive marketing efforts, the retail 
at 3434 Washington Boulevard has continued to struggle and in some cases has failed. 
 
Retail configuration, the Virginia Square Sector Plan and the Retail Action Plan.  The retail 
spaces located within the eastern half of the building do not have as much of a presence on the 
street as the spaces situated in the western portion of the building.  See Figures 1, 2 and 3.  Due 
to grade differences on the site, most of the eastern storefronts are separated from the sidewalk 
by a narrow stairway, although awnings and signage help define the retail bay. 

 
Figure 4.  Existing retail space and retail tenants at 3434 Washington Boulevard. 

East side of building 
Vacant 4,155 sq. ft. 
Former Quizno’s (recently vacant) 1,913 
Ivy Nails 750 

West side of building 
Mala Tang restaurant 4,502 sq. ft. 
Cardinal Bank 2,690 
TOTAL RETAIL GFA 14,010 sq. ft. 
Required Retail GFA 13,275 sq. ft. 

 
 
Under the 2002 Virginia Square Sector Plan, retail uses in the GMUF building are permitted but 
not mandatory.  The Sector Plan indicates that there should be retail on the ground floor of 
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redevelopment on the north side of Washington Boulevard, across the street from the subject 
property.  In this eastern end of Virginia Square, the Sector Plan notes that an urban campus 
should be maintained, with the GMU Arlington Campus having an outward orientation. 
 
The 2001 Rosslyn-Ballston Corridor Retail Action Plan is undergoing revisions for consideration 
by the County Board in the near future.  Currently, the Retail Action Plan designates this 
segment of Washington Boulevard as a shopping street principally providing personal and 
business services.  Under the “consumer and business services” category of the Retail Action 
Plan, educational uses such as business colleges and trade or commercial schools are listed, even 
though office use for educational organizations are not specifically mentioned.  The Retail Action 
Plan also notes the expansion of the George Mason University and the FDIC campus as potential 
market support for additional restaurants, coffee shops and similar facilities to serve the student 
and visitor populations. 
 
Furthermore, the Retail Action Plan indicates that there are a number of underutilized sites along 
Washington Boulevard, which will provide the opportunity for new local-oriented retail 
development in the future, further enhancing the viability of this corridor.  One of the Retail 
Action Plan strategies for this area is to encourage George Mason University to provide a 
connection to Washington Boulevard in its expansion plans.  A pedestrian connection has been 
provided with construction of the subject site plan, but there still is limited pedestrian activity in 
this area.   
 
In reviewing retail policies – which includes an update to the Retail Action Plan – staff is 
considering interim and substitute uses until further redevelopment occurs in this area of 
Washington Boulevard, particularly on the north side.  In the interim, these would include 
educational, offices for educational organizations, commercial service, commercial, and 
residential uses, but the use would change to retail as redevelopment occurs and the market 
changes.  Substitute uses would be similar to retail in terms of visual interest and street activation 
and would be permitted as a permanent alternative to retail.  Substitute uses under consideration 
include child care centers, conference facilities, cultural venues, schools, other educational uses, 
and offices for educational organizations.  Allowing a temporary conversion of 6,068 square feet 
of retail space for use by a George Mason University affiliate is consistent with the staff review 
and subsequent recommendation for updates to retail policies  as well as current Retail Action 
Plan strategies.  This temporary conversion will improve the synergy between Washington 
Boulevard and the main campus along Fairfax Drive and draw more pedestrian activity to 
Washington Boulevard.  The proposed lease term for IHS is ten (10) years, which is the proposed 
conversion timeframe for this use, allowing for time for lease negotiations and tenant fit-out.  
Staff is proposing a sunset of March 31, 2023 to accommodate the logistics of tenant occupancy.  
Allowing IHS or another GMU affiliate – office use for an educational organization – makes 
sense at this location also considering the surrounding uses and the underlying GLUP (“Public”) 
designation of the property.  
 
CONCLUSION:  Staff supports a temporary conversion of 6,068 square feet of ground floor 
retail space to office space for use by the Institute of Humane Studies or other GMU affiliates for 
a period of ten (10) years from occupancy of the space – until March 31, 2023.  The conversion 
request is consistent with the Virginia Square Sector Plan and Retail Action Plan, both of which 
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encourage a synergy between GMU and this portion of Washington Boulevard.  The current 
review of retail policies and subsequent recommendations stemming from the review, which will 
include an update to the Retail Action Plan also contend that office use for an educational 
organization is a suitable use for this area, alongside other uses including local-serving retail.  
Therefore, staff recommends the County Board adopt the attached ordinance approving the 
subject site plan amendment subject to all previously approved conditions, with an amended 
Condition #59 and new Condition #61. 
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Site Plan Amendment Ordinance 
 
 WHEREAS, applications for a Site Plan Amendment for Site Plan #349 dated April 3, 

2012 and May 9, 2012, were filed with the Office of the Zoning Administrator: and  

 

 WHEREAS, as indicated in Staff Report[s] prepared for the June 16, 2012 County Board 

meetings and through comments made at the public hearing before the County Board, the County 

Manager recommends that the County Board approve the Site Plan Amendment subject to 

numerous conditions as set forth in the Staff Report[s]; and 

 

 WHEREAS, the County Board held a duly-advertised public hearing on that Site Plan  

Amendment on June 16, 2012 and finds, based on thorough consideration of the public testimony 

and all materials presented to it and/or on file in the Office of the Zoning Administrator, that the 

improvements and/or development proposed by the Site Plan as amended: 

 

• Substantially complies with the character of master plans, officially approved 

neighborhood or area development plans, and with the uses permitted and use 

regulations of the district as set forth in the Zoning Ordinance: 

 

• Functionally relates to other structures permitted in the district and will not be injurious 

or detrimental to the property or improvements in the neighborhood; and 

 

• Is so designed and located that the public health, safety and welfare will be promoted 

and protected. 

 

NOW THEREFORE, BE IT ORDAINED that, as originally requested by applications dated 

April 3, 2012 and May 9, 2012 for an amendment to Site Plan #349, and as such application has 

been modified, revised, or amended to include the drawings, documents, conditions and other 

elements designated in the conditions below ( which drawings, etc… are hereafter collectively 

referred to as “Revised Site Plan Application”), for the parcel of real property known as RPC# 

15-087-032 and -033 and 3434 Washington Boulevard, approval is granted and the parcel so 

described shall be used according to the Site plan as originally approved on August 6, 2001 and 
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amended from time to time as shown in the records of the Office of Zoning administration, and 

as amended by the Revised Site Plan Application, subject to all previous conditions, with 

condition #59 revised as follows, and the following new condition #61: 

 
59. The developer agrees to provide a restaurant use(s) within the retail element as indicated 

on the plans dated June 27, 2001, and totaling no less than 7,139 square feet.  The 
developer agrees that this amount may be reduced to 4,502 square feet until the 
termination of office use by George Mason University affiliates (including the Institute 
for Humane Studies), but in no event later than March 31, 2023, at which time a 
restaurant use(s) shall occupy no less than 7,139 square feet of the retail element. 

 
61. The developer agrees that 6,068 square feet of existing retail space on the street level may 

be used for offices and meeting rooms for educational organizations until termination of 
the lease for the Institute for Humane Studies or other George Mason University 
affiliates, or March 31, 2023, whichever is earlier, at which time this space shall revert to 
a retail use.  The applicant also agrees to develop a marketing plan including strategies 
for retail users in all retail-designated spaces in the subject office building.  The Plan 
shall include an interest survey demonstrating efforts made to date to lease the property to 
retail users.  The Plan shall be submitted for review by the County Manager no later than 
one year prior to the termination of the lease for the Institute for Humane Studies or 
March 31, 2022, whichever is earlier.   
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PREVIOUS COUNTY BOARD ACTIONS: 
  
June 9, 2001  Deferred a General Land Plan Amendment 

from “Low” Office-Apartment-Hotel (1.5 
F.A.R. Office Density, 72 u/a Apartment 
Density, up to 110 u/a Hotel Density) to 
“Public” (Parks -local, regional, and federal, 
Schools - public, Parkways, major unpaved 
rights-of-way, Libraries and Cultural 
Facilities, or to “High” Office-Apartment-
Hotel (3. 8 F.A.R. Office Density, up to 4.8 
F.A.R. Apartment Density, up to 3.8 F.A. R. 
Hotel Density) to the July 28, 2001 County 
Board meeting.  

 
  August 5, 2001    Approved a General Land Use Plan 

Amendment (GP-273-01-1) from “Low” 
Office- Apartment-Hotel (1.5 F.A.R. Office 
Density, 72 u/a Apartment Density, up to 
110 u/a Hotel Density) to “Public” (Parks -
local, regional, and federal, Schools - public, 
Parkways, major unpaved rights-of-way, 
Libraries and Cultural Facilities.  

 
 Approved a General Land Use Plan 

Amendment to change the “ Special 
Coordinated Mixed-Use District” note on 
the General Land Use Plan ( Note #3) 
associated with the block bounded by N. 
Monroe Street, N. Lincoln St., Washington 
Boulevard, N. Kirkwood Road, and Fairfax 
Drive.  

 
 Approved a Rezoning from “C-2” Service 

Commercial-Community Business Districts 
to “C-O-2.5” Commercial Office Building, 
Hotel and Multiple-Family Dwelling 
Districts; on premises known as 3422, 3426, 
3434, and 3444 North Washington 
Boulevard (RPC #15087005, -006, -007, -
008).  

    
   Approved a Site Plan for an approximately 

208,773 square foot office building, subject 
to conditions.  
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 April 26, 2003   Approved a Site Plan Amendment subject to 
all previous conditions with revised 
Condition #58.  

 
October 18, 2003   Deferred a Site Plan Amendment request for 

Condition #22 and related undergrounding 
requirements to the November 15, 2003 
meeting.  

 
 November 15, 2003   Deferred a Site Plan Amendment request for 

Condition #22 and related undergrounding 
requirements and façade modifications to 
the December 6, 2003 meeting.  

 
December 6, 2003 Deferred a Site Plan Amendment request for 

Condition #22 and related undergrounding 
requirements and façade modifications to 
the January 10, 2004 meeting.  

 
January 10, 2004 Approved a Site Plan Amendment request 

for façade modifications and accepted the 
withdrawal of a site plan amendment request 
for Condition #22 and related 
undergrounding requirements.  

 
September 18, 2004 Approved a Site Plan Amendment request to 

extend the site plan for a period of six 
months and subject to all previous 
conditions.  

 
September 16, 2006 Approved a Site Plan Amendment request to 

permit two rooftop signs and to add two new 
conditions applying solely to the rooftop 
signs. 
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