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EXECUTIVE SUMMARY 

The Ballston Common Mall in Arlington, Virginia opened in 1951 as Parkington 

Shopping Center and under went a major renovation in 1986 when it was redeveloped 

and renamed the Ballston Common Mall, a name that was chosen through an area-wide 

naming contest. The joint ventured site is a complex, 18 acre, triangular shaped, mixed-

use retail and office center located in the heart of Arlington, Virginia between North 

Glebe Road, Wilson Boulevard, and Randolph Street. The mall is currently underutilized 

and is achieving below market rents with the exception of a few restaurants. However, 

the annual sales figures still average approximately $415 per square foot despite the 

immediate trade area’s overwhelming ‘leakage’ of retail sales to nearby shopping 

locations such as the two Tysons Corner suburban Super Regional Malls, Pentagon City 

shopping area, the Chevy Chase area, and the Georgetown shopping district.  

 

The Arlington County government is aware that one of the last remaining issues before 

Ballston can truly deserve the award for “The Nations Smartest Growth Neighborhoods” 

is the redevelopment of the Ballston Common Mall and the creation of Arlington’s retail 

Main Street. The ensuing Development Proposal will weigh the benefits and risks and 

outline the suggested strategy that will enable Forest City Enterprises redevelop the retail 

mall with bonus density to provide a fourth office tower and transform the Rosslyn-

Ballston Corridor.  

 

Due to the amazing location, transportation infrastructure, submarket office rents, and the 

immediately surrounding demographics of the Ballston Common Mall, the imminent 

redevelopment of the subject site as an entertainment and destination retail center with an 

additional office tower will benefit the community, the local businesses, the Arlington 

County Board Members, and most of all the investors and stakeholders of the ownership 

entities and their development partners.  
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The following Development Proposal is for the redevelopment, repositioning, and re-

branding of The Ballston Common Mall and the addition of a 287,000 square foot, LEED 

Silver office tower. The enhancements and re-branding of the mall portion of the site will 

be focused on image, tenant mix, restaurants, destination retailers, activities, and a “cool 

factor”, which will bring a new clientele to the mall. The anticipated new mix of 

restaurants and stores at the redeveloped Ballston Center will lure patrons who already 

live in the immediate area, but do not shop at the Ballston Common Mall. The 

transformation of the retail center will also create a community gathering place and 

attract tenants that will benefit the entire area. 

 

The Development Proposal is for Forest City Enterprises, the current owner and manager 

of the Ballston Common Mall, to purchase 4100 Wilson Boulevard from Federated 

Department Stores (Macy's) and redevelop the 40,935 square foot parcel to ensure the 

success and profitability of the overall redevelopment. 4100 Wilson Boulevard is the 

northeastern corner of the 18 acres subject site and will be purchased for approximately 

$8.5 million dollars with short-term and long-term redevelopment plans. A new entity, 

Ballston Center Tower, LLC (A Limited Liability Company) will be formed between 

Forest City Enterprises and a joint venture partner that will develop, lease, and own the 

air-rights of the future 170 foot tall, 11 story Ballston Center Tower and an easement for 

the three levels of below grade executive office parking. Although several companies are 

being considered for the JV partnership, the front runner is Monument Realty as they 

collaborated to develop two of the other offices towers in the 18 acre subject site. Forest 

City Enterprises will retain control of floors 1-3 of the 4100 Wilson Boulevard building, 

which will be comprised of 35,000 square foot floor plates and will seamlessly be 

incorporated into the retail mall.  

 

Phase I of the redevelopment will be to restructure and reposition the retail component of 

the subject site which will include changing the pedestrian flow, the interior mall layout, 

re-skinning the façade, changing the signage, modernizing the finishes, opening up the 
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roof with new passive solar heating photovoltaic paneled energy efficient glass, and 

creating a relevant, LEED certified entertainment center with mid-box, destination retail. 

The new aesthetically comfortable, easy to access, and ‘healthy’ mall core will be vibrant 

and profitable in all weather conditions and it will provide a center for urban community 

activities in Ballston.  

 

The estimated renovation costs of the mall, not including the demolition and 

redevelopment of 4100 Wilson Boulevard, will be approximately $68.1 million dollars. 

The capital infusion will be contributed through $20.5 million dollars of Forest City 

Enterprises’ equity, (30%), and an interest only construction loan for the additional 70% 

of the funds will be obtained. The projected return on cost (ROC) is 15.8% at 

stabilization. The projected leveraged Internal Rate of Return is 38.1% and the projected 

Cash on Cash Return at year end 2013, the first stabilized year of operations, is 51.3%. 

Using more stringent, ‘worst case’ underwriting assumption with a 4 year lease-up 

timeframe, cost overruns of 110% of the estimated budget ($6.8 million), and achievable 

rents at 10% below the baseline assumptions, the resulting projected ROC is 12%, the 

Cash on Cash Return becomes 9.7% and the 10 year IRR drops to 28.8%. It would still be 

a strong investment opportunity.   

 

Wilson Boulevard will be repositioned as Arlington’s Main Street in conjunction with 

Arlington County’s vision for a central urban retail Main Street. The repositioning of the 

mall will be a private/public partnership initiative supported by the efforts of the pending 

Business Improvement District. Arlington County has approached Forest City Enterprises 

several times over the past few years to discuss incentives to help revitalize Ballston 

Common Mall. The County even suggested the possibility of revising the Ballston Master 

Plan to give additional density to the subject site along with other retail incentives to 

encourage the repositioning effort and ensure the success of the redevelopment. 
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The ultimate decision to redevelop the mall is predicated on the approval of the additional 

office density for 4100 Wilson Boulevard. The mall redevelopment will be a large 

undertaking for Forest City Enterprises and the allocation of the upfront capital is risky 

when the asset is currently performing better then many of their other comparable assets 

across the Country. However, the upside is substantial if Arlington County allows the 

additional density. A Joint Venture partner would shoulder some of the office building 

development risk. The differential between the value of the 40,935 SF parcel located at 

4100 Wilson Boulevard with and without a newly entitled office tower is $10.87 million 

or approximately $265.52 per ground foot. Assuming market conditions do not 

deteriorate, the land value after it is fully entitled will be a minimum of $19.5 million 

($50 per FAR foot).  

 

Forest City Enterprises and their Joint Venture Partner, likely Monument Realty, will 

work through the stringent Arlington County Site Plan Review Committee (SPRC) 

process with the help of Walsh, Colucci, Stackhouse, Emrich & Lubeley as their zoning 

attorney. Cushman & Wakefield, Inc. at the same time will begin to market the 

opportunity to tenants with the hope of generating interest for the pre-lease(s) necessary 

to finance the new 287,000 square foot office building. Monument Realty, or other JV 

Partner, will make the final decision about when to commence construction on the office 

tower and they will retain the ability to sell their position to develop the air-rights with 

Forest City Enterprises maintaining a first right of refusal should Monument choose not 

to proceed.  

 

Ballston Center Tower, the new office building at 4100 Wilson Boulevard, will cost 

approximately $116.8 million dollars (today) in addition to the $68 million dollar mall 

renovation. However, since the Rosslyn-Ballston Corridor is currently one of the 

strongest office markets in the United States, many investors still see The Corridor as a 

safe-haven for returns on their investment. The three existing office buildings on the site 

are over 96% leased with full service rents averaging over $38.50 PSF. Rents for newer 
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office buildings in Ballston are currently in the mid-$40’s per square foot and are 

anticipated to increase at a minimum of 3% per year over the next 5-7 years with a 

potential rent spike in the next 18 months from lack of supply.  

 

The information below analyzes the history of the site, market, and demand conditions 

along with detailed information about the scope of the proposed urban redevelopment, 

the local political influences, and specific proforma assumptions.  The before tax 

quantitative baseline assumption worksheets are located as Exhibit D to support the 

decision to proceed through the Arlington County entitlement process, finalize equity and 

debt contributions, and commence marketing and construction of the future Ballston 

Center redevelopment.  

 

DEVELOPMENT PROGRAM & STRATEGY 

Ballston Common Mall will be re-branded to establish a new identity as an entertainment 

lifestyle center. Most studies show that stronger anchor tenants are traditionally the best 

investment to increase the spillover and externality effects on inline retail stores, thereby 

increasing sales and achievable rents. However, an entertainment focus is the best use for 

Ballston Center due to local competition from the surrounding markets “Super Regional 

Malls”, the market demographics, and retail trends showing that enclosed malls are 

suffering because of online shopping, discount retailers, and a general preference by non-

luxury shoppers to combine casual retail shopping with entertainment activities such as 

cinemas, restaurants, or group events.  

 

Due to Ballston being located directly between Tyson’s Corner and Pentagon City, the 

trade area for retail shopping is split and the likelihood of creating a successful retail 

center by trying to compete with those two locations would be difficult to achieve. The 

Ballston Center retail redevelopment needs to focus on what is already working for the 

area and expand upon, supplement, lease and cross-sell based on a direct appeal to the 
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immediate demographics. The retail success will depend on gearing the tenant mix and 

quality of product on the life-style balance desired by the active, well educated, 

hardworking, mid-career, double income young couples and singles in the Rosslyn-

Ballston Corridor. The target clientele has a need for daily efficiency and stress relieving 

activities and they are looking to have fun when they are not at work. Ballston Center can 

focus on a tenant mix that targets multi-tasking and fun loving residents as well as office 

workers who populate the area during the weekdays, evenings and weekends.  

 

Ballston Center will be the identifiable center of the community. The location not only 

draws upon the success of the Rosslyn-Ballston Corridor, but also enhances the mixed-

use nature of Ballston by adding a variety of amenities and a central gathering area 

during all weather conditions. Architecturally, the interior will be modern, with an open 

feel and environmentally conscious atmosphere. Critical components of the site plan and 

the support of Arlington County will be the façade improvements; the new streetscape; 

the first floor, ‘Main Street’ retail storefronts; the additional, welcoming street entry 

points to the three floors of retail below the office tower; the new pedestrian flow; the 

creation of “Art Ally” for local artisans; the County owned garage upgrades; and the new 

neighborhood open spaces within the mixed-use project.  

 

The primary organizing element of any modern community retail area is open space with 

character and aesthetic appeal, such as plazas. It is critical to apply familiar dimensions 

and streetscape elements to the surrounding streets in order to create a pedestrian-friendly 

environment. The streets will be landscaped and shaded with trees and appropriate 

evening lighting to create a comfortable and safe walking experience. Crosswalks will be 

incorporated at all intersections and at the mid-block on Wilson Boulevard for ease of 

pedestrian crossing. Ground floor storefronts and entrances will provide visual interest 

and a sense of the urban nature of the area. Central gathering areas will provide 

destinations and stopping points along the path of the pedestrian circulation routes. New 

pedestrian entrances, sidewalk cafes, awnings, signage and façade improvements will 
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help to enliven the street. The new open-air components, an outdoor public plaza for 

events and recreation will put the final touches to draw activity to the center.  

 

From the main entrance on Wilson Blvd, which will be a modern, sleek three story glass 

curtain wall with a curved glass arched roof, the central entry will remain 120 feet across 

with the open food court remaining in its current location. Once you walk past the food 

court, on either side, the floor plan will continue straight back at the same width towards 

Rock Bottom Brewery and other new and existing restaurants, which will be called The 

Restaurant Rotunda. Just before reaching The Rotunda the grand glass curved staircase 

will lead up to a modern movie ticketing center and concession area on the second floor 

with additional surrounding restaurants, which will all be visible from the first floor. The 

Rotunda area and the 2nd & 3rd floors outside of the upgraded Regal Cinema will have 

several new restaurants and bars including new concept restaurants by Great American 

Restaurants and Stephen Fedorchak, an ESPN Zone and a Virtual Sports Bar for date 

nights. Patrons and party goers will come from all over the region, especially in 

inclement weather, to hit golf balls, pitch and hit baseballs, learn the sport of curling as a 

drinking game, and even access roof top lounges and bars. The first floor will have a 3-

story rock climbing wall outside of the Dick’s Sporting Center (or large platform REI). 

Other visual and artistic elements will segment the central corridor such as one or two 

walk-in 900 square foot glass enclosed kiosk shops. The final, conceptual signature 

element attracting patrons to Ballston Center will be Art Ally.  

 

Art Ally is still in the conceptual design phase and will need additional County input, but 

the vision is to help develop Ballston as a true artistic community. Art Ally will be the 

entrance to the Center from Randolph Street and it will line up with the pedestrian 

walkway through Founders Square across Randolph Street. The floors and ceilings will 

be enhanced by local artists with commissioned floor inlays, ceiling mosaics and 

sculptures; a rotating exhibit gallery; a subsidized art studio for classes and artists to be 
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creative; and grant subsidized retail space for semi-permanent and longer term artistic 

merchandising stores.  

 

Mall renovations and expansions are capital-intensive undertakings with uncertain 

outcomes. However, revitalizing an older, regional mall and turning the pedestrian flow 

outward and upward will make the mall more accessible and inviting as an entertainment 

destination. As quoted in the Arlington Retail Action Plan, “Glebe Road and Randolph 

Street offers the opportunity to introduce new retail concepts, such as large format 

retailers or multi-story retail facilities, to support and complement the goods and services 

provided by the Ballston Common Mall” (Arlington County 2001, page 47). Arlington 

County’s vision will be enhanced and developed through the creation of the new Ballston 

Center.  

 

As part of the public/private partnership agreement Arlington County, who owns the 

attached garage and an interest in the ice-rink, will abate the real estate taxes on the retail 

portion of the existing mall for four years once construction commences. The 2010 real 

estate taxes are $479,975; calculated at $1.083 per every $100 of assessed value, which is 

currently $44,319,000. In exchange for the tax relief and additional density to build 

Ballston Center Tower, Forest City will be obligated to renovate the garage elevator 

lobbies, upgrade the elevator mechanicals system and cabs, create new entrances to the 

mall, and renovate the pedestrian bridge across Wilson Boulevard to the Metro.  
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Existing Mall Photos: 

Existing 4100 Wilson Blvd. Photo by Jessica Miller 2010 Interior Photo 4100 Wilson Blvd. Photo by Jessica Miller 2010 

Existing Mall Photo by Jessica Miller 2010 
 

Existing 3rd floor cinema entry Photo by Jessica Miller 2010 

 
Photo by Jessica Miller 2010                                

Future location of new movie ticketing area+glass staircase from 2nd floor 

 
Photo by Jessica Miller 2010                                

Current entrance from Wilson Blvd. & Randolph St.. 
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CONCEPT MALL DESIGN ILLUSTRATION (note: not original photos. Most pictures are 

from public websites and locations are cited below from left to right from the top): 

   

   

    

   
1-Forest City’s Promenade entrance, CA, 2&3 – renderings from The Crystals, Las Vegas, 4-Apple Store NYC, 5th 

Ave., 5-Tysons Corner, 6-unknown indoor climbing wall, 7-Cooper Carry rendering of Newport, NJ mall renovation, 

8-Bethesda Row, MD, 9-rendering of Half Street, Washington, DC, 10-Cabot Circus Mall, London, UK, 11&12- The 

Village at Westfield Shopping Centre, Shepherds Bush, London 
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SUSTAINABLE DEVELOPMENT & RETROFIT 

Sustainability will be the overriding theme that will permeate long past the initial 

construction and LEED Certification process. The return on investment for an 

environmentally sustainable mall through construction, operations, and marketing will 

appeal to tenants and patrons, which will far outweigh the upfront expense.  

 

The projected population growth over the next 50 years will put a dire drain on all the 

earth’s resources and addressing these global concerns is not only the right approach to 

development, but happens to be trendy and ‘chic’ which can be very profitable in a retail 

marketing strategy. Environmental consciousness is a driving force, but health and the 

sustainability of resources, nature and life are the underlying goals. The sustainability 

program will involve redevelopment, energy efficiency, planning, recycling and 

becoming more practical about what we are doing and how we are doing it. The long 

term well-being of the community and the environment is becoming extremely 

marketable. “Smart” building management systems can communicate energy savings 

through strategically located screens in real time. This effort can deliver real marketing 

value as customers increasingly look to do business with environmentally minded 

companies.  

 

LEED, which stands for Leadership in Energy & Environmental Design is the US Green 

Building Council’s (USGBC) rating system and marketing effort. The USGBC has been 

the most successful proponent of quantifiable sustainable design. The system isn’t perfect 

and is known as some what of a negotiation for points which gives a building a third-

party certification as a high quality sustainable building. However, the point system is the 

best method thus far to encourage municipalities and developers to think globally about 

the site, resources, materials, carbon emissions, energy and water uses involved in 

building and maintaining structures that occupy our land. 
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In 2008, Norman Miller, a professor at the University of San Diego’s Burnham-Moores 

Center for Real Estate, undertook a study for CoStar Group. Miller’s paper titled “Does 

Green Pay Off” showed that LEED properties have faster absorption rates, a mean sales 

price per sq. ft. of roughly 10% more than non-LEED properties, and command $11.33 

per sq. ft. rental premiums over non-LEED facilities. 

 

According to William Hudnut’s analysis of thriving modern retail in the book Changing 

Metropolitan America, Planning for a Sustainable Future, the convenience and 

experience associated with modern shopping seem to be the drivers that encourage people 

to stay longer, come back more frequently and buy more. The semiurban, edge city areas 

are the most sustainable locations for the redevelopment of malls because of the dense 

populations and the diverse people who live in these communities. The Ballston Common 

Mall is a perfect example of the ideal retrofit location with the added benefits of Metro 

accessibility and ideal demographics within a 1 mile radius of the center. Urban, “smart 

development” living is exemplified in the area with “DINKs” (Double Income No Kids), 

singles, empty nesters and seniors who have disposable income to spend on 

entertainment, cultural events, shopping, and restaurants. Ballston is an ideal market for a 

magnet, one stop life style center. The area is still missing an outdoor open area for 

activities to supply the community with a place to gather while efficiently taking care of 

errands and events. 

 

Some of the sustainable initiatives to be implemented during construction and future 

operations of Ballston Center will be focused on reusing, recycling, renewing, and 

highlighting green “chic” design including the following: 

– efficient lighting fixtures and use of daylighting to reduce light pollution 

– high-efficiency heating and cooling systems with increased natural air 

ventilation  

– innovative design elements 
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– Photovoltaic paneled, energy efficient and passive solar reflecting/ 

absorbing arched roof windows 

– graywater use and rainwater harvesting for water conservation 

– water-efficient landscaping 

– green and white roofs to reduce the heat island effect  

– reuse of many of the original building materials 

– recycle 90% of the construction debris 

– commissioning to reach bottom-line efficiencies 

– access to Metro, Metrobus, and ample bicycle parking  

– a cooling water wall and a vertical landscaped vegetation wall (living 

mural) to reduce ambient temperatures 

 

Through the reuse of the existing buildings, construction will be minimized and products 

containing recycled content will be utilized. The exterior site plan is designed to increase 

permeable surfaces by 200 percent and the introduction of a bio-swale around the 

perimeter of the project will help filter storm water. The landscape plan features a 

composition of native plants, slow draining water collection techniques and natural 

shading. 

 

SUMMARY OF DESIGN PRINCIPLES 

 Create a compact, pedestrian-friendly, mixed-use complex. 

 Provide one central area as the discernible focal point of the mall. 

 Create a streetscape with friendly mall entrances on Wilson, Glebe, and Randolph 

to welcome retail patrons. 

 Create ground level retail entrances from the street and easy access to retail from 

the garage. 

 Provide a regional plaza to serve the larger community and connect to the 

countywide system of open spaces and natural corridors. 
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 Scale the new office tower will be appropriate as an extension of the existing 

adjacent buildings and neighborhoods. 

 The pedestrian flow will be configured to be safe, comfortable, and encourage 

walking and Metro use. 

 Where appropriate, through-block pedestrian alleys will be created to connect to 

adjacent communities (i.e. Art Ally) 

 Loading areas and passage ways will provide access to the garages for office 

tenants and retail shoppers 

 
SCOPE OF REDEVELOPMENT 

The scope of the development proposal is from the perspective of Forest City Enterprises 

redeveloping the 350,000 square foot retail portion of the existing mall and buying 

Macy's Furniture Store at 4100 Wilson Boulevard, which consists of 3 floors of retail on 

a 40,935 square foot land parcel attached to the mall on the Northeast corner. The 

existing Macy’s Furniture building (purple area in picture below) will be replaced with 

three floors of underground executive and retail parking, three floors of new, larger scale 

retail on the first three floors above grade and a 287,000 SF office space above.  
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Phase I will include the retail redevelopment and repositioning of the mall. During Phase 

II the new Ballston Center Tower, LLC joint-venture entity will demolish and build the 

garage and retail underneath the future new office tower. Phase III is for the air-rights 

development of the new office tower on top of the retail. Ideally the tower will be 

constructed at the same time the retail is being developed. The LEED Silver office tower 

will be 14 stories tall (including the retail) with 25,000 square foot office floor plates. 

The building will be a concrete, post-tension structure with a glass curtain wall. 

 
4100 Wilson Boulevard Office Building Design Features 
 

Lobby Dramatic 2 story Lobby  natural stones, woods and metals 

LEED Certification Pursuing Silver Certification  
Floor Plate   
Office – lobby entrance 1st  12,000 SF 
Retail 1st  23,000 SF 
Retail 2nd – 3rd  35,000 SF 
Office 4th – 14th 25,000 SF 
   
HVAC Cooling Capacity Chilled water central plant 
 Floor by Floor  

 VAV System with VAV boxes 
4 zones / floor 

1/700 sf on the building 
perimeter and 1/1,250 sf on 
interior zones 

 Ability for supplemental as 
needed  Submetered by tenant 

   
Cabling / Tele Capabilities Fiber optic & Fios  
Floor Load 100lbs. sf / 80lbs live / 20 dead.  

Office Electrical 5 watts / SF provided 
Two (2) 4,000 amp, 480 volt, 
three phase switchboards 
providing 2.2 watts/square foot  

Core Factor Full Floor approx 9.8% 
 Multi tenant approx 16% 
Office Hours of Operation Monday - Friday  7am - 6pm 
 Saturday 8am - 1pm 
Column Spacing 30' x 45' typical Post-tension 
Finished Ceiling Heights 1st  16’ 
 2nd – 3rd  9’ 
 4th – 13th 9’ 
 14th 12’ 
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Parking   

   Executive below building 1.3/1,000 sf in building structured below grade on 4 
levels 

   Structured existing  Additional 500 Spaces Reduced rate 
Elevators   
   Office 4 passenger plus 1 service/passenger 
   Retail 2 service / passenger  
   
Additional Amenities Showers / locker room Card reader security system  
 Bike rack The mall 
   

 

SITE & PROPERTY DESCRIPTION 

Macy’s Department Store (Macy’s Inc.), a subsidiary of Federated Department Stores 

(NYSE:FD) is the large anchor tenant with a 300,000 SF building on the Northwest 

corner, which includes 136,000 SF of office space, and a 36,327 SF Macy’s Furniture 

Store on the northeast corner of the site that also contains back office facilities space for 

Macy’s employees and storage. Macy’s owns both of these parcels. The 310,704 square-

foot retail mall, which is owned and operated by Forest City Enterprises, Inc., includes 

117 stores, a Sport & Health Club, a 12 screen Regal Cinema movie theater, 500 seat 

food court and 7 sit-down restaurants. Three existing office buildings are also included 

within the boundaries of the triangular shaped site. One is owned by Forest City 

Enterprises, Inc (4200 Wilson Boulevard), one is owned by Monument Realty (4300 

Wilson Boulevard) and the third is owned by The Bernstein Company.  May Department 

Stores Company, which owned Hecht’s and was bought in 2005 by Federated 

Department Stores created office space above their retail space for their corporate 

headquarters office until 2008 when Macy’s fully integrated Hecht’s and the retail was 

converted to the Macy’s brand. The parking garage is a 3,200-space public parking joint 

venture with Arlington County, which built The Kettler Capital's Iceplex in 2006 above 

the garage as a public-private venture. The Iceplex is a community skating facility and 

the training center for the Washington Capitals NHL team with over 1 million visitors a 

year. (See attached Exhibit B for Site Plan) 
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LOCATION, AMENITIES, ACCESS AND TRANSPORTATION  

Ballston is located on the Wilson Boulevard-Clarendon Corridor, which was named one 

of the 10 ‘Great Streets’ in the Unites States by the American Planning Association in 

2008. The Corridor includes Ballston, Virginia Square, Clarendon, Court House and 

Rosslyn. The Ballston neighborhood is the western anchor of the Corridor, and is 

Arlington’s hub for science and technology. It contains the nation’s greatest 

concentration of scientific research agencies, anchored by the National Science 

Foundation which is headquartered two blocks from the subject site and several other 

association headquarters including the American Trucking Associations, the Nature 

Conservancy, the National Rural Electric Cooperative Association, the National 

Telecommunications Cooperative Association and Virginia Tech Foundation’s Center for 

Research and Technology, which recently purchased a 107,000 square foot building 

currently under construction and on schedule to be delivered by JBG in the Spring of 

2011. 

   
Land uses within Ballston are predominately urban, high-density commercial office, 

retail and residential uses. Ballston is bounded by Interstate 66 to the north, Route 50 to 

the south, the Virginia Square submarket to the east and George Mason Drive to the west. 

The ease of accessibility to other commercial markets within the region is one of the 

primary sources of demand for the Ballston area. The area has excellent transportation 
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linkages, which has contributed to the commercial and multi-family growth over the past 

two decades. The primary roadways of the Rosslyn-Ballston Corridor include Clarendon 

and Wilson Boulevards, Arlington Boulevard (U.S. Route 50), Lee Highway (U.S. Route 

29), George Washington Parkway and Interstate 66.  Each of these roadways is briefly 

described as follows: 

 Clarendon and Wilson Boulevards are parallel, east-to-west roadways that have 

been improved with first class retail and commercial developments. Both 

roadways provide easy multi-lane access through the neighborhood. Wilson 

Boulevard provides linkage to Washington DC, Falls Church, Seven Corners and 

Fairfax County. 

 U.S. Route 50 forms the Corridor’s southern boundary and encompasses the 

northern and western portion of Fort Myer and Arlington National Cemetery. To 

the southwest, U.S. Route 50 traverses Arlington County westward to Fairfax 

County.  Numerous arterial roadways and the Capital Beltway are accessible via 

this route. 

 U.S. Route 29 forms the Corridor’s northern boundary and is an east-to-west 

roadway through both Arlington and Fairfax Counties. This roadway is accessible   

via several secondary streets and connects Arlington to Washington DC. 

 Interstate 66 is an east-to-west interstate providing access between Washington 

DC to the east to Tysons Corner, Fairfax County, Prince William County and 

westward to Interstate 81 in western Virginia. 

 Ballston has an array of dining, shopping and entertainment amenities to support 

its growing commercial and residential base.   

 Ballston is primarily served by the Ballston metro station and the Virginia Square 

metro station. These metro stations are supported by an extensive bus system that 

serves the neighborhoods and businesses in Arlington, as well as the Washington, 

DC metropolitan area.   

 Airports: 

– Ronald Reagan Washington National - 12 min drive time / 6.1 mi  
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– Washington Dulles International - 39 min drive time / 24 mi  

– Baltimore-Washington International - 50 min drive time / 39 mi  

– Commuter Rail: Crystal City (VRE) - 10 min drive time / 4.7 mi  

 Metrorail Transit:   

– Ballston-MU (Orange line) - 3 minute walk  

– Virginia Square-GMU (Orange line) - 8 minute walk  

– Clarendon (Orange line) - 19 minute walk  

 
SITE ANALYSIS 

The subject property is an 18 acre mixed-use urban site located between Wilson 

Boulevard between N. Glebe Road and Randolph Street in Arlington County, VA. The 

neighborhood is known as Ballston and is part of the Rosslyn-Ballston Corridor 

submarket. The site should be designed to be a central destination that can provide local 

gathering, vehicular parking, award winning design, flowing pedestrian traffic, and area 

connecting amenities for the existing neighborhoods and I-66, Lee Highway, Route-50, 

Glebe Road, and Wilson Boulevard. 

 

The current site includes:  

Ballston Common Mall 310,000 SF Retail+ common area owned & managed by Forest City 

4200 Wilson Blvd. 176,000 SF 100% leased. Built in 1987. Owned & managed by Forest City 

Macy’s 685 N. Glebe Rd. 144,000 SF Department Store, owned by Macy’s Inc. (Federated) 

4100 Wilson Blvd. 119,907 SF Macy’s Furniture Store+3 retail tenants, owned by Macy’s Inc. 

671 N. Glebe Rd. 224,825 SF 100% leased. Air rights Bldg (2000). Owned by The Bernstein Co. 

4300 Wilson Blvd. 240,897 SF 100% leased. Owned and  developed by Monument Realty (2003) 

Parking Garage 3,200 Cars Owned by Arlington County. Ground lease from Macy’s Inc.  

Ice Rink (public/private)  137,000 SF JV with Arlington County on top of Garage. Capitals Practice Rink 

Park site / future plaza 1 Acre Arlington County is deciding future of site. Likely a pavilion/plaza 

 

The mixed-use site is generally triangular in shape and has moderately sloping 

topography in a southerly direction. According to the current FAR and Zoning map, the 
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site is almost fully developed except for the future park site owned by Arlington County. 

It is specifically assumed that the site is not affected by any hazardous materials that may 

be present on the property. 

 

The Ballston Common Mall is considered a Regional Mall and reported 2009 sales at 

over $415 PSF. The enclosed mall and anchors contain 578,000 square feet of retail with 

112 stores, which are currently 97.9% occupied. Parkington Mall was demolished and the 

existing structure was built 1986. In 2002 the common mall areas, including the food 

court and the entrance on Wilson Boulevard were renovated. Utilities for the site are gas 

and natural gas and it is connected to the Arlington County sewer system. The anchor 

tenants include: Macy's, Macy's Furniture Gallery, Regal Cinemas, Sport & Health Club, 

and arguably the parking garage can be considered an anchor for the retail center core. 

Additional characteristics of the mall include various sit-down restaurants, a lower level 

food court with a water feature, kiosks throughout, on-site property management, the 

“Commuter Information Center”, a few national retailers which do not usually carry full 

or high-end stock at their Ballston location and several temporary tenants. The mall 

currently charges $25 per square foot for the common area maintenance charge, of which 

$5 per square foot is passed directly to Arlington County as a fee to maintain the below 

market parking charge for shoppers. The 2009 real estate tax is $0.87 per square foot. 

 

In 2001 the May Company purchased the vacant JC Penney building out of bankruptcy 

and applied for a Site Plan Amendment to permit modification of the old department 

store space to accommodate retail and restaurant uses on the first floor and to permit 

retail with some administrative office space on the two upper floors. They also amended 

the comprehensive sign plan to include over 1,085 square feet of exterior signage on the 

site. 

 

The parking garage is a County-owned facility with 3,200 parking spaces on a ground 

lease from the former May Companies. The acquisition by Arlington County was 
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financed through the sale of variable rate revenue bonds. The garage bonds were sold in 

September of 1984 in the amount of $22,300,000. The garage operations are fully 

financed through user charges in the form of parking receipts and other revenues. The 

Garage is managed and operated by a private parking management firm. Revenues 

generated by the Garage are used to pay operating, maintenance, debt service and capital 

repair expenses. 

 
ASSESSOR’S PARCEL NUMBERS – SITE PLAN 193: 

Privately Owned Sites Parcel # Legal Description Acres/
FAR Zoning Use 

Ballston Common Mall 

4238 Wilson Blvd 14-059-035 

PARCEL F-1A RESUB PARCEL F-1 
RESUB HECHT CO PROP & 
GLEBEWOOD TERRACE LOT A 
133,233 SQ FT. 

3.06 C-O-2.5 215 

4200 Wilson Blvd             

Grant Deed 3830-0363 14-059-034 

PARC F-2 AIR SPACE .52 AC  
324.24 FT ELEVATION RESUB THE 
HECHT CO PROP & GLEBEWOOD 
TERRACE LOT A 184,816 SF 

.52 / 
7.77 C-O-2.5 112 

Macys 685 N. Glebe Rd.  Analyzing redevelopment options  C-O-2.5  

4100 Wilson Blvd.            14-059-028 PARCEL A-1 RESUB HECHT CO 
PROP & GLEBEWOOD TERRACE  C-O-2.5 215 

MACY’S, Inc. 
Anchors both sides of Mall 
 
West side – Department Store 
    685 N Glebe Rd – 144,000 sf  
    (136,000 sf Office) 
East side – Macy’s Furniture 
    4100 Wilson Blvd– 119,907 sf 
    Currently Baily’s Restaurant /  
    Natural Day Spa / Chevy Chase Bank 
 
Long Term Ground lease under parking garage / 
future park site 
 

Ballston Point 
Monument 
Prudential 

Macy’s 
Federated 

Macy’s 
Federated 

671 N Glebe 
The Bernstein 

Companies 

4200 Wilson 
Forest City 

Ice Rink 
JV Arlington 

County 

County / Mall 
Park Site 

800 
N. Glebe 

JBG 

BALLSTON COMMON MALL, ARLINGTON, VA 

FOREST CITY Enterprises, 
Inc.  
Ballston Common Mall - 4238 Wilson Blvd 
Built in 1986 / Ren. 2002 310,704 sf – Retail  
Food Court (500 seats) 
Regal Cinema – 66,000 sf (stadium seating) 
Sport & Health – 33,000 sf  

4200 WILSON 
Built in 1986  
176,000 sf Office 
100% Leased 
Major Tenant: US Coast Guard 

PARKING – 3,200 SPACES
Ground Lease from Macy’s Inc. 
(Federated Department Stores) 
 
Monthly: $60 
Daily: $8 
Hourly: $1 (1-3 hrs) 

ARLINGTON COUNTY
Ice Rink – JV with Arlington County  
Washington Capitals Practice Rink and 
Public Skating Facility 
Built 2006 
 

671 N GLEBE
The Bernstein Companies 
Air-rights  
Built in 2000 
224,825 sf – Office 
Major Tenants: E-Trade & 
Avalon Bay 
 
 

 

LOCATION 
 Intersection of Glebe Rd. / Wilson 

Blvd. / Randolph St. 
 2 blocks from Metro (Orange Line)   
 Connects through skywalk to Metro  
 Easy Access to Route 66 and  

Route 50  
 18 acres 

DEMOGRAPHICS 
Population: 631,959 
Average Household Income: $113,317 
Households: 271,769 
 

Glebe Rd.

Wilson Blvd.

FOR ADDITIONAL 
CONSIDERATION 

 Ballston Business Improvement District (BID) 
 Arlington County Support 
 Arlington County Retail Initiative 
 Value Add Opportunity (below market rents) 
 “Mid-Box” Option / Demand 

 
 

Arlington County 
Parking Garage 

Founders Square 
Shooshan Companies 
Future Development 
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Macys Furniture Store LOT A 40,935.07 SQ FT 

671 N. Glebe Rd.  Air-rights, existing building  C-O-2.5  

4300 Wilson Blvd. 14-059-040 PARCEL D-1C RESUB D-1 
BALLSTON COMMON 52837 SQ FT 

1.21 / 
3.24 C-O-2.5 112 

 

 
 
 
ZONING & LAND USE: 

The Ballston Common Mall was approved as a retail mall under site plan (# 193) 

approval in 1983. The site is zoned C-0-2.5. In 1997 the County Board approved an 

amendment to the Ballston Common Mall site plan to accommodate an office tower and 

theaters along the North Glebe Road frontage. Zoning C-O-2.5 is for General 

Commercial, Commercial Office Building, Hotel and Apartment District. The Ballston 

General Land Use Plan designates this area for “Medium” height office, apartment and 

hotel district. General Commercial use allows for a variety of retail, service and office 

uses.  The currently adopted Arlington Retail Action Plan identifies Ballston Common as 

a location for a "Principal Retail Concentrations" and Wilson Boulevard is designated as 

an "Entertainment and Main Street Retailing in enhanced pedestrian environments with 

upgraded streetscapes." North Randolph Street is designated as a location for 
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"Concentrations of large-format retailers along pedestrian-friendly major arterials and 

regional and regional or sub-regional shopping centers." 

 

The land use is labeled for "Medium O-A-H" height and needs to be on the same relative 

scale as the surrounding buildings in the neighborhood which range from 4-26 stories. 

The most recently approved office building directly adjacent to the subject site will be 15 

stories, 188 feet. The following uses correspond to the allowable density standards for 

“Office-Apartment-Hotel” under the current Arlington County Master Plan: 

Office density - 2.5 F.A.R. 

Apartment density - up to 115 units/acre  

Hotel density - up to 180 units/acre 

 

Arlington County land use planning principles are based on the following concepts: 

 Metrorail - Encourage development and riders 

 Strive for balanced mix of commercial and residential uses 

 Re-planned 11% of county for mixed-use high density development 

 Focus redevelopment within 1/4 mile of Metro 

 Compact development near transit encourages alternatives to automobile 

commuting (transit rider-ship, walking, bicycling, etc.) 

 

The General Land Use Plan (GLUP) is Arlington County’s primary policy guide for 

future development. It establishes the overall character, extent and location of various 

land uses, guides the County Board in decisions on future development, and is one 

component of the County’s Comprehensive Plan.  

 

In certain districts within the County's Zoning Ordinance, a site plan district option is 

available. If the Ballston Master Plan revision is not approved by the time the 

development team is prepared to submit to the SPRC, then appealing for a site plan 

district designation may be a more expedited process. This form of “special exception” 
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allows more flexibility in development options than the “by-right” allowances. Site plan 

districts are written to give the County Board flexibility to approve modifications based 

on the individual characteristics of each site. In each site plan district, there are standards 

set forth. Unless otherwise stated within the site plan district, all standards within site 

plan districts can be modified using Zoning Ordinance Section 36.H.5.a. 

 

The Site Plan Review Committee (“SPRC”) updated and adopted the current Ballston 

Operating Guide on November 2, 2005 for compliance to Planning Documents including 

requirements for density, height, bonus density, coverage, setbacks, retail signage and 

building signage. It also discusses standards for access, curb cuts, TDM, radius of curbs, 

parking, loading docks, ‘public art’ and cultural amenities. 

 
 
 

POLITICAL ENVIRONMENT AND PUBLIC POLICY:  
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The Arlington County Board and staff support the proposed retail revitalization and 

redevelopment including the façade improvements, additional plazas and sidewalk café 

areas. The County staff would like to see a feature LEED retail center with dynamic retail 

activity and an increase in merchandising sales. They are looking for a “First Class Urban 

Center” gateway to Arlington that encourages the Arlington slogan of a “Vibrant Place to 

Live, Work and Shop”. They want to encourage absorbable office development, enhance 

hotel services and emulate superior urban design strategies.  

 

Over the past few years Arlington County Economic Development approached the 

management staff of the Ballston Common Mall several times about future repositioning 

ideas for the mall including potential tax abatement during construction of the retail and, 

most recently, Arlington Economic Development broached the subject of amending the 

Ballston Master Plan to increase the site density in order to encourage investment for the 

redevelopment efforts. They made it clear that they are open to any idea that will help 

encourage the immediate repositioning effort for Ballston Common Mall.  

 

Retail density incentives, retail attraction and marketing initiatives are focused goals of 

Arlington County’s Retail Action Plan. The following is an excerpt from the Arlington 

Retail Action Plan 2003:  

“Given the formidable competition of the Fashion Centre at Pentagon City 

and Tysons Corner as regional fashion and apparel centers, the Ballston 

Common Mall is being repositioned in the marketplace as a local service 

and entertainment destination. In addition to attracting new retailers, such 

as the Regal Cinemas, the owner of the mall has commissioned design 

studies to make the mall more street friendly by introducing new entries, 

façade upgrades and other improvements.”  
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Arlington County and the development team are still discussing the various incentives for 

a large scale mall renovation in addition to bonus density for additional vertical 

development. Some of the items that are being considered include: 

 Rehabilitation Tax Credits to be used as tax abatement for the rehabilitation of the 

existing structure. (This is included in the proforma analysis)  

 Façade Improvement Program to establish a revolving loan fund for the façade 

enhancements (This is not incorporated in the proforma analysis) 

 Displaced Business Assistance Program Funds for businesses impacted by 

redevelopment (This may need to be utilized if tenants are not interested in 

cooperating with the redevelopment plans) 

– retail set asides for businesses  

– lease guarantees 

– loan guarantees for tenant improvements and/or working capital loans 

 Tax Increment Financing to provide improved streetscapes and other area wide 

amenities by earmarking increases in taxes due to increased assessment values in 

a specified area. (This is based on taxes that increase due to increases in values 

rather than an increase in the tax rate, as will likely be done with a BID.) 

 

Arlington County Planning Commission and Site Plan Approval Process 

Formation of the Site Plan Review Committee (“SPRC”) was originally an attempt to 

provide a forum to resolve site plan issues before the proposals went to a public hearing 

with the intension of reducing the number of deferrals and the length of discussion 

necessary at public hearings. The Site Plan Review Committee reviews all site plans and 

major site plan amendments requests which are submitted to the County Board and the 

Planning Commission for consideration. The major responsibilities of the Site Plan 

Review Committee are the following: 

 Review site plan or major site plan amendment requests in detail. 

 Advise the Planning Commission by recommending the appropriate action in 

regard to a specific plan  
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 Provide a forum by which interested citizens, civic associations and neighborhood 

conservation committees can review and comment on a particular plan. 

 

The chart below from the Arlington County website depicts the SPRC process before the 

final 4.1 approval hearing, which will take a minimum of 90 days. 

 
The County Board’s final 4.1 plan is submitted within 90 days of the County Board's 

approval of the site plan. This “final 4.1 plan” represents the approved site plan and 

includes any changes made by the County Board at the hearing. Following approval of 

the "final 4.1 plan", the applicant can file for permits. Construction plans are reviewed 

and compared against the "final 4.1 plans". Permits are then issued in stages and will 
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include: demolition of existing structures, excavation, sheeting and shoring, the 

foundation to grade for the garage permit, and the final building permit.  

 

COMMUNITY IMPACT ANALYSIS: 

The local community has a few very vocal activists who are not always pro-development. 

However, it also has some organized community based groups that when approached 

with a collaborative intent will usually support appropriately massed projects that don’t 

drastically change the area too quickly. The active civic associations in the area include 

the Ballston Virginia Square Partnership, Ballston-Virginia Square Civic Association, 

Ashton Heights Civic Association, and the Bluemont Civic Association.  

 

Concerns from the community to be conscious of include additional traffic, blocking of 

views in neighboring high-rise condominiums, signage, and design opinions. There have 

been several recent County Board approved redevelopments that accounted for the 

concerns of the civic associations by incorporating additional provisions, design changes, 

and community benefit proffers to off-set the possibility of negative publicity and angry 

constituents. Forest City Enterprises has invited key influencers and members of these 

groups to design charrettes and focus groups. The design team believes they understand 

the concerns that need to be addressed to obtain approval for the additional density. 

 

The ‘Entertainment’ theme will likely cause some concerns due to anticipated loud, 

destructive, alcohol induced behavior and the possibility of increased drunk driving. 

Some of these issues were already addressed with a traffic study, a market survey and a 

plan to increase family focused activities. The Ballston Business Improvement District is 

hoping to be funded and running within the next 12 months to help provide street 

direction, security and additional police on bikes, motor cycles and Segways to help 

monitor the area. The pending BID will also keep the new center dynamic with 

community activities, entertainment, advertising, and local shopping programs.  
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STRENGTHS AND WEAKNESSES  

Site Strengths 

 Prominent and desirable location in Arlington County 

 Across the street from the future Defense Advanced Research Projects Agency 

(DARPA) headquarters, which is currently under construction. 

 Existing Infrastructure – Transportation, Amenities, Accessibility, Parking 

 Less then 3 blocks from a metro station and bus transfer stop 

 Well positioned to take advantage of commercial office space demand 

 Availability of future development with County approval and support 

 Great existing restaurants and food options 

 Timing of development is key 

 Great signage opportunities on Glebe Road and Wilson Boulevard 

 Strong surrounding demographics 

 

Site Weaknesses 

 Near by competitive, approved, future office developments 

 Across the street from additional office development at 4040 Wilson Blvd. 

 Limited views of Washington DC and Wilson Boulevard 

 Existing mall is underutilized by retailers and is not considered a place to shop 

 Limited signage opportunity from Interstate-66 

 Target trade area residents and daytime workers are not shopping at the current 

mall retailers 

 

MARKET ANALYSIS 

MARKET OVERVIEW 

The subject office and retail property is located within the Rosslyn-Ballston Corridor, 

which includes four smaller submarkets: Rosslyn, Clarendon/Courthouse, Virginia 

Square and Ballston. All of the Arlington neighborhoods are labeled to help identify the 
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areas and create a sense of community. The Rosslyn-Ballston Corridor was master-planed 

with a “Smart Growth” mixed-use urban vision along the underground Metrorail subway 

line and currently consists of 18.8 million square feet of office space. “The R-B Corridor” 

continues to be the healthiest area in the Washington, D.C. metropolitan area with a 5.1% 

office vacancy rate. The four submarkets are all unique, but all of them are very desirable 

locations benefiting from the easy of accessibility and attractive amenities. As a result, 

the Rosslyn-Ballston Corridor commands the highest office rental rates, on average, in 

Northern Virginia.  

 

The following sections discuss the submarket’s historical development and current 

market trends. 

Ballston  - Development Summary (Arlington County Economic  Development) 
  Existing Under Const. Approved Build Out Dev’t. Remaining 
Office (SF) 5,958,269 499,530 1,076,006 8,456,478 2,247,039 
Housing Units 6,716 0 717 10,687 3,491 
Hotel Rooms 556 0 0 909 353 
Retail (SF) 890,316 18,000 72,341 1,153,156 240,987 

 

OFFICE DEVELOPMENT HISTORY: 

The Rosslyn-Ballston Corridor is a maturing office market with limited vacant land 

available for development. Historically the submarkets have not been over built, but a 10 

year average of 460,000 square feet of annual net absorption demands a few new 

buildings deliver each year.  

 

Over 500,000 square feet of inventory was delivered in the submarket during 2006. The 

most notable additions to inventory include 3434 Washington Boulevard in the Virginia 

Square neighborhood. This is a five-story, Class A office building containing 

approximately 205,000 square feet. The office space in this building was fully leased to 

SRA just after it broke ground. In addition, the NRECA Building at 4401 Wilson 

Boulevard in the Ballston neighborhood was delivered in 2006. This is an eleven-story, 
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Class A office building with approximately 250,000 square feet of rentable area that is 

leased to NRECA. 

 

Four buildings were delivered in 2007 with a total inventory of 513,503 square feet. The 

largest is a twelve-story, Class A office building located at 950 N. Glebe Road with 

approximately 250,000 square feet of net rentable area. The other two buildings are part 

of the same project, known as The Phoenix. These buildings each contain approximately 

40,000 to 45,000 square feet of rentable area and were sold as office condos with one 

floor remaining vacant. 

 

In 2007, Two Liberty Center (4075 Wilson Boulevard), a 177,000 square foot office 

building in Ballston was delivered with two preleases and Deltica DFI leasing six floors 

prior to being bought by BAE Systems in 2008. In 2008, one office building delivered in 

the Rosslyn-Ballston Corridor and was sold to a German investor for $230 per square 

foot. The Waterview (North Lynn St. @ N. 19th Street) is a mixed use project in Rosslyn 

which contains a 633,000 square foot, 24-story office building with views of the National 

Monument, Capitol Hill, Georgetown, Northern Virginia and the Potomac River. The 

office building was entirely pre-leased by the Corporate Executive Board and in 2009, 

they subleased 180,000 square feet to Deloitte & Touche. 

 

Recently, four major mixed-use redevelopment projects were approved by the county in 

The Corridor – Monday Properties’ 1812 N. Moore Street, JBG’s Central Place, The 

Shooshan Company’s Founders Square and JBG’s 800 and 900 N. Glebe Road. 1812 N. 

Moore Street is a proposed 30-story 569,739 square foot Class A office building that will 

replace a demolished 11-story obsolete office building adjacent to a Virginia power 

substation. Either 1812 or JBG’s Central Place will soon replace Waterview as Rosslyn’s 

tallest building. However, the likelihood of both buildings commencing construction 

before 2013 is unlikely unless over 500,000 square feet of pre-leasing is signed in 

Rosslyn in the next few months to kick-off both new office towers. Rosslyn’s skyline will 
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change over the next 10 years, but how rapidly will depend on economic conditions and 

tenant demand.  

 

Fortunately, Ballston is geologically a much easier area to develop since it does not sit on 

the same bedrock as Rosslyn and the gross building areas are typically half the size of the 

new allowable Floor-Area-Ratios (FAR) that can be developed in Rosslyn. In the 

Ballston submarket, Founders Square (across the street from the subject property) is 

under construction for the first of two Class A office towers with a total of 638,190 

square feet of space. 675 North Randolph Street, the13-story tower that is scheduled to 

deliver in 14 months, will meet all of the Department of Defense (“DoD”) security 

standards and it will be the new home of DARPA (Defense Advanced Research Projects 

Agency). The Founders Square site is also approved for two residential towers with 214 

units. JBG completed its excavation of the Peck Chevrolet and Staples sites at 800 and 

900 N. Glebe Road just south of its intersection with North Fairfax Drive in the Ballston 

area. The new development will consist of two office towers with 400,000 square feet of 

Class A space including the 7-story office building for the Virginia Technology Center 

for Research and Technology. Due to the timing obligation of the Virginia Tech lease and 

the overall strength of the Ballston submarket, JBG decided to speculative build the 

garage and infrastructure for 800 North Glebe Road with all equity and no construction 

loan. However, they are unlikely to build above grade until they sign a multi-floor lead 

tenant for the building.  

 

HISTORICAL VACANCY RATES AND ABSORPTION 

The vacancy rate in the Rosslyn-Ballston Corridor declined between 1997 and 2000 

during the last trough of the real estate cycle. As the market strengthened, particularly 

with the emergence of the Department of Homeland Security, the vacancy increased 

steadily between 2001 and 2003. Then the market began to experience positive 

absorption averaging almost 1 million square feet annually through 2005 and the vacancy 

rate dropped again to 5.9% at year end 2005. Although net absorption was positive again 
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in 2006, absorption did not keep pace with new construction, and, therefore, the vacancy 

rate increased slightly to 6.2% at year end 2006. The vacancy rate increased to 9.1% in 

2007 due to a combination of negative absorption and over 500,000 square feet of new 

construction delivering. With positive absorption during 2008, the vacancy rate eased to 

8.0%. 2009 was a strong year for the Corridor, but sublease space impacted the total 

vacancy ending the year with an overall vacancy rate of 8.2%. Considering the decline of 

the overall economy in the rest of the United States, the Rosslyn-Ballston Corridor’s 

office market is extremely strong.  The current direct vacancy is 6.2% and rental rates are 

starting to increase. 
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OFFICE MARKET ANALYSIS 

The Rosslyn-Ballston Corridor is currently the healthiest submarket in Northern Virginia. 

A 2009 New York Times article introduced the Corridor as an “Oasis of Stability” to 

readers across The Country. The 2009 recession and credit crisis flattened the rental rate 

growth that was observed in 2003-mid 2008, but due to the delayed construction starts 

and the anticipated tightening of Class A office space in the Corridor, effective rates are 

projected to strengthen over the next 24 months. The increase in sublease product 

affected direct absorption in 2009, but sublease space is rapidly disappearing. New 

tenants and government contracts continue to migrate to Arlington including Corporate 

Executive Board’s 250,000 square foot sublease and expansion of Deloitte & Touche and 

E*Trade sublease of 50,000 square feet to Avalon Bay. The Corridor reports an average 

of over 600,000 square feet of net absorption annually over the past 15 years. Other large 
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recent lease transactions include FDIC, two new Homeland Security leases, Department 

of Treasury, Accenture, and Arlington County also recently signed a 144,000, 13 year 

lease. See Exhibit A for additional office comparable information. 

 

The future outlook continues to be optimistic for Arlington. The impact of BRAC (Base 

Realignment and Closure Act of 2005) will continue to be delayed as the government 

reevaluates the cost and lack of available facilities on nearby military bases. Eventually 

Crystal City and Rosslyn will be impacted, but most of the buildings on the BRAC list 

are nearing the end of their useful life and will be redeveloped during the next real estate 

expansion cycle.  

 

The institutional sales market resumed in 2009 with the sale of 3101 Wilson for $337 psf 

and 4501 N. Fairfax Drive for $349 psf, both with capitalization rates just below 8.5%. In 

March 2010 1100 N. Glebe Road sold for $120 million ($395 psf) to AEW Capital 

Partners, a capitalization rate of 7.3%.  Although some of the more suburban Northern 

Virginia markets have buildings trading with capitalization rates north of 10%, the 

Rosslyn /Ballston Corridor is rebounding quicker and with stronger fundamentals than 

the further southern and western Virginia submarkets.  

 

OFFICE SUPPLY / COMPETITIVE ENVIRONMENT 

The Rosslyn-Ballston Corridor is the third largest suburban office market in Northern 

Virginia, with 97 buildings containing over 18 million square feet of office space. 

Ballston accounts for 32% of the office product and Rosslyn for 45%, with the remaining 

submarkets comprising approximately 4.8 million square feet. There are currently 5 

office buildings in 3 development projects under construction and several planned and 

approved complexes awaiting pre-leasing, financing, and ground breaking in the Rosslyn-

Ballston Corridor. The majority of these consist of mixed use, high-rise office, retail and 

residential uses.  
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The current trend in the office market for class B- buildings with significant pending 

vacancy is to spend $35-$40 per square foot on a major LEED retrofit renovation and 

repositioning of the building to achieve market rents in the $40 per square foot range. 

There has been a flight to quality for large government contractors who want to be close 

to their government clients and The Pentagon. Many preleases are signed 2-4 years prior 

to lease expirations. The pattern over the past 10 years in Ballston is that once a building 

breaks ground, the lead, or many times, single tenant executes a lease at the current 

market terms for delivery in 18-24 months. Due to the rental rate spikes that occurred in 

2005-2007 there are several large tenants that locked in below market rates with 

significant rental abatement to encourage an early move. Many brokers are predicting 

another rental rate spike in The Corridor over the next 2 years due to the lack of new 

product under construction. 

 

Over the past 10 years “Trophy Class” downtown quality buildings were designed and 

built by world famous architects such as IM PEI in the R-B Corridor. The high credit and 

brand name companies quickly followed and filled up the new, high quality buildings. 

Below is a list of current large vacancies and pending developments and Exhibit A is a 

list of recent office lease comparables.  

 

CURRENT COMPETITIVE OFFICE PROPERTIES: 

 
3033 Wilson Blvd 

 

Location:  

Bldg RBA: 

SF Available:   

Asking Rate:    

Developer:       

Status:  

Notes:   

 

Clarendon  

161,500 SF                                                                                 

146,784 SF                                                                                  

$42 PSF Full Service                                                           

Phillips Development                                                                  

Under Renovation 

Delivery 4Q2010 / Arlington County School Board vacating   
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1515 N. Courthouse Rd. 

 

Location:  

Bldg RBA: 

SF Available:   

Asking Rate:    

Developer:       

Status:  

Notes:  

 

Courthouse 

249,000 SF                                                                                  

225,000 SF                                                                                  

$45 PSF Full Service                                                           

Kennedy / MEPT                                                                        

Existing 

Verizon vacated / Washington Post subleasing 

 
3701 N. Fairfax Dr. 

 

Location:  

Bldg RBA: 

SF Available:   

Asking Rate:    

Developer:       

Status:  

Notes:  

 

Virginia Square  

170,000 SF                                                                                  

160,000 SF                                                                                 

TBD                                                                                            

Cafritz Foundation                                                                     

Existing / will need renovation 

Available 4Q2011-DARPAvacating. Multiple SCIF’d floors    

Clarendon Center 

 
3000 / 3030 Wilson Blvd   

 

Location:  

Bldg RBA: 

SF Available:   

Asking Rate:    

Developer:       

Status:  

Notes:  

 

Clarendon 

66,175 / 94,511 SF                                                                      

0 / 94,511 SF                                                                              

$45 PSF Full Service                                                                  

BF Saul                                                                                       

Under Construction 

Delivery 2010, 70k SF lease pending-Airline Reporting Corp.

 
800 & 900 N. Glebe Rd 

  

 

Location:  

Bldg RBA: 

SF Available:   

Asking Rate:    

Developer:       

Status:  

Notes: 

   

 

Ballston                                                                                      

273,000 / 105,000 SF                                                                  

273,000 SF                                                                                  

$46 PSF Full Service                                                                  

The JBG Companies                                                                  

Under Construction 

Delivering 1Q2011/VA Tech purchased 900 N. Glebe. 
   

Founders Square   
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675 N. Randolph St  

& 4040 Wilson Blvd 

Location:  

Bldg RBA: 

SF Available:   

Asking Rate:    

Developer:       

Status:  

Notes:  

Ballston 

350,000 / 312,000 SF                                                                  

0 / 312,000 SF                                                                            

$45+ PSF Full Service                                                                

The Shooshan Company                                                            

Under Construction / Proposed 

675 Randolph Delivering 4Q2011-Future DARPA HQ  

 

 
1716  Wilson Blvd 

 

Location:  

Bldg RBA: 

SF Available:   

Asking Rate:    

Developer:       

Status:  

Notes:  

 

Rosslyn 

130,000 SF                                                                                 

130,000 SF                                                                                  

$TBD                                                                                         

Dr. Contis / Recently acquired by Skanska                                

Proposed & Approved 

TBD  

 

 
3001 Washington Blvd 

 

 

Location:  

Bldg RBA: 

SF Available:   

Asking Rate:   

Developer:       

Status:  

Notes: 

  

 

Clarendon 

260,000 SF                                                                                 

260,000 SF                                                                                  

$46+ PSF Full Service                                                               

Penzance                                                                                     

Proposed 

60,000 Proposed as office condos                                              

Central Place 

 
1201 Wilson Blvd 

 

Location:  

Bldg RBA: 

SF Available:   

Asking Rate:    

Developer:       

Status:  

Notes: 

 

Rosslyn 

531,000 SF 

531,000 SF  

$60+ PSF Full Service 

The JBG Companies 

Proposed & Approved 

Needs 40% preleased to be financing                                         



41 

 
1812 N. Moore  

 

Location:  

Bldg RBA: 

SF Available:   

Asking Rate:    

Developer:       

Status:  

Notes:  

 

Rosslyn 

536,000 SF 

536,000 SF  

$60+ PSF Full Service 

Monday Properties             

Proposed & Approved 

Needs 40% preleased to be financing                                         

 

Courthouse Square 

 

 

Location:  

Bldg RBA: 

SF Available:   

Asking Rate:    

Developer:       

Status:  

Notes:  

 

Courthouse 

Courthouse surface parking lot                                                   

1,000,000 SF  ( Phase I - 441,064 sf office 13,338 sf retail) 

TBD                                                                                            

JBG / Vornado / Arlington                                                         

Proposed  

Phase II – Office/Retail/Cultural Center/Homeless Shelter 
  Source: Costar April 2010 

 

The primary competition for the proposed new office building will depend on when the 

building delivers. Due to the recent economic slowdown and strict qualifications and pre-

leasing for construction financing, there is a strong possibility that there will be no 

speculative developments delivering in 2011- 2013. The lack of new developments 

coupled with current existing vacancy being absorbed by average market demand may 

cause vacancy rates to drop below 4.0% in the Rosslyn -Ballston Corridor. 

 

RETAIL MARKET  

The Washington DC Metro area is outperforming the rest of The Nation during the 

current economic recovery. The area economic drivers are supported by government 

spending and a well above average education level among the residents. Almost every 

government administration change brings an influx of people and new opportunities in 

the region. According to Delta Associates 2010 Washington, DC Retail Market 

No Picture Available 
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Presentation, “The worst is behind us” and “we are seeing early signs of market 

recovery” (April 2010 at the Ritz Carlton in Tysons Corner).  

 

Most national retailers are still not launching new retail concepts and those outside the 

extreme value sector are approaching expansion cautiously. However, if same-store sales 

remain in the high single digits for the rest of the year, this might position the national 

retail players for growth in 2011 and 2012. Current trends in the retail sector include 

retrofitting retail properties for energy efficiency and incorporating sustainability in 

marketing and design to increase business and lure the retailers who are ready to take 

advantage of economically attractive long term leases. While most national retailers spent 

2009 trying not to drown, a brighter outlook for the U.S. economy and better construction 

pricing has led to an increase in retail expansion announcements so far in 2010.  

 

The outlook for the Metro DC area retail sector is optimistic according to Delta 

Associates 2010 Washington, DC Retail Market Presentation. The Rappaport Companies, 

local retail experts, recommend “developing new (retail) projects in the 2011-2013 

period”. They point to 2010 as the right time to acquire and invest in capital 

improvements today to take advantage of the recovered market in 2013 and beyond.  

 

The graph’s below are from the Delta Associates Retail Presentation on April 10, 2010 at 

the Ritz Carlton in Tysons Corner, VA. 
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The Ballston area of Arlington is a well-established submarket with strong tenant demand 

Although a more mature and superior office and residential submarket by most analytical 

measures, Ballston recently has not attracted the same class of retailers as the adjacent 

Clarendon neighborhood. The retailers realize the appeal of the area's demographic, but 

with a defined “Main Street” with a modern, revitalized streetscape and larger retailers 

will continue to invest in the Clarendon neighborhood instead of blending the 1.5 mile 

stretch together to create even more of a city feel. 

 

Ballston area retail statistics are as follows: 

# Buildings: 36  % Vacant: 2.5%
RBA: 1,505,416  % Leased: 98.2%
Avg Age (yrs): 25  SF Available: 19,700
Asking Rates: $44 NNN  Avg Ti’s: $10-85

 

The primary trade area for a regional center is usually defined as 1-5 miles from the site 

in all directions, but key statistics should be focused on the entire Rosslyn-Ballston 

Corridor and Washington, DC to Tysons Corner trade areas. The average Ballston area 

household is comprised of young professionals without children or empty nesters and 

retirees. Industry research shows that these demographic profiles have more disposable 

income that they spend on goods and services, entertainment and lifestyle activities. The 

top Tapestry demographic lifestyle labels for over 87% of the people living within a 1 
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mile radius of the site include “Metro Renter, Old and New Comers, Urban Chic, 

Wealthy Seaboard Suburbs, Trendsetters, Laptops and Lattes”(STDBonline / ESRI.com). 

 

Overall profitability of a shopping center and aggregate retail sales in a market can be 

attributed to population, population density, income (aggregate and household), location, 

MSA market competition. On January 1, 2010, Arlington County had an estimated 

population of 212,200, reflecting a 12.0% increase since 2000, and estimated 207,800 

jobs. It is among the most densely populated jurisdictions in the country with a 

population density of 8,224 persons per square mile. Arlington residents are among the 

most highly educated in the nation. In 2008, about 70% of adults age 25 and older had a 

bachelor’s degree or higher and almost 37% had a graduate or professional degree. 

Housing unit growth is projected to increase from 7,740 in 2010 to 9,289 units in 2020. 

The current average assessed home value is $508,996. According to the Virginia 

Department of Taxation total retail sales in 2009 in Arlington were $2.96 billion and 

$2.89 billion in 2008, and $2.88 in 2007. The average weekday 2009 Ballston Metro 

Station entry/exit activity was 12,356/12,395 people respectively.  

 

While the next few decades will be dominated by 78 million aging Baby Boomers, the 

Washington, D.C. region is projected to get younger, according to the Census Bureau 

data. Arlington will continue to embrace affluent twenty-forty year olds due to the 

proximity to DC, the Metro subway system, strong school districts, slightly more 

affordable housing then DC, job opportunities, and the day and evening social and 

cultural activities.  
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Population by Age
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2009 Percent Hispanic Origin 11.1% 
 

 

Retail rental rates in the area currently range from $20-$65 per square foot on a NNN 

basis where tenants also pay their share of insurance, real estate taxes, common area 

maintenance (CAM), and their own utility expenses. The average local mall and lifestyle 

center CAM charges range from $18-$30 PSF. (See Exhibit A for retail lease 

comparables) 

 

COMPETITIVE RETAIL PROPERTIES: 
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Tysons Corner Center 

 

 

Description: 

RBA: 

Ownership: 

Status:  

Notes:  

 

Super Regional Mall + Future Mixed Uses  

2.2 million RSF 

The Macerich Company                                  

Existing / Expanding 

Future redevelopment imminent 

Tysons Galleria 

 
 

 

Description: 

RBA: 

Ownership: 

Status:  

Notes:  

 

Super Regional Mall  

820,492 RSF                             

General Growth Properties                                

Existing  

High-end retailers including Neiman Marcus, 

Saks, up-scale Macy’s, and Luxury inline stores 

 

Pentagon City Area  

    

 

Description: 

RBA: 

Ownership: 

Status:  

Notes:  

 

Super Regional / Community / Life Style Center  

1.6 million RSF 

Simon Properties / Kimco / Federal Realty                

Existing / Expanding 

3 separate, adjacent centers  

Clarendon Area 

 

 

Description: 

RBA: 

Ownership: 

Status:  

Notes:  

 

Life Style Center / Community / Power Centers   

545,000 RSF (25 properties) 

McCaffery / Multiple Owners 

Existing / Expanding 

Highly desirable for new and expanding retailers 

 

Georgetown Shopping District  

Description: 

RBA: 

Ownership: 

Status:  

Notes on Mall:

 

Regional Mall / Community Shopping District 

1.2 million RSF (74 properties) 

Western Development & Capmark / Multiple  

Existing / Expanding / Redeveloping 

Future redevelopment of mall imminent. 
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  Distressed property issues pending 

Potomac Yards 

 

 

Description: 

RBA: 

Ownership: 

Status:  

Notes:  

 

Power Center 

874,240 RSF 

McCaffrey Interests 

Existing / Future Redevelopment 

Probable future new Metro. Estimated 2015 

  Source: Costar and public websites April 2010 

 

DEMAND ANALYSIS 
MARKET DEMAND 

The George Mason University Center for Regional Analysis provides estimates of the 

regional job market forecast in the presentation “The Shape of The Recovery”.  Their 

research shows continued employment growth, highlighting the strength of the Northern 

Virginia market as the leader in employment change through 2014.  

 
Employment estimates provided by the Bureau of Labor Statistics (BLS) for the last 

decade for the Northern Virginia Region show a continuation of strong anticipated 
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growth. The research examined focuses on the primary sectors for possible office tenants 

in the region depicted below to highlight the proportionate share of each industry 

segment: 

 
 

The estimates sourced from BLS.com provide the annual growth rates for each sector 

between 1999 and 2008. The overall compound annual growth rate for the non-farm 

sector for the time period examined is 1.07%. The other segment growth rates are listed 

below: 

Total Non‐Farm Prof & Bus Edu & Health Govt Info Legal & Fin. Manu. & Cons. Leisure/Hosp. Trade/Trans./Util. Other
1.07% 1.09% 1.11% 1.05% 1.10% 1.05% 1.14% 1.08% 1.03% 1.06%

Annual Growth Rates by Employment Sector Per BLS

 
These growth rates are used to estimate employment totals for 2011 for each sector. For 

each of these sectors, an estimated percentage of workers who use office space was 

carefully analyzed and applied to the growth numbers. The total office worker projection 

was then multiplied by a factor of 300 square feet to arrive at the gross office demand for 

each sector. The table below shows the calculation of the total gross office demand for 

the Northern Virginia area: 
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Total Non‐Farm Prof & Bus Edu & Health Govt Info Legal & Fin. Manu. & Cons. Leisure/Hosp. Trade/Trans./Util. Other

2008 Estimates 1315.10 354.40 124.60 219.20 48.10 66.30 79.60 116.80 208.20 71.30

2011 Projections 1343.24 365.99 128.75 226.10 49.69 68.39 82.32 120.59 214.66 73.58

Projected Growth 28.14 11.59 4.15 6.90 1.59 2.09 2.72 3.79 6.46 2.28

% Office‐using 90% 50% 80% 70% 80% 10% 10% 30% 30%
In Thousands 1000 10,430               2,075               5,524             1,111              1,671           272                    379                        1,939                        683        

Per Employee 300 3,128,998         622,377           1,657,152     333,333          501,228      81,665              113,847                581,558                    204,966

Total demand 7,225,124             7,225,124  

Annual Growth Rates by Employment Sector Per BLS

 

Thereafter, further analysis was conducted to arrive at the new demand for office space. 

The current vacant office space was subtracted, assuming that the vacant space will be 

filled before the new space can be absorbed. However, there will always be vacant space 

in the market so allowance was made for frictional vacancy. There is also an allowance 

for replacement demand.  For this analysis, I used Cushman & Wakefield’s 4Q09 

estimate of 8.5% for current vacancy, 5% of frictional vacancy and 5% for replacement 

demand. The chart below shows the adjusted total calculation for total demand: 

Total Demand 7,225,124      
Current Vacancy 8.5% (614,135.52)   
Frictional Vacancy 5% 361,256.19    
Replacement Demand 5% 361,256.19    

Adjusted Demand 7,333,501        
 

The final portion of the analysis examines the submarket’s fair-share of the market 

demand and provides an estimate for the demand the project will capture. For the 

submarket’s fair-share capture of tenant demand, we analyzed both the absorption and 

percentage share of market. The Rosslyn-Ballston Corridor absorbs approximately 30% 

of all the commercial office space in the Northern Virginia market according to estimates 

by Cushman & Wakefield and the submarket’s percentage of the inventory in Northern 

Virginia is approximately 18% (approximately 23 million SF of the 128 million SF in 

Northern Virginia).  I applied a conservative estimate of 20% for the submarket’s capture 
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and subtracted the square footage under construction (approximately 500,000 SF includes 

the project at 800 Glebe and B.F Saul’s Clarendon Center). The proposed project should 

receive its fair-share of the demand at a minimum, estimated at 30% after adjusting for 

the projects that will also deliver within the estimated time frame. Market research shows 

that there is an expected 850,000 square foot of space to be added by 2012, allowing for 

an estimated 290,000 square foot of office space to be built on the subject site. Given the 

time required to secure financing and develop the project, sufficient demand should be in 

place when the project delivers. The table below outlines the demand conclusion for the 

project site: 
 

Adjusted Demand 7,333,501      

R/B Capture 20% 1,466,700      

Under Construction 500,000

Total space After U/C 966,700

SITE CAPTURE 30% 290,010         

 
 

POTENTIAL TENANTS 

The employment statistics for the Rosslyn-Ballston Corridor submarkets remain strong 

despite a challenging national economy as demonstrated by the recent leases signed in 

The Corridor. Primarily due to the proximity to The District, The Pentagon and 

accessibility to the Metro’s Orange Line, the Rosslyn-Ballston Corridor has strong ties to 

the federal government with approximately 4.6 million square feet occupied by the 

federal government. The Corridor is home to the Department of Homeland Security, the 

State Department, Transportation Security Administration, US Postal Service, National 

Science Foundation, Office of Naval Research, DARPA, The Department of Treasury, 

the U.S. Coast Guard, Defense Intelligence Agency, and FDIC. Government contractors 

are estimated to occupy over another 3 million square feet in The Corridor. Federal 

spending, specifically in the defense and technology sectors, is projected to grow and 



51 

tenants in Northern Virginia markets will continue to reap the benefits of new 

government spending. 

 

The Corridor also remains the location of choice for associations and foundations, 

especially science and technology related groups that benefit from a location near the 

National Science Foundation in Ballston. Ballston currently has The Nations greatest 

concentration of scientific research agencies and the new Virginia Tech Center will soon 

be added to the growing list.  

 

While there is still significant renewal activity in Arlington including companies such as 

Boeing, US Fish & Wildlife, BBN, and SAIC, a flight to quality is anticipated for tenants 

looking to take advantage of current economic conditions. Over the past 3 years, tenant 

demand and migration from DC increased bringing over a 1,000,000 square of new office 

tenants to Arlington. The driving influences were the differential in asking rates and 

operating expenses, saving tenants $10-25 per square foot and the improving amenity 

base throughout Arlington. Currently the DC office market is softer then anytime over the 

past 10 years due to new deliveries, subleases, and general economic conditions, 

however, interest in Arlington from DC tenants remains steady. 

 

MARKETING STRATEGY 

Leasing Strategy 

Cushman & Wakefield, Inc. (C&W) has been contracted as a third party leasing agent to 

represent the ownership in the repositioning and leasing of the office and retail space 

prior to construction, during construction and post construction. All marketing efforts 

will be “Green” themed with a special focus on sustainability in both retail and office 

marketing and leasing initiatives. ‘Green Leases’, ‘Green Management’, and ‘Green 

Selling’ will be emphasized.  
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C&W will use a three-pronged target marketing effort with three teams that will all report 

activity on a bi-weekly basis and through a weekly updated online, secure project website 

which will include prospect activity; tenants in the market or with expiring leases; 

updated market research; online marketing tracking; advertisement reports; competition 

tracking; and the top 100 target prospects. Designated personnel will provide secure 

access to the project website. 

 

In general terms, the efforts will include: 

 Creation of a website for Ballston Center, which shall be featured prominently in 

all advertising, signage, press releases and marketing materials (see below). 

 Contacting all prospective tenants, whether corporate or non-profit, in the 

Northern Virginia and Washington, DC markets identified C&W tenant database 

with appropriate square footage and lease expirations within a two-year time 

frame of delivery. 

 Holding broker and Tenant events at the Kettler IcePlex and other nearby, trendy 

locations with special personal invitations issued to the media and Arlington 

County officials. 

 Making presentations to major outside brokerage firms active in the metropolitan 

Washington, DC area, and continuously apprising them of available opportunities 

for their clients with broadcast e-mails, brochures, postcard mailings, and 

memorable marketing gifts sent to their offices. 

 Educating and incentivizing the C&W Corporate Services Group, international 

partners, and Northern Virginia, Maryland and Washington, DC regional offices 

to collectively identify prospects. 

 
Persistent marketing and constant monitoring of the market will result in the quickest 

lease up possible for Ballston Center.   
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Marketing Material Priorities  

1 - Image and green conscious 1 page brochures printed on recycled paper (Retail/Office)  

2 - The Ballston Center public website (BallstonCenter.com – needs to be purchased, but is 

currently inactive) 

 Building Renderings – pictures, owner, management, fact sheets 

 Location – maps, metro, amenities, access 

 Availability and timeline 

 Retail – floor blocking plans, repositioning page, target tenant mix, pictures, 

retail bay sizes, descriptions, asking rates 

 Office - hypothetical floor plans, descriptions, size, occupancy, pictures, asking 

rents 

 Links from costar, loopnet, Cushwake.com, Arlingtonva.gov, Arlington 

Economic Development’s website, Ballston Partnership’s website, the future 

Ballston BID, Chamber of Commerce, etc. 

 360 degree tour of renderings and a streaming video of the current construction 

site  

 Leasing and Management contact information 

3 - Advertising Campaign highlighting several themes including LEED Silver, floor-to-

ceiling glass curtain wall, Ballston amenities, and quality architecture in a postcard 

campaign, all area publications, social media outlets, Bisnow, Costar, and targeted 

industry trade journals and directly to the brokerage community. 

 

Private Sector Office Marketing Plan 

The Cushman & Wakefield, Inc. (C&W) marketing plan for private sector tenants is a 

very direct approach to secure credit-worthy tenants at the targeted, authorized effective 

rental rates as rapidly as possible.  This will be accomplished through exhaustive and 

persistent tracking of leads generated by their vast network of regional, national and 

international tenant contacts.  It is critical to implement an exhaustive canvassing 
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campaign, have strong rapport with the brokerage community and an on-going creative 

marketing program.  

 

The central elements of the marketing strategy are: 

 Positioning:  Establish as the best office location and amenities in Northern 

Virginia  

 Utilizing C&W’s extensive Tenant Database:  Utilized to identify prospective 

tenants by location, industry type, size and lease expiration date. 

 Targeting pre-lease candidates from outside-of-market, off-radar local 

prospects and lease expiration-driven prospects over 40,000 square feet. 

 Marketing Tool: Listed above to raise awareness and keep Ballston Center in 

the forefront of the minds of all brokers and potential users 

 

Government Tenant Office Marketing Plan 

Marketing the building to new government tenants will require a proactive approach and 

an intimate understanding of the government procurement process.  Marketing of a 

building early in the procurement cycle and we work hard to maintain relations with key 

GSA and agency decision-makers. C&W will make sure that the ownership will be 

positioned to compete for every viable government requirement in the market. The five 

following avenues of approach will be implemented: 

 

 GSA Realty Specialist – Peter Marcin will lead the Government leasing team 

 Agency Facilities Managers: target and maintain relationships with many tenant 

agencies that have their own leasing authority.  State, EPA, NSF, PTO and DoD 

 Expiring Leases: Track every GSA expiring lease and the rental rate the 

Government is paying in order to target expiring leases before the requirement is 

formally advertised to the general public in an SFO. 
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 GSA Advanced Acquisition Program: Submit the building for inclusion into the 

GSA’s inventory of buildings and follow up with the GSA Advanced Acquisition 

Team. 

 GSA National Broker Contract: GSA has contracted with Studley, Jones Lang 

LaSalle, CB Richard Ellis to provide the Government with tenant representation 

services.   

 

RETAIL REPOSITIONING 

The Ballston Center repositioning and marketing efforts will be a challenge due to the 

current impression of Ballston Common Mall. Marketing campaigns about the 

transformation of the mall will need to blanket the retail, residential, and office 

communities throughout the entire redevelopment process. The retail repositioning efforts 

will identify interim and longer term elements of the center that can be enhanced like 

additional, prominent, inviting and more modern entrances to the interior portion of the 

mall. The new entrances will be gateways featuring similar design elements have been 

strategically positioned and designed to be inviting and improve pedestrian circulation 

while creating a cross-advertising appeal for Ballston Center. 

 

Retail Leasing and Marketing Strategy 

The local demographic statistics clearly show an opportunity for additional and higher-

end retailers in Ballston. The local residents and workforce would rather spend their 

disposable income locally for time-efficiency and due to a strong sense of community, 

but the products sought by the local demographics are currently not available for 

purchase in Ballston.  Therefore the neighboring markets currently benefit from the 

prosperous community that lives and works in Ballston. 

 

A national marketing campaign will be implemented including industry articles about the 

Green retrofit and superior design aspects focusing on current trends like New Urbanism, 

culture & community, and a revitalized “Main Street”. The entertainment focus and “The 
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Place to Be” 21st Century mall experience will attract initial attention. Then finally the 

clean air, open environment and culturally responsible development will help focus 

trendy retailers to discuss leasing opportunities and recognize the untapped demographics 

in the immediate area. 

 

In addition to signing new retail tenants the leasing team and Forest City Enterprises will 

commence discussions with current tenants within the existing complex and their 

portfolio to expand, relocate to a more desirable location, or add an additional location or 

concept at Ballston Center. The new streetscape and full retrofit will create multi-level 

opportunities with high visibility and tremendous pedestrian traffic. 

 

The two most vital target retail market segments for the repositioned mall to focus on for 

leasing are ‘restaurants and entertainment facilities’ and ‘destination urban mid-box 

merchandisers’. 

 

Restaurants & Entertainment 

Current restaurants and bars located at the Ballston Mall will be given the opportunity to 

extend their leases and upgrade their images if their leases expire within the next four 

years. The goal for Starbucks, Union Jacks, Rock Bottom Brewery, Chevys, Panera 

Bread, Noodles & Co. will be to keep them open and profitable during construction and 

renew them at market rates when their leases expire. The food court, which has been 

hugely successful, will be enhanced and server a critical mall asset during and after the 

renovation.  

 

Some food service providers will need to be relocated because of the new mall layout. 

These are ColdStone Creamery, Auntie Anne’s Pretzels, and Bailey’s Pub & Grill. 

Bailey’s poses the biggest hurdle as they currently have a long term lease on the site of 

the demolition and future office tower. Forest City Enterprises has already begun 

negotiations with them to relocate them to a prime interior location or give them the 
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opportunity for the two-story location with the rooftop partially covered deck and Wilson 

Boulevard signage. Alternatively the budget includes a lease buy-out calculation for 

tenants who do not wish to be part of the new vision for Ballston Center. Some of the 

other stores that will need to be permanently or temporarily relocated during construction 

are The Natural Day Spa, who is looking to expand this location, Chevy Chase Bank, and 

Victoria’s Secret that needs to be encouraged to upgrade their inventory and image to 

match their other local area locations. CVS, although they recently renovated and 

expanded will be economically incentivized to rotate the orientation of the store to 

include less wasted street frontage or given the opportunity for a buy-out or new location.  

 

New target local restaurant ownerships include Great American Restaurants (owners of 

Sweetwater, Costal Flats, Carlyle, Jacksons, Arties); Stephen Fedorchak (owner of Lyon 

Hall/Liberty Tavern); and Executive Chef Graham Duncan who recently opened 

Founding Farmers, the first USGBC LEED Designed Gold Restaurant in Washington, 

DC at 1924 Pennsylvania Ave. NW. 

 

The entertainment restaurants and concepts include larger platform, potentially multi-

story, concepts like ESPN Zone, Dave & Busters, and a Virtual Sports Bar concept where 

patrons can hit golf balls, baseballs, learn curling, bowl against their friends, ski, etc. 

during all weather conditions. The Regal Cinema will get a face-lift in exchange for a 

longer term, slight increase in rent, a liquor license, and a modern, more visible 2nd floor 

entrance which will increase their profitability significantly.  

 

Art Ally will have its own marketing campaign run by Arlington County as part of the 

“Art Fund” requirement by Arlington County for area redevelopments. It will also be 

heavily promoted as a draw for area shoppers and a community benefit.  

 
Destination Urban Mid-box and Mid-sized Merchandisers 
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The “Destination Urban Mid-box” platform concept will be discussed with the real estate 

decision makers at Macy’s about opening a Filenes Basement or Bloomingdales urban 

concept store, Restoration Hardware, Buy Buy Baby, Best Buy, HH Greg, Pet Co, Pet 

Smart, Trader Joes, Dick’s Sporting Goods, and REI. If the companies do not currently 

have a mid-box sized urban concept in their current retail design portfolio, Forest City 

will work with them to create the concept for the Ballston trendsetting market by 

providing best practices, concepts and even designers from successful retail centers.  

 
Potential new 5,000-12,000 square foot tenants will also be approached once the anchor 

leases are executed. Creating a strong tenant mix is vital to the success of the 

redevelopment. Luckily, Forest City Enterprises and Cushman & Wakefield have strong 

existing relationships with the owners of the target in-line retailers including Sephora, 

Nike, NBA Store, J Crew, Banana Republic, and Anthropology. The key will be to 

convince them of the unique and profitable opportunity in Ballston if they focus on the 

right image and quality of product based on the area demographics and not the current 

mall clientele.  

 
Retail Marketing Campaign to Increase Merchant Sales  

 Promote the Ballston Center Redevelopment as “The Place to Be”  

 Year round outdoor and indoor events  

 Sustainable Mall, healthy-air, “Green” theme, bike valet 

 Activities and promotions based on Sports and Activities 

 Activate the Center by hosting quality programs that provide a balance 

between family friendly and adult focused events. 

  Expand social media outreach and web visitors and traffic through 

creative marketing promotions on the website, Twitter and Facebook  

 Highlight Ballston Center’s compelling attributes- Summer Concert 

Series, Art Ally, new retailer and convenient $1 parking.  

 Advertising events and loyalty programs to help bring shoppers to the 

center. 
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PROPERTY MANAGEMENT  

Property Management will focus on the following transformational concerns during and 

after the renovation of Ballston Center. 

1. Creating and maintaining a clean and safe environment. 

2. Continuous commissioning and analysis of systems efficiencies and functionality. 

3. Recycling efforts for all tenants and easy to use public recycling initiatives. 

4. Reuse of consumable and durable goods in all management efforts. 

5. Assistance with construction waste management for tenant fit-outs and 

renovations. 

6. Alternative transportation options for employees, staff, crews, and patrons 

including management of bicycle storage area. 

7. Green procurement of all possible supplies and capital improvements. 

8. Green cleaning crews and contracts with specific oversight benchmarks. 

9. Green pest management contracts with specific oversight benchmarks. 

 

DEVELOPMENT ISSUES  

The design team including the General Contractor budgeted almost $10 million dollars 

for change orders and contingencies to help deal with any unforeseen development 

issues. Since Forest City Enterprises owns one of the sites and manages both of them, 

they have a very good understanding of the buildings and the existing systems.  

 

The anticipated issues are mostly logistical due to the phasing and scheduling of the 

more disruptive construction during mall hours. The construction plan for Phase I is to 

focus on the exterior cladding, roof, and mechanical systems and then compartmentalize 

the 3 interior stages of the retail renovation leaving the CVS wing that connects the 2 

buildings for the last stage. The construction team will also set up protective covers to 

keep a safe pedestrian pathway open for the restaurants and office buildings throughout 

the construction. Some tenants will be moved temporarily during the 3 different stages 
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of the interior renovation, the temporary leases will not be renewed and most of the 

Restaurants and all of the office buildings have first floor exterior street access.  

 

SITE PLANNING AND DESIGN 

The materials will be ordered and staged in the vast under belly of the mall and at a near 

by secure site. The future Arlington County pavilion site will be host to the construction 

trailer and vehicle staging area since the truck route will be from Glebe to Route 50. 

 

Achieving the LEED Silver Existing Building certification will be one of the biggest 

challenges for the design and construction teams while trying to manage an in-place 

renovation with existing tenants. The 3rd party commissioning group will guarantee that 

no short-cuts are used, especially in the retrofitting of the mechanical systems and the 

new water conserving system. 

 

4100 WILSON BOULEVARD CONSTRUCTION 

The purchase site for 4100 Wilson Blvd. will need to be excavated for 3 levels of 

parking below grade. The current building only has a portion of 1 level below grade for 

storage. The infrastructure improvements will need to be coordinated with the rest of the 

site and the upfront expense of close to $30 million will be used over the first 16 months 

to build the garage and retail and prepare for the future office building to accomplish 

Silver LEED certification.  Without moving forward with the construction and lease-up 

of the office tower the timing loss and potential for new competition could be very risky.  

 

Alternatively, upon receipt of entitlements for the office tower, the decision will need to 

be made whether to move forward with the excavation and site work to build the garage 

and three, 35,000 SF floors of ground level and mid-box retail or build the entire office 

building at the same time. Current market conditions would make it difficult to finance a 

speculative office tower without 40% pre-lease, but more lenient construction loan terms 

may resurrect over the next 14 months.  
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Regardless, the value of the site without even submitting for a permit will increase by a 

minimum of $10.86 million once it is entitled. If the garage is built and the retail portion 

is developed, the infrastructure and air-rights to build the new office tower will still be 

worth between $25 million and $50 million dollars. After deducting $6 million in 

entitlement and finance costs and $25 million for the land and construction of the garage 

and retail portion; the new value of the entitlement, the leasable parking garage and the 

repositioned mall remains over 3.5 times the current value of the Ballston Common Mall 

and the existing 4100 Wilson Boulevard site.  

 

PROFFERS 

In exchange for the additional density and approval to redevelop the site Arlington 

County will extract additional benefits from the development team in addition to standard 

permitting and recording fees, which are all accounted for in the attached proformas and 

construction budgets. Although every development in Arlington involves a negotiation 

with The County, certain standard proffers can be anticipated including Affordable 

Housing, Art Fund, Green Fund, Utility Fund, and a TDM contribution. Even though 

Arlington is the driving force behind the retail redevelopment, the additional office tower 

will trigger additional contributions to County initiatives.  

 

The proposed plan includes a complete overhaul of the Arlington County owned garage 

lobby and the elevators that are used to access the mall from the garage. The pedestrian 

flow from the garage will also be upgraded as part of the redevelopment along with the 

Metro footpath bridge that crosses Wilson Boulevard at the 2nd level of the mall. The total 

costs for the associated contributions related to the mall renovation are $1.4 million. The 

upgrades to the landscaping, sidewalks, and streetscape along Wilson, Glebe, and 

Randolph are not calculated as proffers, but development team will repeated point to 

these improvements as a community benefit and Arlington County improvement. 
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SCHEDULE  

The general development and construction timeline is as follows: 
Development Timeline Graph

2010 2011 2012 2013 2014 2015
Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1

Garage/Sitework Office

Central mall retail renovation / phased construction during mall operations
4100 Wilson (Garage / retail / office)
overlap (construction drawings)
potential delay / lag time

   Base Building Construction Co

   Lease-Up / Tenant Buildout

Construction 
Drawings

   Site Plan Submission 

   Site Plan Approval

   Building Permit

   Construction Start 

 
 

The most difficult scheduling pitfalls will involve the Arlington County Site Plan Review 

Committee and obtaining final site plan approval from Arlington County with the 

increase in the office density for 4100 Wilson Boulevard. The zoning amendment and 

design process may take six months or it may linger with additional requests for over a 

year. Once the site plan is approved and the financing is obtained, the base building 

office tower construction will only take 11 months from when the site is excavated and 

the sheeting and shoring is in place.  

 

The following is a chart outlines critical dates for the anticipated redevelopment of the 

4100 Wilson Boulevard future retail and office tower. It also calculates a potential 

delayed timeline scenario. Some items have already been completed. 

DEVELOPMENT SCHEDULE 4100 WILSON BOULEVARD   
   Best Case Scenario  Delayed Scenario 
  DURATION START FINISH  START FINISH 
 PARTNERSHIP FORMATION       
√ Solicit developer proposals 1 month 3/1/2010 4/1/2010  3/1/2010 4/1/2010 
√ Solicit independent market study 2 month 2/1/2010 4/1/2010  2/1/2010 4/1/2010 

√ 
Review proposals and select 
developer 

1 month 4/1/2010 5/1/2010 
 

4/1/2010 5/1/2010 

 Finalize partnership agreement w/ 1 month 5/1/2010 6/1/2010  5/1/2010 6/1/2010 
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developer 
        
 ARCHITECTURE/DESIGN       
√ Schematic Drawings 1 month 4/1/2010 5/1/2010  4/1/2010 5/1/2010 
√ Design Development 3 months 5/1/2010 8/1/2010  5/1/2010 8/1/2010 
 Construction Documents 4 months 1/1/2011 5/1/2011  4/1/2011 8/1/2011 
        
 PERMITS AND APPROVALS       
√ Design Charettes 2 months 4/1/2010 6/1/2010  4/1/2010 6/1/2010 

√ 
Initial Arlington County pre-
approval meetings   5/1/2010   5/1/2010 

√ 
Conceptual Design Review w/ 
neighborhood groups 

 
 

5/1/2010 
  

5/1/2010 

 
Submit to Site Plan Review 
Committee 

 
 

8/1/2010 
  

8/1/2010 

 Arlington County Board Approval   1/1/2011   4/1/2011 

 
Building Permit Review and 
Approval 3 months 

5/1/2011 
8/1/2011  

8/1/2011 
12/1/2011 

        
 FINANCING       

 
Secure Permanent Financing 
(Acquisition)   9/1/2010   10/1/2010 

 
Secure Construction Loan                    
(can commence all equity)   7/1/2011   10/1/2012 

 Construction Loan begins   8/1/2011   10/1/2012 
 Construction Loan Take-Out   2/1/2014   9/1/2014 
        
 CONSTRUCTION       

 
Distribute 80% Construction 
Documents for pricing   

4/1/2011 
  

4/1/2011 

 
Distribute 100% Construction 
Documents for pricing   

5/1/2011 
  

5/1/2011 

 Finalize GMP contract with GC   6/1/2011   6/1/2011 

 
Site work, sheeting & shoring, 
garage 

6 months 
8/1/2011 2/1/2012  8/1/2011 2/1/2012 

 Base Building Construction 11 months 2/1/2012 1/1/2013  11/1/2012 10/1/2013 
 Tenant fit-out 3-12 months 10/1/2012 10/1/2013  6/1/2013 6/1/2014 

 

The initial construction plan for the mall renovation after the design and approval stage 

involves a three step in-place, phased renovation commencing with exterior, entrance, 

mechanical, HVAC and roof renovations. Then the restructuring of the layout will 

include closing off and filling-in the open portion of the floors to the east side of the 2nd 

and 3rd floors past the escalators and straitening out the north/south corridor from the 

main Wilson Boulevard entrance to ‘The Restaurant Rotunda’. The new glass staircase 
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will then be installed up to the 2nd floor along with the new glass escalator next to the 

Rotunda. The final portion of the interior renovation will include the cosmetic upgrades, 

the new flooring system, the new entertainment features, tenant improvements, the 

cooling water wall, the vertical landscaping, and finally the garage entrance renovations 

and elevator upgrades. The entire renovation will occur without closing the entire mall at 

any one time. Although the individual stores will be impacted the phasing will allow for 

most stores that have long term leases and all restaurants to remain open. The pedestrian 

throughways and access points will need to be altered from time to time throughout 

construction. Tenant relocations and a few lease buyouts will also help with the interior 

construction and staging areas.  

 

If a pre-lease is not achieved for at least 40% of the new office tower by the time the 

demolition and excavation of 4100 Wilson Boulevard is scheduled to commence, then the 

new garage and first 3 floors of the retail portion will likely still begin, but the additional 

11 floors will be put on hold until such time as a pre-lease is signed or construction funds 

are readily available for a speculative office tower. The final 11 months of the office 

construction schedule will potentially be postponed as a contingency plan. 

PROJECT MANAGEMENT PLAN 

OWNERSHIP STRUCTURE AND HISTORY 

The Ballston Center Tower redevelopment will be a joint venture between Forest City 

Enterprises, Inc. and Monument Realty, which will form a new entity, Ballston Center 

Tower, LLC for the construction of 4100 Wilson Boulevard.  

 

Forest City Enterprises, Inc. (NYSE: FCEA and FCEB), headquartered in Cleveland, 

Ohio, is an owner, developer and manager of a diverse portfolio of premier real estate 

property located throughout the United States. Forest City has C-Corp status and is 

considered a real estate operating company (REOC). The company is a publicly traded 

real estate company that has chosen not to be taxed as a REIT (Real Estate Investment 
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Trust). The three primary reasons for that choice are (a) the availability of tax-loss carry-

forwards, (b) operation in non-REIT-qualifying lines of business, and (c) the ability to 

retain earnings.  

 

Forest City employs over 3,200 employees and has approximately $11.9 billion in total 

assets (as of 1/31/10). The Commercial Group controls 101 retail, office, hotel and 

mixed-use properties including: 

 47 retail properties with Gross Leasable Area (GLA) of 14.6 million 

square feet 

 48 office buildings with 13.3 million square feet 

 Five hotels with 1,823 rooms 

 

Monument Realty was formed in 1998 by Michael Darby one of the Washington 

region's most successful development experts. Monument Realty has developed over 5 

million square feet of office and retail sites including two of the office towers currently in 

the subject development, 671 N. Glebe Road, which was sold to the Bernstein Company 

and Ballston Point, 4300 Wilson Boulevard. Other notable local developments include: 

Columbia Center, Franklin Square North, Monument III at Worldgate, Monument 

Corporate Center and Monument View. Their current investment partners include: 

Apollo Real Estate Advisors, Carlyle Group, Multi-Employer Property Trust, 

Northwestern Mutual Life, and Prudential Real Estate Investors. (Monumentrealty.com 

2010) 

 

DEVELOPMENT TEAM 

Architect Cooper Carry, David Kitchens, AIA, NCARB 

Zoning Attorney Walsh, Colucci, Stackhouse, Emrich & Lubeley 

Developer(s) Forest City Enterprises, Inc.& Monument Realty (JV Partnership) 

Project Manager Monument Realty (office) / Forest City Enterprises, Inc. (retail) 
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General Contractor Turner Construction Company 

Site Work Hensel Phelps Construction Co. 

Prime Lender TBD (likely Prudential) 

LEED Coordinator Drew Langsam, LEED AP - Turner Construction Company 

Leasing & 

Marketing 

Cushman & Wakefield, Inc.  

Jessica Miller (Office), Peter Marcin (GSA), Matt Alexander (Retail) 

Management Forest City Enterprises, Inc. 

 

DESIGN AND CONSTRUCTION MANAGEMENT 

The design team at Cooper Carry, led by David Kitchens expertise in urban planning, has 

created the initial design development schematic for the entire development. The team at 

Cooper Carry will work very closely with Turner Construction, Walsh Colucci, Forest 

City Enterprises and Monument Realty throughout the Arlington County SPRC process 

and final approval as well as the construction administration phases, the LEED 

certification and the 3rd party LEED commissioning process. Construction Management 

will be handled by Turner Construction, but the integrated design process has been most 

successful in recent developments by utilizing the collective knowledge and experience 

of the entire team in the early stages of the Design-Build process to eliminate or 

anticipate later stage issues ahead of any major change orders or delays.  

 

FUTURE MALL BLOCKING PLAN & OFFICE TOWER SCHEMATIC 

+ Vision for Adjacent Macy’s future redevelopment  
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1st Floor Concept Schematic 2nd Floor Concept Schematic 
 

 

3rd Floor Concept Schematic 

 

 
 
 

 

Parking Deck Schematic 
 

 

 

 

 

 

 

 

Office Tower Stacking Plan / Height 
 

Bird’s Eye Concept Schematic 
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REPORTING STRUCTURE 

Progress meetings will be held at least once a week. The integrated design process will be 

utilized from the beginning to insure that the expert interdisciplinary team works closely 

together to properly design and plan the development to avoid costly change orders and 

redesign issues. The Design-Build process will be used with Turner Construction 

Company as the General Contractor. The following areas will be involved: design, 

construction, tenant fit-out management, finance, energy commissioning, legal, 

marketing, and building operations.  

 

FINANCING 

Forest City Enterprises will obtain a variable-rate, interest only, partial-recourse 

construction loan with a maturity of 3 years with a 1 year extension option for the $47.7 

million for the mall renovation without a fixed take-out loan in-place. The average 

interest rate is estimated to be 8.5%, $4 million annually. Once the Ballston Center retail 

component is stabilized and producing income, Forest City Enterprises will seek long-

term, fixed-rate, non-recourse financing for the project at a 70% Loan-To-Value ratio. 

However, if the debt markets remain tight they will attempt to extend the current debt on 

the entire project (including 4200 Wilson, their 100% leased existing office building) past 

the maturity date with existing market terms and obtain bridge financing for the financed 

portion of the renovations until the debt markets are stronger. With a portion of the debt 

being tax-exempt on the mall renovation, they can utilize variable-rate debt for the mall 

renovation for up to 4 years after the construction completion.  

 

Arlington County is also discussing the ability to provide a revolving loan fund or tax 

increment financing for the garage renovations, the exterior renovations to the building 

and the streetscape. The Arlington County financing options are not included in the 

financing assumptions, but could significantly reduce the construction loan for a portion 

of the renovation by as much as 250 basis points on over $8 million, which would 

reducing the construction loan debt to under $40 million. 
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Forest City                 
Ballston Mall 

Redevelopment  

New Office Tower   
+ Land@            

4100 Wilson Blvd 
SOURCES OF FUNDS    
   Debt $47,706,514  $81,814,114 
   Equity $20,445,649  $35,063,192 
    
EQUITY CONTRIBUTION    
Equity Partner $20,445,649  $21,037,915 
Development Partner $0  $  2,337,546 

Total Equity Contribution $20,445,649  $  23,375,461 
    

PROJECTED RETURN ON COST   
(@ stabilization) 15.8%  11.7% 
DCR (stabilized) 1.64  2.36 

 

Ballston Center Tower, LLC., the joint venture entity, will purchase the 40,935 SF (.94 

acre) 4100 Wilson Boulevard site with 50% equity at 5% fixed interest rate, which 

including all fees and settlement costs will be $4.4 million for the equity and debt, 

respectively. The construction loan will require an additional $30.4 in equity over 3+ 

years. The final construction lender will not be selected until after Arlington County 

approves the Site Plan, however discussions have commenced with several lenders and 

the equity investor will likely be a previous investor in Monument Realty development 

projects. The proforma below estimates a 70% Loan-To-Cost ratio for the construction 

loan at an anticipated 8.5% interest rate.  The permanent loan is anticipated to have an 

80% Loan-To-Value ratio upon stabilization with a 25 year amortization and a 10 year 

balloon payment at 6.5% interest and ½ a point to cover the fees. The current debt 

coverage ratio anticipated is 1.3 for the permanent loan, but the projections anticipate a 

2.42 Debt Coverage Ratio (DCR) once the asset is fully performing.  

 

Below is a chart showing the terms and breakdown of the anticipated debt that will be 

used to purchase, redevelop, and refinance 4100 Wilson Boulevard with a permanent 

take-out loan upon stabilization. The office and retail in the building are conservatively 

anticipated to reach stabilization by the end of 2014 if the construction timeline is not 

delayed significantly. 
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CAPITAL FUNDING ASSUMPTIONS 
4100 Wilson Blvd 

 Acq. Constr. Perm. 
Debt 50% 70% 80% 

Interest Rate 5.25% 8.50% 6.50% 
Amortization NA NA 25 Years 
Fees 0.00% 1.00% 0.50% 
Required DCR   1.30 

    
Equity 50% 30% 20% 

 

DEVELOPMENT / CONSTRUCTION COSTS 

The development budget for the acquisition, demolition and redevelopment of 388,883 

Gross Square Feet of retail and office space at 4100 Wilson Boulevard is anticipated to 

be $116 million ($305.91/RSF) including all associated finance fees and related 

entitlement and development costs (see breakdown below). The two largest components 

of the breakdown are ‘hard’ construction costs, which comprise 48% of the total costs or 

$148.89/RSF and marketing and leasing costs, which make up over 25% of the total costs 

($76.78/RSF). The following construction budgets are based on conceptual design 

estimates provided by Turner Construction. The LEED Certification pricing is not broken 

down specifically into the line items, but it is built into the budget and represents between 

3-4% of the hard and soft costs including the 3rd party commissioning, LEED 

Coordinator, and basic fees.  
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The renovation budget for the mall redevelopment is estimated to cost $68 million, with 

$2.2 million allocated to the pre-construction costs and 43% of the budget for ‘hard’ 

construction costs and contingencies (see breakdown below). 
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FINANCIAL ANALYSIS 

The development schedule is aggressive and a timing slip will be detrimental if it 

happened after the demolition of the existing 4100 Wilson Blvd. building or if delays 

occur during certain portions of the construction that will interfere with retailers running 

their businesses. Although some lease buy-outs and restructurings are budgeted, 

consequential damages are not. Tenants who have long term leases and do not recognize 

the future profit increases they can achieve once the mall renovation is complete.  

 

The proforma assumptions below are based on current market conditions (“Baseline 

Assumptions”) and a steady economic retail recovery over the next few years. Assuming 

Forest City Enterprises continues to focus on the proposed redevelopment plan, the 

upfront costs for predevelopment are approximately $2.2 million dollars. Some of those 

funds have already been appropriated from equity and operations. Forest City Enterprises 

would like to proceed with the purchase of 4100 Wilson Boulevard, perhaps with a 1-2 

year Sale/Lease Back from Macy’s if Arlington County can not provide a comfort level 

about the entitlement approvals and proposed development timeline. Forest City would 

like to put firm money on the building by the end of 2010. 

 

ASSUMPTIONS 
 

CASH FLOW ASSUMPTIONS FOR 4100 WILSON LEASING 

Income   Escalation 
Rent 

Abatement  
-10% Rent 
Scenario 

Lead Tenant 100,000 SF $43.00/SF 2.5% 5 Mth  $39.60/SF 
Spec Office A 92,568 SF $46.00/SF 2.5% 1 Mth  $41.40/SF 
Spec Office B 50,000 SF $48.00/SF 2.5% 1 Mth  $40.50/SF 
Muti Tenant Floor 45,000 SF $47.00/SF 3.0% 2 Mth  $42.30/SF 
Retail (NNN) 
Grossed-Up 81,870 SF $48.00/SF 2.0% 0 Mth  $43.20/SF 
Storage (NNN) 10,000 SF $22.00/SF 0.0% 0 Mth  No Change 
Parking 374 Spaces $180/Space 3.0%   No Change 
Total Rental Income      
Vacancy/ Loss 3.0%     5% 

       
Expenses    Fixed Variable  
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Op. Exp. (Office) 287,568 SF ($6.50/SF) ($1,840,964) 50% 50%  
RE Taxes & Insur. 379,438 SF ($3.50/SF) ($1,328,034) 100% 0%  
Management Fee (3%) 379,438 SF ($1.37/SF) ($519,857) 0% 100%  

Total  ($11.37/SF)    ($12.50/SF) 
       

Capital Reserves 379,438 SF ($0.25/SF) 2.5%   No Change 
Ownership Expense 379,438 SF ($0.10/SF) 2.5%   No Change 
       
Leasing commissions 5%     No Change 
       
       
 

 
CASH FLOW ASSUMPTIONS FOR MALL RENOVATION 

      
Income SF NNN RENT Esc. -10% Rent  Const. Loan  
1st Floor Restaurants  40,000 $35.00  3.00% $31.50  Renovation $68.1 mil 
1st Floor (in line) 30,000 $35.00  3.00% $31.50  Term 3 Yrs +1 opt 
2nd Floor Restaurant  20,000 $32.00  3.00% $28.80  Interest Only 8.50% 
2nd Floor (in line) 14,000 $35.00  3.00% $31.50    
ESPN Zone  32,000 $30.00  3.00% $27.00  Perm. Loan  
Mid-box 22,000 $28-30  3.00% $27.00  LTV 70% 
Food Court + Kiosks 14,400 $65.00  2.00% $58.50  Interest Rate 6.5% 
Cinema 67,062 $32.00  1.00% $28.80  Loan Term  25 Yrs. 
Sport & Health 42,652 $28.00  2.50% $25.20 Balloon Pmt 10 Yrs. 
Art Ally 17,000 $11.00  2.00% No Change   
     Equity 30.0% 
CAM Fee 314,114 $20.00  2.00% No Change Debt 70.0% 
Vacancy Factor 5%   7% Renovation $68.1 mil 
Expenses 314,114 $17.46 2.4% $19.05 SF Before 310,704 
Capital Reserves 314,114 $.25 0% No Change SF After 314,114 
       
 
 
PROFORMA CASH FLOW STATEMENTS 
 

Expanded Development Proformas are located in Exhibit D – Proforma Analysis.  

Annual Cash Flow Statements are separate for the Ballston Center $68 million retail 

renovation by Forest City Enterprises and the redevelopment of 4100 Wilson Boulevard 

by the JV Partnership that will make up Ballston Center Tower, LLC. Estimated Project 

costs and returns are summarized below. 
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The proforma Baseline analysis was run to estimate realistic conservative assumptions as 

well as with all critical assumptions adjusted negatively by 10% to demonstrate a more 

conservative analysis. Those assumptions include rental rate, tenant improvements, and 

operating expenses.  Negatively changing any single assumption by 10% did not 

significantly change the IRR or the investor returns over a 10 year hold period. However, 

adjusting all the assumption negatively by 10% will only produce an 11.3% IRR on the 

new office building and 34.8% for the retail redevelopment. The significant impacts on 

the investment returns were also affected when the lease-up time and up front rental 

abatement were adjusted negatively to reflect a hypothetical deterioration of market 

conditions. The other critical aspects of achieving returns greater then 20% are 

construction overruns, tenant demand, and timing the building delivery for occupancy 

before 2014 when other potential competitive office space may become available. 

 

Summary of Returns on 10% Negatively Adjusted Assumptions: 
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POTENTIAL RISKS AND ALTERNATIVE STRATEGIES 

The purchase of any retail asset in a slowly recovering economy with limited overall 

national job growth anticipated is a risky investment. Once the existing Macys Furniture 

store begins demolition the risk factors exponentially increase because the contingency 

options are no longer viable. Additionally, should a terrorist attack or a natural disaster 

occur in Arlington or DC after construction is underway on 4100 Wilson, it is unlikely 

that any of the proforma numbers could be achieved.   

 

However, alternative scenarios were analyzed which mostly involve keeping the majority 

of the current, longer term retail tenants in the mall for the next 5-10 years with lease 
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renewals near their then escalated rates and purchasing 4100 Wilson from Macys. The 

Macys furniture store would be replaced with a big box retailer for 80,000 SF for 10 

years with $30 in improvements and a $25 PSF rent. This scenario simply kept other rates 

at current levels and returned a 12% IRR on the $8.5 million purchase of 4100 Wilson 

Boulevard.  

 

The assembly of the two contiguous parcels is estimated to increase the value of the 

combined assets for longer term renovation plans and assumes capital rate compression is 

achievable as the retail market recovers along with the value of assembling the properties 

and future FAR for the combined site. 

 

INVESTMENT STRUCTURE 
 

The investment structure for Forest City Enterprises’ investment in the redevelopment of 

the retail is simple compared to the creation of the JV Partnership that will build the 

office tower. Forest City Enterprises, because they are a Real Estate Operating Company 

(REOP) with a C-Corp status and because they already have significant equity in the 

existing mall and the 100% leased 4200 Wilson Boulevard office tower, will borrow 70% 

of the construction funds necessary for the redevelopment. The equity will come from 

either selling other assets in the portfolio or re-appropriating funds from other proposed 

projects around the Country that are on hold due to weaker markets and lower expected 

returns. When the time and stabilization of the property is appropriate they will refinance 

the debt at a conservative 70% Loan-To-Value. The proforma accounts for the value of 

the retail only for consistency purposes.  

 

The investment structure below is for Ballston Center Tower LLC for the purchase and 

redevelopment of 4100 Wilson Boulevard. It assumes that 90% of the $35 million in 

equity contribution will come from an outside investor. The investor will receive 10% 

return on equity accruing annually before the LLC/Developer will receive their 10% 
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subordinated return. Any additional cash flow will be divided with a 70% split to the 

investor annually over the 10% Return on Equity to both parties.  

 

 
 

The last step in the waterfall structure above is when the investor is ‘whole’ with their 

initial equity and expected returns, which in the Baseline Scenario occurs upon the sale of 

the asset in year 10.  The Investor receives a leveraged IRR of 18% and receives returns 

much sooner then the LLC who controlled the asset, but only put $3.5 million into the 

investment at the onset. The developer ultimately receives a 26% leveraged rate of return. 

(See waterfall analysis below) 

 

 



  
  

 



  
  

CONCLUSIONS AND RECOMMENDATIONS 

Forest City Enterprises is a Tier 1 retail developer and operator that has the opportunity 

to purchase a 119,000 square foot anchor property that is attached to Forest City’s 

Ballston Common Mall. The adjacent property will be worth 2-4x’s its current appraised 

value if Forest City Enterprises can leverage Arlington County to approve bonus density 

to encourage the redevelopment of the irrelevant mall. Arlington County’s vision for the 

future of Ballston is contingent on the investment of $50-200 million dollars of 

improvements needed for the 18 acres site. As the owner of the attached parking garage, 

Arlington County is anxious to help create a modern, sustainable signature retail asset in 

The County.  

 

Forest City can take advantage of the strong demographics and current retail slump 

thereby completing the redevelopment before the next retail boom. They can also 

participate in the upside of a potential office development with limited risk by working 

with one of the many developers that see Arlington as a safe-haven for Class A office 

properties. 

  

The sensitivity analyses performed show that over a 10 year hold period negatively 

impacting any of the crucial assumptions by 10% will still not significantly reduce the 

achievable returns. The worst case scenario is that Forest City Enterprises purchases the 

site and holds off on the redevelopment. They should still entitle the additional density 

and further examine the market conditions once they have the ability to build the 

additional FAR.  The “by-right” improvements could add a 12% return on the $8.5 

million (leveraged) investment over a 10 year period without the additional density. 

However with a development partner looking to share the risk of the office tower and the 

County offering incentives, the timing is ideal to pursue all three phases of the proposed 

development immediately. 
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EXHIBITS 

EXHIBIT A – LEASE COMPS 

Comparable Arlington, VA Office Leases 

Tenant Name Address Cls SF Years 
(FS)  

Rent TI’s Date 

Cambridge & Associate 4100 N. Fairfax A 90,151 6.5 $44.58 $16.67 1/12/2010 

Walsh Colucci, 

Stackhouse, Emrich 2200 Clarendon Blvd A 17,228 10 $39.00 $25.00 12/9/2009 

Millen,White Zelano 2200 Clarendon Blvd A 16,380 10 $39.00 $25.00 11/1/2009 

GSA – FDIC 1310 N Courthouse B 107,325 5 $38.25 $50.00 10/9/2009 

In-Q-Tel 2107 Wilson Blvd A 18,738 10 $43.00 $25.00 9/25/2009 

Avalon Bay 

Communities 671 N. Glebe Rd A 50,306 10 $39.50 $36.00 9/18/2009 

GSA – Department of 

Homeland Security 1550 Wilson Blvd B 44,475 5 $38.00 $30.00 9/3/2009 

Mitsubishi Nuclear 

Energy Systems 1001 North 19th St A 29,257 5 $49.00 $10.00 8/31/2009 

GSA - Department of 

Treasury 1310 N Courthouse  B 28,961 10 $44.00 $53.00 8/6/2009 

DARPA 675 N. Randolph St A 355,530 15 $41.67 $55.00 7/21/2009 

Centra Technology, Inc 4121 Wilson Blvd A 43,968 10 $41.68 $40.00 1/26/2010 

Schafer Corporation 3811 N. Fairfax Dr A 26,105 5 $39.50 As-is 9/30/2009 

KIMC 1001 N. 19th St A 18,599 10 $53.00 As-is  11/1/2009 

 

 



85 

Comparable Arlington, VA Retail Leases 

Tenant Name Address Cls SF Yrs 
(NNN) 

Rent 
CAM TI’s Date 

Rustico Liberty Center  A 7,500 10 $36.58 $10.00 $80.00 11/9/2009 

HSBC 4075 Wilson  A 10,000 10 $45.00 $10.00 $25.00 3/7/2000 

Ragtime 901 N. Stuart B 7,000 10 $35.00 $10.00 $50.00 2/1/2010 

CVS Pharmacy Clarendon B 13,000 10 
$51.25 

Flat 
$8.00 

As-is + 

6mths 

abated 

7/1/2007 

Eventide 3165 Wilson  B 7,600 10 
 $20.00 

+3% 
$8.00 

buildout 

cost 

over 

$2.5M 

11/1/2008 

Le Pain Quitodien 2900 Clarendon A 3,500 10 $55.00 $10.00 $75.00 2/1/2009 

Red Mango 2831 Clarendon A 863 10 $63.00 $12.00 As-is 1/15/2010 

Walgreens  2825 Wilson B 
Pad Site         

11,697 SF  20 
$950,000 annual 

ground lease 
As-is 11/1/2008 

Circa  
Clarendon 

Center 
A 4,402 10 $65.00 $15.00 $65.00 1/10/2010 

American Flatbread 

$40 + $100 T.I. 
Zoso Bldg A 4,000 10 $48.00 $10.00 $100.00 9/1/2009 

T-Mobile 
Market 

Common 
A 2,114 10 $64.00 $12.00 As-is 9/1/2009 

TD Bank 3101 Wilson A  7,700 10 $48.00 N/A N/A 2/12009 

Willow restaurant 4301 Wilson B+ 8,000 10 $50.00 $12.00 N/A In process 

Rio Grand 4301 Wilson B+ 8,000 10 $50.00 $12.00 N/A In process 
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EXHIBIT B – PRESENTATION 
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EXHIBIT C – CURRENT SITE PLAN 
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EXHIBIT D – PRO-FORMA ANALYSIS  

Baseline Conservative Assumptions 
PROJECT ASSUMPTIONS
BALLSTON CENTER OFFICE TOWER & RETAIL
ARLINGTON, VIRGINIA

SITE/BUILDING INFORMATION CAPITAL FUNDING
Land Area 40,935 SF 0.94 Acres
FAR (By Right) 9.5 Acq. Constr. Perm.
FAR (Actual/Adjusted) 9.5 Debt 50% 70% 80%
FAR Area 388,883 SF Interest Rate 5.25% 8.50% 6.50%
Gross Buildable Area 388,883 SF @ 1.00 Adj. Factor Amortization NA NA 25 Years
Rentable Area 369,438 SF @ 95% Efficiency Fees 0.00% 1.00% 0.50%
Retail FAR 2.0 Required DCR 1.30
Retail Rentable 81,870 SF
Office Rentable 287,568 SF Equity 50% 30% 20%

Office Tenant #1 Lead Tenant
Office Tenant #2 Spec Office A
Office Tenant #3 Spec Office B SCHEDULE Cum. Period Fiscal Year
Office Tenant #4 Multi Tenant

Lead Tenant Rentable 100,000 SF Acquisition Date 1-Sep-10
Spec Office A Rentable 90,000 SF Predesign Period 6 Months
Muti Tenant Floor Rentable 42,000 SF Design Start 1-Mar-11 6 Months 0
Spec Office B Rentable 55,568 SF OK Design Period 5 Months

Below Grade & Storage Construction Loan Closing 1-Jul-11 10 Months 0
Gross Buildable Area 0 SF Construction Start 1-Aug-11 11 Months 0
Rentable Area 0 SF @ 95% Efficiency Construction Period (1) 4 Months

Below Grade Name Concourse Requisition No. 1 Paid 30-Nov-11 15 Months 1
Include n NRA Y Construction Period (2) 14 Months

Storage Area 10,000 SF Completion of Construction 31-Jan-13 29 Months 2
Include in NRA Y Vacancy Period 1 Months

Initial Occupancy 1-Mar-13 30 Months 2
Net Rentable Area 379,438 SF Lease-Up Period 12 Months

Completion of Lease-Up 28-Feb-14 42 Months 3
Parking
Parking Spaces 374 Spaces @ 360 SF/Space Construction Schedule 18 Months
Parking Area 134,640 SF
Parking Ratio (Office) 1.3 Spaces/1000 SF

STABILIZED CASH FLOW PROJECTION
Income Vacancy Escalation Occupancy
Lead Tenant 100,000 SF $44.00/SF $4,400,000 0.0% 2.5% 100,000 SF
Spec Office A 90,000 SF $46.00/SF $4,140,000 3.0% 2.5% 87,300 SF
Spec Office B 55,568 SF $45.00/SF $2,500,577 3.0% 2.5% 53,901 SF
Muti Tenant Floor 42,000 SF $47.00/SF $1,974,000 6.0% 3.0% 39,480 SF
Retail (NNN) Grossed-Up 81,870 SF $48.00/SF $3,929,760 4.5% 2.0% 78,186 SF
Storage (NNN) 10,000 SF $22.00/SF $220,000 8.0% 0.0% 9,200 SF
Parking 374 Spaces $180/Space $646,272 3.0% 3.0% 368,067 SF

Total Rental Income $17,810,609
Vacancy/Collection Loss 3.0% ($531,464) 97.0%

Total Income $45.54/SF $17,279,145
Expenses Fixed Variable
Operating Expenses (Office) 287,568 SF ($6.50/SF) ($1,841,186) 50% 50%
CAM Charge (Retail) 81,870 SF ($13.00/SF) ($1,048,362) 50% 50%
Real Estate Taxes & Insurance 379,438 SF ($3.50/SF) ($1,328,034) 100% 0%
Management Fee 379,438 SF ($1.37/SF) ($518,374) 0% 100% @ 3.0%

Total Expenses ($11.37/SF) ($3,687,595)

NET OPERATING INCOME $34.17/SF $13,591,550
Escalation

Capital Expense/Reserves 379,438 SF ($0.25/SF) ($94,860) 2.5%
Ownership Expense 379,438 SF ($0.10/SF) ($37,944) 2.5%
Ground Rent 379,438 SF $0.00/SF $0 5.0%

LEASING COMMISSIONS Commission
Premises Base Rate Term Landlord Tenant Total

Lead Tenant 100,000 SF $44.00/SF 12 Years 1.5% 3.0%
Spec Office A 90,000 SF $46.00/SF 10 Years 1.5% 3.0%
Spec Office B 55,568 SF $45.00/SF 10 Years 1.5% 3.0%
Multi-Tenant Floors 42,000 SF $47.00/SF 7 Years 1.5% 3.0%
Retail (Grossed-Up) 81,870 SF $48.00/SF 10 Years 2.0% 3.0%
Storage 10,000 SF $22.00/SF 7 Years 0.0% 0.0%

Commissions Paid Out + 6 Months
TIs Paid Out + 2 Months

2 Month(s)
0 Month(s)
0 Month(s)

Rent Abatement
5 Month(s)
1 Month(s)
1 Month(s)

$2,417,086
$1,924,747

$8,173,051

$50.87/SF

$52.68/SF
$22.00/SF

$1,162,555
$627,116

$2,041,547
$0

Average Rate

$51.72/SF
$50.60/SF
$51.56/SF
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LEASING SCHEDULE
Lead Tenant Lease-Up Period 9 Months 6 Months
Months After Completion Date Cum. Leased Months After Completion Cum. Leased
0.0 Months 1-Mar-13 0% 0%
0.9 Months 1-Apr-13 10% 10%
1.8 Months 1-May-13 20% 20%
2.7 Months 1-Jun-13 30% 30%
3.6 Months 1-Jul-13 40% 40%
4.5 Months 1-Aug-13 50% 50%
5.4 Months 1-Sep-13 60% 60%
6.3 Months 1-Oct-13 70% 70%
7.2 Months 1-Nov-13 80% 80%
8.1 Months 1-Dec-13 90% 90%
9.0 Months 1-Dec-13 100% 100%

Multi-Tenant Floors Lease-Up Period 12 Months 8 Months
Months After Completion Date Cum. Leased Months After Completion Cum. Leased
0.0 Months 1-Mar-13 0% 0%
1.2 Months 1-May-13 10% 10%
2.4 Months 1-Jun-13 20% 20%
3.6 Months 1-Jul-13 30% 30%
4.8 Months 1-Aug-13 40% 40%
6.0 Months 1-Sep-13 50% 50%
7.2 Months 1-Nov-13 60% 60%
8.4 Months 1-Dec-13 70% 70%
9.6 Months 1-Jan-14 80% 80%
10.8 Months 1-Feb-14 90% 90%
12.0 Months 1-Mar-14 100% 100%

Retail Lease-Up Period 10 Months 10 Months
Months After Completion Date Cum. Leased Months After Completion Cum. Leased
0.0 Months 1-Mar-13 0% 0%
1.0 Months 1-Apr-13 10% 10%
2.0 Months 1-May-13 20% 20%
3.0 Months 1-Jun-13 30% 30%
4.0 Months 1-Jul-13 40% 40%
5.0 Months 1-Aug-13 50% 50%
6.0 Months 1-Sep-13 60% 60%
7.0 Months 1-Oct-13 70% 70%
8.0 Months 1-Nov-13 80% 80%
9.0 Months 1-Dec-13 90% 90%
10.0 Months 1-Jan-14 100% 100%

Spec Office A

0.0 Months
0.6 Months

Spec Office B

1.2 Months
1.8 Months
2.4 Months
3.0 Months
3.6 Months
4.2 Months
4.8 Months
5.4 Months
6.0 Months

Lease-Up Period
Date

1-Mar-13
1-Apr-13
1-May-13
1-May-13
1-Jun-13
1-Jun-13
1-Jul-13

1-Aug-13
1-Aug-13
1-Sep-13
1-Sep-13

Lease-Up Period
Date

0.0 Months 1-Mar-13
0.8 Months 1-Apr-13
1.6 Months 1-May-13
2.4 Months 1-Jun-13
3.2 Months 1-Jul-13
4.0 Months 1-Jul-13
4.8 Months 1-Aug-13
5.6 Months 1-Sep-13
6.4 Months 1-Oct-13
7.2 Months 1-Nov-13
8.0 Months 1-Nov-13

Storage Lease-Up Period
Date

0.0 Months 1-Mar-13
1.0 Months 1-Apr-13
2.0 Months 1-May-13
3.0 Months 1-Jun-13
4.0 Months 1-Jul-13
5.0 Months 1-Aug-13
6.0 Months 1-Sep-13
7.0 Months 1-Oct-13

10.0 Months 1-Jan-14

8.0 Months 1-Nov-13
9.0 Months 1-Dec-13

 
 

SUMMARY BREAKDOWN 
Retail 93,000
Office 287,000

Avg Floor Height
11.5' 170.00     14 stories  

Use Space
Slab 
Height

Rentable 
Area

office 14th Floor 14.00       25,000
office 13th Floor 11.50       25,000
office 12th Floor 11.50       25,000
office 11th Floor 11.50       25,000
office 10th Floor 11.50       25,000
office 9th Floor 11.50       25,000
office 8th Floor 11.50       25,000
office 7th Floor 11.50       25,000
office 6th Floor 11.50       25,000
office 5th Floor 11.50       25,000
office 4th Floor 11.50       25,000
retail 3rd Floor 11.50       35,000
retail 2nd Floor 11.50       35,000
retail 1st Floor 18.00       23,000
office 1st Floor 12,000

    Total 170.00     380,000
12.14      

Elevation / FLOOR PLATES

 



  
  

DEVELOPMENT BUDGET
BALLSTON CENTER OFFICE TOWER & RETAIL
4100 WILSON BLVD
ARLINGTON, VIRGINIA FAR Area 388,883 SF

Gross Buildable Area 388,883 SF
Rentable Area 379,438 SF

Acquisition Costs ACQUISITION DEVELOPMENT TOTAL $/SF
Land/Building Purchase $8,300,000 $0 $8,300,000 $21.87/SF
Settlement Cost $250,000 $0 $250,000 $0.66/SF
Feasibility Studies $25,000 $0 $25,000 $0.07/SF
Proffers $0 $2,000,000 $2,000,000 $5.27/SF
Other Acquisition Costs $0 $0 $0 $0.00/SF

Total Acquisition Costs 9% $8,575,000 $2,000,000 $10,575,000 $27.87/SF
Hard Costs
Demolition 119,904 SF $7.00/SF $0 $839,328 $839,328 $2.21/SF
Environmental Remediation $0 $50,000 $50,000 $0.13/SF
Sitework $0 $1,500,000 $1,500,000 $3.95/SF
Parking/Below Grade 134,640 SF $95.00/SF $0 $12,790,800 $12,790,800 $33.71/SF
Base Building Shell 388,883 SF $100.00/SF $0 $38,888,250 $38,888,250 $102.49/SF
General Contractor Bond 0.50% $0 $270,342 $270,342 $0.71/SF
Other Construction $0 $250,000 $250,000 $0.66/SF
Security System $0 $75,000 $75,000 $0.20/SF
Testing, Inspection & QC $0 $200,000 $200,000 $0.53/SF
Other Hard Costs $0 $0 $0 $0.00/SF
Change Orders 3.0% $0 $1,630,000 $1,630,000 $4.30/SF

Total Hard Costs 48.3% $0 $56,493,720 $56,493,720 $148.89/SF
Soft Costs
Architectural, MEP & Structural $0 $1,555,530 $1,555,530 $4.10/SF
Civil Engineering $0 $58,332 $58,332 $0.15/SF
Other Consultants $0 $50,000 $50,000 $0.13/SF
Design Reimbursables $0 $65,000 $65,000 $0.17/SF
Surveys/Subdivision $5,000 $30,000 $35,000 $0.09/SF
Legal & Accounting $150,000 $350,000 $500,000 $1.32/SF
Miscellaneous Administrative $1,500 $50,000 $51,500 $0.14/SF
Bonds, Permits & Fees $0 $100,000 $100,000 $0.26/SF
Insurance 29 Months $30,000/Year $0 $72,500 $72,500 $0.19/SF
Real Estate Taxes 29 Months $200,000/Year $0 $483,333 $483,333 $1.27/SF
Development Fee $3,404,000 3.0% $0 $3,404,000 $3,404,000 $8.97/SF
Operating Deficit $0 $638,799 $638,799 $1.68/SF
Other Soft Costs $0 $0 $0 $0.00/SF
Contingency 3.0% $0 $3,404,000 $3,404,000 $8.97/SF

Total Soft Costs 8.9% $156,500 $10,261,495 $10,417,995 $27.46/SF
Financing Costs
Other Financing Costs $0 $0 $0 $0.00/SF
Financing Commission $0 $0 $0 $0.00/SF
Financing Fees $0 $0 $0 $0.00/SF
Loan Recordation 1.5% $65,981 $1,161,149 $1,227,131 $3.23/SF
Loan Settlement Costs $0 $50,000 $50,000 $0.13/SF
Interest Rate Hedge $0 $50,000 $50,000 $0.13/SF
Debt Service (CL) 132 Months 8.50% $0 $8,622,919 $8,622,919 $22.73/SF

Total Financing Costs 9% $65,981 $9,884,069 $9,950,050 $26.22/SF
Leasing Costs
Marketing $0 $400,000 $400,000 $1.05/SF
Leasing Commissions $0 $8,173,051 $8,173,051 $21.54/SF
TIs - Lead Tenant (w/A&E) $60.00/SF $0 $6,000,000 $6,000,000 $15.81/SF
TIs - Spec Office A (w/A&E) $60.00/SF $0 $5,400,000 $5,400,000 $14.23/SF
TIs - Spec Office B (w/A&E) $55.00/SF $0 $3,056,261 $3,056,261 $8.05/SF
TIs - Multi Tenant (w/A&E) $55.00/SF $0 $2,310,000 $2,310,000 $6.09/SF
TIs - Retail (w/A&E) $50.00/SF $0 $4,093,500 $4,093,500 $10.79/SF
TIs - Storage (w/A&E) $0.00/SF $0 $0 $0 $0.00/SF

Total Leasing Costs 25.2% $0 $29,432,811 $29,432,811 $77.57/SF

GRAND TOTAL $8,797,481 $108,072,095 $116,869,576 $308.01/SF

PROJECTED RETURN ON COST 11.6%

$21.34/FAR SF
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SOURCES OF FUNDS
Debt $4,398,741 $77,409,963 $81,808,703 70.0%

Equity $4,398,741 $30,662,132 $35,060,873 30.0%
$8,797,481 $108,072,095 $116,869,576

Permanent Loan $93,495,661 80.0%
Repayment of Construction Loan ($81,808,703)

Distribution to Equity Partners $11,686,958

Residual Equity Investment $23,373,915 20.0%  
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DEVELOPMENT BUDGET
BALLSTON CENTER OFFICE TOWER & RETAIL
4100 WILSON BLVD

Percent Allocation by SF Allocation by Timing

24.2% 75.8%
GARAGE / RETAIL OFFICE TOWER GARAGE / RETAIL OFFICE TOWER

PHASE 2 PHASE 3 PHASE 2 PHASE 3
$2,009,604 $6,290,396 $8,300,000

$60,530 $189,470 $250,000
$6,053 $18,947 $25,000

$484,242 $1,515,758 $484,242 $1,515,758
$0 $0 $0

$2,560,430 $8,014,570 $9,059,242 $1,515,758

$203,219 $636,109 $839,328
$12,106 $37,894 $50,000

$363,182 $1,136,818 $1,500,000
$3,096,921 $9,693,879 $12,790,800
$9,415,662 $29,472,588 $9,415,662 $29,472,588

$65,455 $204,886 $65,455 $204,886
$60,530 $189,470 $60,530 $189,470
$18,159 $56,841 $18,159 $56,841
$48,424 $151,576 $48,424 $151,576

$0 $0 $0 $0
$394,657 $1,235,343 $394,657 $1,235,343

$13,678,316 $42,815,404 $25,183,016 $31,310,704

$376,626 $1,178,904 $376,626 $1,178,904
$14,123 $44,209 $14,123 $44,209
$12,106 $37,894 $12,106 $37,894
$15,738 $49,262 $15,738 $49,262

$8,474 $26,526 $8,474 $26,526
$121,061 $378,939 $121,061 $378,939

$12,469 $39,031 $12,469 $39,031
$24,212 $75,788 $24,212 $75,788
$17,554 $54,946 $17,554 $54,946

$117,025 $366,308 $117,025 $366,308
$824,180 $2,579,820 $824,180 $2,579,820
$154,667 $484,133 $154,667 $484,133

$0 $0 $0 $0
$824,180 $2,579,820 $824,180 $2,579,820

$2,522,415 $7,895,580 $2,522,415 $7,895,580

$0 $0 $0 $0
$0 $0 $0 $0
$0 $0 $0 $0

$297,114 $930,016 $1,227,131
$12,106 $37,894 $50,000
$12,106 $37,894 $50,000

$2,087,790 $6,535,129 $2,087,790 $6,535,129
$2,409,116 $7,540,934 $3,414,920 $6,535,129

$96,848 $303,152 $96,848 $303,152
$1,978,867 $6,194,183 $1,978,867 $6,194,183

$0 $6,000,000 $6,000,000
$0 $5,400,000 $5,400,000
$0 $3,056,261 $3,056,261
$0 $2,310,000 $2,310,000

$4,093,500 $0 $4,093,500
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PHASE 2 PHASE 3 PHASE 2 PHASE 3
$19,137,645 $62,671,058 $32,444,167 $49,364,536

$8,201,848 $26,859,025 $13,904,643 $21,156,230
$27,339,493 $89,530,083 $46,348,810 $70,520,766  

 
CASH FLOW ANALYSIS 

EQUITY CONTRIBUTION SALE PROCEEDS Year 10 Sale 31-Aug-20
Equity Partner $21,036,524 90.0% Year 11 NOI $16,009,116
Development Partner $2,337,392 10.0% Cap Rate 6.50%

Total Equity Contribution $23,373,915 Sale Price $649.10/SF $246,294,089
Cost of Sale @ 2.25% ($5,541,617)

PROJECT IRR (calc mthly) 30.8% Debt Repayment ($93,495,661)
Net Proceeds $147,256,812

NET PROCEEDS $183,323,478 6.2 X  
 

SENSITIVITY ANALYSIS 
Year 10 Sale

Year 11 NOI CAP RATE VALUE CLOSING COSTS PRJ COST RESIDUAL PSF
$16,009,116 8.5% $188,342,539 $184,104,832 $116,869,576 $90,609,171 $496.37
$16,009,116 8.25% $194,049,888 $189,683,766 $116,869,576 $96,188,105 $511.41
$16,009,116 8.0% $200,113,948 $195,611,384 $116,869,576 $102,115,723 $527.40
$16,009,116 7.5% $213,454,877 $208,652,143 $116,869,576 $115,156,482 $562.55
$16,009,116 7.0% $228,701,654 $223,555,867 $116,869,576 $130,060,206 $602.74
$16,009,116 6.5% $246,294,089 $240,752,472 $116,869,576 $147,256,812 $649.10
$16,009,116 6.0% $266,818,597 $260,815,178 $116,869,576 $167,319,518 $703.19
$16,009,116 5.5% $291,074,833 $284,525,649 $116,869,576 $191,029,988 $767.12  

 



  
  

 
CASH FLOW PROJECTION (ANNUAL)
BALLSTON CENTER OFFICE TOWER & RETAIL
4100 WILSON BLVD
ARLINGTON, VIRGINIA

Calendar Year Ending
Acquisition Date 1-Sep-10 31-Aug-11 31-Aug-12 31-Aug-13 31-Aug-14 31-Aug-15 31-Aug-16 31-Aug-17 31-Aug-18 31-Aug-19 31-Aug-20 31-Aug-21

0 1 2 3 4 5 6 7 8 9 10 11
Occupancy 0.0% 0.0% 67.8% 97.0% 97.0% 97.0% 97.0% 97.0% 97.0% 97.0% 97.0%
Income
Lead Tenant $44.00/SF FS $0 $0 $36,667 $3,176,250 $4,575,771 $4,690,165 $4,807,419 $4,927,605 $5,050,795 $5,177,065 $5,306,491
Spec Office A $46.00/SF FS $0 $0 $793,500 $4,200,375 $4,305,384 $4,413,019 $4,523,344 $4,636,428 $4,752,339 $4,871,147 $4,992,926
Spec Office B $45.00/SF FS $0 $0 $354,248 $2,432,853 $2,600,470 $2,665,481 $2,732,118 $2,800,421 $2,870,432 $2,942,193 $3,015,748
Muti Tenant Floor $47.00/SF FS $0 $0 $98,700 $1,579,365 $2,068,801 $2,130,865 $2,194,791 $2,260,635 $2,328,454 $2,398,308 $2,470,257
Retail $48.00/SF NNN $0 $0 $687,708 $3,779,119 $4,055,119 $4,136,222 $4,218,946 $4,303,325 $4,389,392 $4,477,179 $4,566,723
Storage $22.00/SF FS $0 $0 $38,500 $209,000 $220,000 $220,000 $220,000 $220,000 $220,000 $220,000 $220,000
Parking $4.80/SF NNN $0 $0 $127,216 $632,142 $677,309 $697,628 $718,557 $740,114 $762,317 $785,187 $808,743

Total Rental Income $0 $0 $2,136,539 $16,009,103 $18,502,855 $18,953,381 $19,415,177 $19,888,528 $20,373,729 $20,871,079 $21,380,887
Vacancy/Collection Loss 3.0% $0 $0 ($78,194) ($499,483) ($551,682) ($564,844) ($578,338) ($592,173) ($606,359) ($620,903) ($635,815)

Total Income $0 $0 $2,058,345 $15,509,620 $17,951,173 $18,388,537 $18,836,839 $19,296,355 $19,767,370 $20,250,176 $20,745,073
Expenses
Operating Expenses (Office) $0 $0 ($723,795) ($1,805,793) ($1,841,186) ($1,841,186) ($1,841,186) ($1,841,186) ($1,841,186) ($1,841,186) ($1,841,186)
Retail CAM Charge $0 $0 ($412,125) ($1,028,209) ($1,048,362) ($1,048,362) ($1,048,362) ($1,048,362) ($1,048,362) ($1,048,362) ($1,048,362)
Real Estate Taxes & Insurance $0 $0 ($774,687) ($1,328,034) ($1,328,034) ($1,328,034) ($1,328,034) ($1,328,034) ($1,328,034) ($1,328,034) ($1,328,034)
Management Fee $0 $0 ($61,750) ($460,032) ($518,374) ($518,374) ($518,374) ($518,374) ($518,374) ($518,374) ($518,374)

Total Expenses ($11.37/SF) $0 $0 ($1,972,357) ($4,622,068) ($4,735,957) ($4,735,957) ($4,735,957) ($4,735,957) ($4,735,957) ($4,735,957) ($4,735,957)

NET OPERATING INCOME $0 $0 $85,989 $10,887,552 $13,215,216 $13,652,581 $14,100,882 $14,560,398 $15,031,414 $15,514,220 $16,009,116

Capitalized Income $0 $0 $638,799 $0 $0 $0 $0 $0 $0 $0 $0
Capital Expense/Reserves ($0.25/SF) $0 $0 ($55,335) ($96,243) ($98,649) ($101,115) ($103,643) ($106,234) ($108,890) ($111,612) $0
Ownership Expense ($0.10/SF) $0 $0 ($22,134) ($38,497) ($39,460) ($40,446) ($41,457) ($42,494) ($43,556) ($44,645) $0
Ground Rent $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Debt Service $0 $0 $0 ($3,265,686) ($5,610,202) ($5,625,213) ($5,640,223) ($5,655,234) ($5,670,245) ($5,685,256) $0

NET OPERATING CASH FLOW $0 $0 $647,319 $7,487,126 $7,466,905 $7,885,807 $8,315,558 $8,756,436 $9,208,723 $9,672,707 $0

Equity (Contribution) Distribution ($4,398,741) ($7,126,317) ($23,535,815) $0 $11,686,958 $0 $0 $0 $0 $0 $0 $0
Proceeds From Sale $0 $0 $0 $0 $0 $0 $0 $0 $0 $147,256,812 $0

NET PROPERTY CASH FLOWS ($4,398,741) ($7,126,317) ($23,535,815) $647,319 $19,174,084 $7,466,905 $7,885,807 $8,315,558 $8,756,436 $9,208,723 $156,929,518 $0
PROJECT IRR (calc annually) 31.3%  

 
 



  
  

 
BALLSTON MALL REDEVELOPMENT 

 
DEVELOPMENT BUDGET
BALLSTON CENTER MALL REDEVLOPMENT Gross Buildable Are 314,114 SF
BASELINE ASSUMPTIONS Rentable Area 314,114 SF

ACQUISITION DEVELOPMENT TOTAL $/SF PRE-DEVELOPMENT COSTS
Environmental Survey 20,000

Pre-Development Costs $0 $2,209,000 $2,209,000 $7.03/SF Preconstruction Services 20,000
Lease Buy-Outs / Restructuring $0 $1,500,000 $1,500,000 $4.78/SF Architect (Basic Services) 60,000
Proffers (Garage /Elevator) $0 $1,400,000 $1,400,000 $4.46/SF Site Planning 150,000

7% $0 $5,109,000 $5,109,000 $16.26/SF Civil Engineer 100,000
Geotechnical Engineer 35,000

Hard Costs Mechanical Engineer 60,000
Demolition 80,000 SF $7.00/SF $0 $560,000 $560,000 $1.78/SF Traffic Engineer 15,000
Environmental Remediation $0 $0 $0 $0.00/SF Parking Consultant 0
Sitework $0 $0 $0 $0.00/SF Graphics Consultant 0
Parking/Below Grade $0.00/SF $0 $0 $0 $0.00/SF Landscape Architect 30,000
Base Building 314,114 SF $85.00/SF $0 $26,699,690 $26,699,690 $85.00/SF Wetlands Consultant 0
General Contractor Bond 0.50% $0 $136,298 $136,298 $0.43/SF Lighting Consultant 30,000
Other Construction $0 $250,000 $250,000 $0.80/SF Boundary Survey 0
Security System $0 $60,000 $60,000 $0.19/SF Reimbursables 3,000
Testing, Inspection & QC $0 $100,000 $100,000 $0.32/SF Printing & Reproductions 3,000
Commissioning 1.0% $0 $274,000 $274,000 $0.87/SF Outside Consultant 50,000
Change Orders 4.0% $0 $1,096,000 $1,096,000 $3.49/SF Entertainment & Meals 5,000

Total Hard Costs 43% $0 $29,175,988 $29,175,988 $92.88/SF Travel & Mileage 0
Soft Costs Outside Legal - Land Use/Zoning 150,000
Architectural, MEP & Structural 4% $0 $1,167,040 $1,167,040 $3.72/SF Outside Legal - Partnership Agreements 30,000
Civil Engineering $0 $47,117 $47,117 $0.15/SF Outside Legal - Leasing 200,000
Other Consultants $0 $50,000 $50,000 $0.16/SF Outside Legal - Contracting 8,000
Design Reimbursables $0 $20,000 $20,000 $0.06/SF Public Affairs 100,000
Surveys/Subdivision $0 $10,000 $10,000 $0.03/SF Outside Legal - Reimbursables 10,000
Legal & Accounting $0 $50,000 $50,000 $0.16/SF LEED Consultant 200,000
Miscellaneous Administrative $0 $30,000 $30,000 $0.10/SF Market Study 0
Bonds, Permits & Fees $0 $80,000 $80,000 $0.25/SF Project Identity Consultant 200,000
Insurance 36 Months $30,000/Year $0 $90,000 $90,000 $0.29/SF Leasing Brochure 10,000
Real Estate Taxes (Deferred) 36 Months -($479,975)/Year $0 ($1,439,924) ($1,439,924) -$4.58/SF Tenant Relations 10,000
Development Fee $1,007,000 1.5% $0 $1,007,000 $1,007,000 $3.21/SF Development Director 500,000
Operating Deficit $0 $0 $0 $0.00/SF Planning & Predevel Director 90,000
Other Soft Costs $0 $0 $0 $0.00/SF Development Manager 90,000
Contingency 5.0% $0 $3,245,000 $3,245,000 $10.33/SF Miscellaneous Development 30,000

Total Soft Costs 6% $0 $4,356,232 $4,356,232 $13.87/SF
Financing Costs Total Pre-Construction 2,209,000
Other Financing Costs $0 $0 $0 $0.00/SF
Financing Commission $0 $0 $0 $0.00/SF
Financing Fees $0 $0 $0 $0.00/SF
Loan Recordation 1.0% $0 $477,065 $477,065 $1.52/SF
Loan Settlement Costs $0 $50,000 $50,000 $0.16/SF
Interest Rate Hedge $0 $50,000 $50,000 $0.16/SF
Debt Service 36 Months 8.50% $0 $12,079,597 $12,079,597 $38.46/SF
Ground Rent 0 Months $0/Year $0 $0 $0 $0.00/SF

Total Financing Costs 19% $0 $12,656,662 $12,656,662 $40.29/SF

Leasing Costs SF Ti's PSF
Marketing $0 $400,000 $400,000 $1.27/SF
Leasing Commissions 191,652 $17.74/SF $0 $3,400,000 $3,400,000 $10.82/SF
TIs - Restaurants  68,000 $80.00/SF $0 $5,440,000 $5,440,000 $17.32/SF
TIs - Mid-Box (mini anchor)  37,000 $50.00/SF $0 $1,850,000 $1,850,000 $5.89/SF
TIs - Small 5k-12k  44,000 $50.00/SF $0 $2,200,000 $2,200,000 $7.00/SF
TIs - Sport & Health  42,652 $20.00/SF $0 $853,040 $853,040 $2.72/SF
TIs - Cinema   67,062 $20.00/SF $1,341,240 $1,341,240
Art Ally (stores and kiosks) 17,000 $10.00/SF $0 $170,000 $170,000 $0.54/SF
Façade $3.82/SF $0 $1,200,000 $1,200,000 $3.82/SF

Total Leasing Costs 275,714 25% $0 $16,854,280 $16,854,280 $49.39/SF

GRAND TOTAL $0 $68,152,163 $68,152,163 $212.70/SF

PROJECTED RETURN ON COST (@stabalization) 15.8%  
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SOURCES OF FUNDS
Debt $0 $47,706,514 $47,706,514 70.0%

Equity $0 $20,445,649 $20,445,649 30.0%
$0 $68,152,163 $68,152,163

Permanent Loan (Just on Construction Costs) $54,521,731 80.0%
Repayment of Construction Loan ($47,706,514)

Distribution to Equity Partners $6,815,216

Residual Equity Investment $13,630,433 20.0%  
 

EQUITY CONTRIBUTION
Forest City Enterprises $15,761,026 100.0%
Development Partner $0 0.0%

Total Equity Contribution $15,761,026

PROJECT IRR 38.1%

PROCEEDS $138,473,482  
 
 

SALE PROCEEDS Year 10 Sale 31-Dec-20
Year 11 NOI $12,663,561
Cap Rate 7.00%
Sale Price $575.93/SF $180,908,010
Cost of Sale @ 2.50% ($4,522,700)
Debt Repayment ($65,042,254)
Net Proceeds $111,343,056  

 
SENSITIVITY ANALYSIS 

Year 10 Sale
NET

Year 11 NOI CAP RATE VALUE CLOSING COSTS PRJ COST RESIDUAL PSF
$12,663,561 8.5% $148,983,067 $145,258,491 $132,631,584 $80,216,237 $474.30
$12,663,561 8.25% $153,497,706 $149,660,263 $132,631,584 $84,618,009 $488.67
$12,663,561 8.0% $158,294,509 $154,337,146 $132,631,584 $89,294,892 $503.94
$12,663,561 7.5% $168,847,476 $164,626,289 $132,631,584 $99,584,035 $537.54
$12,663,561 7.0% $180,908,010 $176,385,310 $132,631,584 $111,343,056 $575.93
$12,663,561 6.5% $194,824,011 $189,953,411 $132,631,584 $124,911,157 $620.23
$12,663,561 6.0% $211,059,345 $205,782,862 $132,631,584 $140,740,608 $671.92
$12,663,561 5.5% $230,246,559 $224,490,395 $132,631,584 $159,448,141 $733.00  

 



  
  

ANNUAL CASH FLOW ANALYSIS MALL REDEVELOPMENT 
CASH FLOW PROJECTION RETAIL 
BALLSTON COMMONS MALL REDEVELOPMENT PROFORMA
BASELINE ASSUMPTIONS

1/1/2012 1/1/2013 1/1/2014 1/1/2015 1/1/2016 1/1/2017 1/1/2018 1/1/2019 1/1/2020 1/1/2021 1/1/2022
DESCRIPTION RSF RENT ESC. Lease Up YEAR 1 YEAR 2 YEAR 3 YEAR 4 YEAR 5 YEAR 6 YEAR 7 YEAR 8 YEAR 9 YEAR 10 YEAR 11 TOTAL

Vacancy enovation / Lease Up)
REVENUE

1st Floor Restaurants 40,000 $35.00 3.00% 20.0% $832,000 $1,400,000 $1,442,000 $1,485,260 $1,529,818 $1,575,712 $1,622,984 $1,671,673 $1,721,823 $1,773,478 $1,826,682 $16,881,431
1st Floor (starbucks, Coldstone,CVS,Spa, Bank, 30,000 $35.00 3.00% 50.0% $300,000 $1,050,000 $1,081,500 $1,113,945 $1,147,363 $1,181,784 $1,217,238 $1,253,755 $1,291,368 $1,330,109 $1,370,012 $12,337,073
2nd Floor Restaurant (V-Bar) 20,000 $32.00 3.00% 100.0% $0 $640,000 $659,200 $678,976 $699,345 $720,326 $741,935 $764,193 $787,119 $810,733 $835,055 $7,336,883
2nd Floor (sephora, VS, LC) 14,000 $35.00 3.00% 100.0% $0 $490,000 $504,700 $519,841 $535,436 $551,499 $568,044 $585,086 $602,638 $620,717 $639,339 $5,617,301
ESPN Zone (3 stories) 32,000 $30.00 3.00% 100.0% $0 $960,000 $988,800 $1,018,464 $1,049,018 $1,080,488 $1,112,903 $1,146,290 $1,180,679 $1,216,099 $1,252,582 $11,005,324
Portion of midbox in mall (2nd & 3rd fl) 22,000 $30.00 3.00% 100.0% $0 $660,000 $679,800 $700,194 $721,200 $742,836 $765,121 $788,075 $811,717 $836,068 $861,150 $7,566,160
Food Court (18 vendors) 14,400 $65.00 2.00% 5.0% $889,200 $936,000 $954,720 $973,814 $993,291 $1,013,157 $1,033,420 $1,054,088 $1,075,170 $1,096,673 $1,118,607 $11,138,139
Regal Cinema (6/30/2019) 67,062 $32.00 1.00% 0.0% $2,145,984 $2,145,984 $2,167,444 $2,189,118 $2,211,009 $2,233,120 $2,255,451 $2,278,005 $2,300,785 $2,323,793 $2,347,031 $24,597,725
Sport & Health Club (6/30/10) 42,652 $28.00 2.50% 23.4% $914,256 $1,194,256 $1,224,112 $1,254,715 $1,286,083 $1,318,235 $1,351,191 $1,384,971 $1,419,595 $1,455,085 $1,491,462 $14,293,962
Restoration Hardware or Buy Buy Baby 15,000 $29.00 1.00% 100.0% $0 $435,000 $439,350 $443,744 $448,181 $452,663 $457,189 $461,761 $466,379 $471,043 $475,753 $4,551,062
Art Ally (stores and Kiosks) 17,000 $11.00 2.00% 20.0% $0 $149,600 $190,740 $194,555 $198,446 $202,415 $206,463 $210,592 $214,804 $219,100 $223,482 $2,010,198

   
Common Area Maintenance (CAM) Fee 314,114 $20.00 2.50% $2,087,928 $6,282,280 $6,439,337 $6,600,320 $6,765,328 $6,934,462 $7,107,823 $7,285,519 $7,467,657 $7,654,348 $7,845,707 $72,470,709

TOTAL BASE RENT 314,114 $7,169,368 $16,343,120 $16,771,703 $17,172,947 $17,584,519 $18,006,696 $18,439,762 $18,884,008 $19,339,734 $19,807,247 $20,286,863 $189,805,967
  

TOTAL INCOME $7,169,368 $16,343,120 $16,771,703 $17,172,947 $17,584,519 $18,006,696 $18,439,762 $18,884,008 $19,339,734 $19,807,247 $20,286,863 $189,805,967
 

VACANCY FACTOR 5% $358,468 $817,156 $838,585 $858,647 $879,226 $900,335 $921,988 $944,200 $966,987 $990,362 $1,014,343 $9,490,298
 

GROSS RENTAL INCOME $6,810,900 $15,525,964 $15,933,118 $16,314,299 $16,705,293 $17,106,361 $17,517,774 $17,939,808 $18,372,747 $18,816,885 $19,272,520 $180,315,669
 
 

COMMON AREA OPERATING EXPENSES  

REPAIRS/MAINTENANCE 314,114 $3.50 3% $0 $1,099,399 $1,132,381 $1,166,352 $1,201,343 $1,237,383 $1,274,505 $1,312,740 $1,352,122 $1,392,686 $1,434,466 $12,603,377
ADMIN/PROFESSIONAL/PAYROLL $1.25 3% $392,643 $404,422 $416,554 $429,051 $441,923 $455,180 $468,836 $482,901 $497,388 $512,309 $527,679 $5,028,885
COMMON AREA UTILITIES $3.50 3% $0 $1,099,399 $1,132,381 $1,166,352 $1,201,343 $1,237,383 $1,274,505 $1,312,740 $1,352,122 $1,392,686 $1,434,466 $12,603,377
PARKING (PMT TO COUNTY) $5.00 0% $0 $1,570,570 $1,570,570 $1,570,570 $1,570,570 $1,570,570 $1,570,570 $1,570,570 $1,570,570 $1,570,570 $1,570,570 $15,705,700
REAL ESTATE TAXES $1.53 1.5% $479,975 $487,174 $494,482 $501,899 $509,428 $517,069 $524,825 $532,698 $540,688 $548,798 $557,030 $5,694,067
REAL ESTATE TAX Credit 4 YEARS ($1.53) 3% ($479,975) ($479,975) ($479,975) ($479,975) $0 $0 $0 $0 $0 $0 $0 ($1,919,899)
INSURANCE $1.20 3% $376,937 $388,245 $399,892 $411,889 $424,246 $436,973 $450,082 $463,585 $477,492 $491,817 $506,572 $4,827,730
MANAGEMENT FEES $1.48 3% $204,327 $465,779 $477,994 $489,429 $501,159 $513,191 $525,533 $538,194 $551,182 $564,507 $578,176 $5,409,470

 
TOTAL CAM EXPENSES $15.93 $973,906 $5,035,013 $5,144,279 $5,255,568 $5,850,011 $5,967,750 $6,088,856 $6,213,427 $6,341,565 $6,473,373 $6,608,959 $59,952,707

 
NET OPERATING INCOME $5,836,993 $10,490,951 $10,788,839 $11,058,731 $10,855,282 $11,138,612 $11,428,918 $11,726,381 $12,031,183 $12,343,512 $12,663,561 $120,362,962

 
DEBT SERVICE $4,026,532 $4,026,532 $4,026,532 $6,762,425 $6,762,425 $6,762,425 $6,762,425 $6,762,425 $6,762,425 $6,762,425 $6,762,425 $66,178,994
LEASE ROLL OVER $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
CAPITAL RESERVE 0.25$            $0 $78,529 $78,529 $78,529 $78,529 $78,529 $78,529 $78,529 $78,529 $78,529 $78,529 $785,285

 
CASH FLOW (LOSS) $1,810,461 $6,385,890 $6,683,778 $4,217,778 $4,014,329 $4,297,658 $4,587,965 $4,885,428 $5,190,230 $5,502,559 $5,822,608 $53,398,683

DCR 1.4                      2.6                      2.7                      1.6                      1.6                      1.6                      1.7                      1.7                      1.8                      1.8                      1.9                      

FIRST YEAR STABILIZED CASH ON CASH R 2014 51.31%
IRR OVERALL Includes sales proceeds in year 10 38.13%  

 

 



  
  

 

ASSUMPTION MALL REDEVELOPMENT 
PROFORMA ASSUMPTIONS RSF Total PSF
Square Feet / Value Before Renovation 310,704 64,479,421                 207.53$           
Square Feet / Value After Renovation* 314,114 119,875,985               381.63$           
*(at stabilization)

Total Project Cost (Market Value) 310,704 64,479,421$               207.53$           
Total Project Cost of Renovation 314,114 68,152,163$               216.97$           

Construction Loan (2 or 3 yrs) 3 YEARS
Equity 30% $20,445,649 65.09$             
Debt 70% $47,706,514 151.88$           
Interest Only 8.50% $4,026,532 annual pmt

Permanent Loan (LTV)* Cap Value
LTV / Cap rate for valuation 70% 9% 83,913,190$               267.14$           
Annual Debt Service $6,762,425 $21.53
Interest Rate 6.50%
Loan Term (yrs.) 25
Balloon Payment 10 YEARS ($65,042,254) ($207.07)
*Value does not inclued 4100 or 4200 Wilson Blvd office building

SOURCES OF FUNDS
Equity 30.0% $20,445,649 $65.09

Debt 70.0% $47,706,514 $151.88
Construction Loan $68,152,163 $216.97

Permanent Loan (LTV @ 9cap) 70.0% 83,913,190$               $267.14
Repayment of Construction Loan ($47,706,514) ($151.88)

Distribution to Equity Partner 36,206,675$               $115.27

Residual Equity Investment 30.0% 35,962,796$               $114.49  
 

PROJECT PROPOSED SCHEDULE 
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Development Schedule
Major Project Milestones are as follows:
Master Plan Approval Q1 2011

Phase 1 Phase 2 Phase 3
Site Plan Submission Q3 2010 Q3 2010 Q3 2010
Site Plan Approval Q1 2011 Q1 2011 Q1 2011
Building Permit Q3 2011 Q3 2011 Q3 2011*
Construction Start Q3 2011 Q3 2011 Q1 2012*
Construction Completion Q3 2012 Q1 2012 Q2 2013*
Stabilization Q3 2014 Q3 2014 Q4 2014
First Stabilized Year 2015 2015 2015

* Dependant on Lead Tenant pre-lease of 40%  


