APR# 05-1-1B

FAIRFAX COUNTY, VIRGINIA
2005 SOUTH COUNTY AREA PLANS REVIEW
NOMINATION TO AMEND THE COMPREHENSIVE PLAN

Date Received: Ghajes”
Date Accepted:
Planning District:
Special Area:

SECTION 1: NOMINATOR/AGENT INFORMATION
(703) 406-8000

Name: __Joseph A. Roberts Daytime Phone:

Address: Paretian Engineering Group, LLC, 21515 Ridgetop Circle, #120
Sterling, VA 20166

Nominator E-mail Address: Joseph.PEGEgmail.com

Signatu inator (NOTE: There can be only one nominator per nomination):
: Representing Lee Boulevard Hts. Block A Business Interest Group
Y,
Signature of Ownex(s) if applicable: (NOTE: Attach an additional sheet if necessary. Each owner of a nominated

parcel must either sign the nomination or be sent a certified letter):
See attached sheet(s)

Anyone signing on behalf of a business entity, must state the relationship to that organization below or on an

attached page: Joseph A. Roberts, Nominator, signs as Director of Urban and Environmental
nnine for Paretian Engineering Gr LLC, on behalf ofthe Lee Blvd. Hts. Block A

Business Interest Group + See attached sheet(s) for other reationships.
SECTION 2: GENERAL INFORMATION

Check appropriate supervisor district: o Braddock 0Lee X1Mason o MountVernon o Springfield

Total number of parcels nominated: Six (6)

Total aggregate size of all nominated parcels (in acres and square feet): 69,200, £ 1. 5%cres

Is the nomination a Neighborhood Consolidation Proposal: 0 Yes & No

SECTION 3: SPECIFIC INFORMATION — Aftach either the Specific Information Table found at
the end of this application form or a separate 8 1z x 11 page (landscape format) idenfifying all the
nominated parcels utilizing the format as shown in the Table found at the end of this application.

All subject property owners must be sent wriften notice of the nomination by certified mail unfess their
signature(s) appears in Section 1 (above).

IMPORTANT NOTE: Any nomination submitted without originals or copies of all the postmarked certified
mail receipt(s) and copies of each notification letter and map will not be accepted.

SECTION 4: CURRENT AND PROPOSED COMPREHENSIVE PLAN DESIGNATIONS
See Section IV, #4, of the Citizen’s Guide for instructions.
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Current Comprehensive Plan text for nominated property: Use the Plan on the Web for your
citation. It is the most up to date. Link: wwﬁgﬁrfaxcountv.gov/dpz/ :

Please see attached Supplezgent 1,' "Current Comprehensive Plan Text"

Current Plan Map Designation: ___R=3, SC, HC, CRD

Proposed Comprehensive Plan Designation:

Office Uses, SC, HC, CRD; please see attached Supp. 2,

"Proposed Comprehensive

Plan Text".

Mixed Use
If you are proposing Mixed Use, it must be expressed in
terms of floor area ratio (FAR). The percentage and
intensity/density of the different types of uses must be
specific and must equal 100% of the total FAR proposed.
The mix and percentage of uses provided by the nominator
are what staff and the task force will review. Ranges are not

Residential Land Use Categories

Categories expressed in dwelling
units per acre (du/ac)

Number of
Units

1-.2 dwac (5-10 acre lots)

2 - .5 dufac {2-5 acre ots)

.51 du/ac (1 — 2 acre lots)

acceptable.
Categories Percent of
Total FAR
Ofiice
_ Retail

Public Facility, Gov & Institutional

Private Recreation/Open Space

Industrial

Residential*

TOTAL 100%

1 -2 dw/ac

2 —3 du/ac

3 —4 dwac

4 — 5 du/ac
5—8 du/ac

8 — 12 du/ac
12 - 16 dw/ac
16 — 20 dw/ac
20 + dufac**

* I residential is a component, please provide the approximate
number and type of dwelling unit as well as the approximate
square footage per unit assumed (i.e., 300 mid-rise multifamily
units at 800 square feet per unit).

** If you are proposing residential densities above 20
du/ac, you must specify a range such as 20-30 du/ac or

30 -40 du/ac.

SECTION 5: MAP OF SUBJECT PROPERTY

Atiach a map clearly outlining in black ink the property of the praposed Plan amendment, The map must
be no larger than 8% x 11 inches. Maps in color will nat be accepted.

SECTION 6: JUSTIFICATION

Each nomination must conform with the Policy Plan and must meet at least one of the following
guidelines. Check the appropriate box and provide a written justification that explaing why your
nomination should be considered, based on the guidefines below (two-page limit).

The proposal would better achieve the Plan objectives than what is currently in the adopted Plan.

There are oversights or land use related inequities in the adopted Plan that affect the area of concern.

All completed nomination forms must be submitted between July 1, 2005 - September 21, 2005 to:

Fairfax County Planning Commission Office
Government Center Building, Suite 330

12000 Government Center Parkway app.

Fairfax, Virginia 22035-5505 Pa gz g i; ;l OB




€ 491 /¥

R v ©de be0Z7 VA ‘Udany) sTTedl PATE uolBuITav €709

ajuelj g pra® -7t
6£°0 | 'paTg uoaBupTAV £/09 joAnead 7S PRARA 6000-v-20-v-150
H9Yd  OfIV B3 P7027 VA fU2any) STTe *PATH UoIBuUTTIV .09
7 / %2'0 ‘paTd woIBUTTIY /09 YITwWs 7 sIMWELQaNe-Y-Z0-¥-150
%0227 VA ‘U2Iny) sTIei] *PATY VOIBUTTIV 6909 foug
%270 *paTg uoIBUTTIV 6909 ‘sasTadaejuy Bueog LOQO-V-Z0-%-T160
70Tz7 VA fumeol ‘paTg uolBulliv /909 977 fsn3ot
%¢0 “PY uwolsTMAOL TTTT unfuusITER 94l 90¢0~-vV-70-%-160
20T2¢ VA ‘uedI9W-paTg uo3lBurTiv €909 A fena07
. *PY GOISTMO —Y=7 )b
£€T°0 Pd UolSTAOL TTTI WNTUUOTT IR mswmoﬁo ¥=Z20-%-150
Py0Z77 VA ‘UQaAnyp STTed 'PATE UOIBUTTIV £909 1STTTYOS N A
$2°0 *PATY woIBUTTIV €409 W s2ourag v 4 asomqoﬁ_-o V=20-7-150
JqUIDN E"mwué 4&5&0/ $2.10Y Ul UM TERE R | JUMQO AIQUERN]
10 BUMQ Jo danjeudisy az1S Pased JO $SS3Ippy SUHIE] JO SS2UPPY 392018 Arradoag Jo amey depy xe]

‘pajdadce aq jou fum det pue 1eya|
uoiteoRou Loes jo seidoo pue (s)idisoal et paipien pexieiysod ay} e 1o s81do o seubuo Jnoym pajpwigns uoneutuol Auy 310N INVLIHOJdWI

*mofaq paisenbar voneuucjur oy JTe apracid jsnw noA ‘reumo Auredoid suo uey) sxow Ajnjou o) paimbar o1e nok I “uoneoyjdde
1y} Jo | peq ul sieadde sinjeudis may) SSa[un [IeW paljINad A UOTIBUILIOU 5Y} JO 92T)0U UIJLIM JUaS 2q jsnu stoumo Ayadoid yoalqns [y

HT14V.L NOLLVINHOAINI DIAIDHS

APR# 05-1-1B
Page 3 of 10



R AR

4 /
B , . WeOCd VA TUYINUYD BTTRA | | .
Eﬁ @ 7 ?:_\VD veto spatg uoaBurTay 1s09 | PATE WOIBUTTAV 1£09| UITWS *11 sawer goHO-¥-Z0-y-160
v
raquiny 1d1939y pagnid) Sa10Y Ul JBUMO [PaIeg RUMQ JIquIny
J0 JUM() JO danjeudi§ | 9ZIS PR ] Jo ssaappy Suipe JO SS3IPPV 19208 Ayradoag jo swmep dejy xe

HTEVL NOLLVINHOANI DIAIDAdS

‘pajdsose aq jou [m dews pue isyef

uoneanOU Yaes Jo serdos pue (shdieoal el paiies pexyeunysod sy jje 10 _mm.ﬁoo 40 sreuiBuo inoyyum pepiuigns uogeuiou Auy (310N INVIHOGW

‘mo[aq pajsanbal uoneuLojul ay) [e apraoxd 1snw noA ‘roumo Auadoxd suo ueyy arow Ajrjou 03 pannbal o1e nok J] -uonestydde
siy) Jo | yed ut sieadde omjeudis noyp SSajun [few payiad £q UOHBUIION 31} JO 20110U US)ILIM JISS 9q Isniu sioumo Ayrodoid joa(qns [y

APR# 05-1-18
Page 4 of 10



€3° ¢/

6c'0 pv0Cz VA ‘4oanuy sitedl.
J/\M\JQ “PATE UOIBUTTIV £/09 PATY WO3ZUITIV €/09 T2NULA *§ PTARQ 60(0-Y-Z0-%-1S0
4
Joquiny] 1dpiay pagnaz) S0V Ul RUMO Paaed
10 IJUM() JO 9amyeusIS | 9718 [3daey Jo ssaxppy Suniey JO SS3IPPY 132.u8 Lfaadoag .E.gw—.”“m QuMmMﬂHZ
L

HA'1dV.L NOLLVINJOANI DIAIDAdS

-pejdance aq jou ym deus pue oy
uoeyou yoes Jo saidoa pue (s)idisaei jlew payiiies pasuetisod sy jie Jo Se1dod J0 SieuBLo INOYIM PayILgns :ca.mw_Eoc \va =) ___:Muz INVL mo% !
. . o - . . - E‘

M M _ w - mm H H .

APR# 05-1-1B
Page 5 of 10



FAIRFAX COUNTY ZONING MAP EXCERPT
SHOWING
TAX MAP 051-4-02, BLOCK A, PARCELS 4-9:

SUBJECT OF NOMINATION BY
THE LEE BOULEVARD HEIGHTS, BLOCK A, BUSINESS INTEREST GROUP

FOR COMPREHENSIVE PLAN REVISION,
2005 SOUTH COUNTY PLAN REVIEW

[Note: the block is outlined in CRD Zone (“Community Revitalization District™), SC
(“Sign Control Overlay District”™) and falls within the HC Zone (“Highway Corridor
Overlay District™), as shown on Excerpt No.2. The block is currently zoned R-3

“Residential at up to 3.0 Dwellings per Acre”).
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Lee Boulevard Heights Block A Business Interest Group Nomination—
Supplement 1

EXISTING COMPREHENSIVE PLAN TEXT

Sub-Unit B-4

To provide a transition in land use intensity between Arlington
Boulevard and the Lee Boulevard Heights subdivision to the south,
Parcels 51-4 ({(15)) 1-21 are planned for townhouse office use up to .35
FAR, well-buffered from the residential uses to the south. Parcels 51-4
((2)) (B) 1-7, 51-4 ((2)) (A) 4-9, and 51-4 ((1)) 6 and 8 are planned for
office use up to 0.25 FAR, with retention of existing residential structures
encouraged to form a transition zone. As an option, this area may be
considered for redevelopment with townhouse office uses up to .35 FAR
provided that building height is limited to 40 feet, logical consolidation of
parcels is achieved, and screening to include a solid wall and effective
landscaping adjacent to single-family residences is provided. These
parcels are designated as a gateway location.
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PROPOSED PLAN TEXT

Sub-Unit B-4

To provide a transition in land use intensity between Arlington
Boulevard and the Iee Boulevard Heights subdivision to the south,
Parcels 51-4 ((15)) 1-21 are planned for townhouse-stvie office use up to
35 FAR, to _be well-buffered from the residential uses to the south.
Parcels 51-4 {(2)) (B) 1-7, 51-4 ((2)) (A) 4-9, and 51-4 ((1)) 6 and 8 are

designated as a gatewav location and are currentlv planmed for office use

up to 0.25 FAR, to form a transition zone with retention of existing

residential structures. FEE Tg- B SH

On a case-by-case basis, these parcels may be considered for

redevelopment with office uses with an FAR of up to .65 when, in

addition to the foreeoing criteria being met, individual parcel entrances to

the existing service drive have been eliminated or consolidated, an

additional landscaned open space of five nercent of the assembled parcels

18 provided, and further practical consolidation of parcels is not precluded.

As an enhancement option, this area_mayv be considered for office
uses up to 35-1.00 FAR, provided that buildineheishtistmited—+to40

feet, adequate consolidation of parcels is achieved, and coherent design

standards are applied across the parcels, including: consistent screening

treatment te-inetude-with a solid wall and effective landscaping adjacent to

the single-family residences to the rear, architecturally compatible parking

structures, dedication of cross easements with provision for construction

of miter-parcel connections between adjacent commercial parking lots, and

the institution of site-specific  Transporiation Svstem Management

measures o be established af the time of redevelonment with the anproval

of the Director.

leeation:
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PARETIAN
ENGINEERING

PEG |z

21515 Ridgetop Cir. #120 ‘ Tel.: 703/4068-8000
Sterling, Virginia 20166 || Fax.: 703/406-4651

September 14, 2005
MEMORANDUM

TO: Fairfax County Planning Commission Office
Government Center Building, Suite 330
12000 Government Center Parkway
Fairfax, Virgima 22035-5505 Qur Reference Ffx05027

SUBJ: 2005 South County Comprehensive Plan Review
Nomination for Plan Revision
by Lee Boulevard Heights Block A Business Interest Group

RE: Justification for Nomination

We ask the Commission to examine the below economic profile of the neighborhood
block in which Floor Area Ratio (FAR) may be gauged as a factor in the measure of value:
Parcels Arrayed by Year of Acquisition and FAR-Foot Cost of Land:

Year Address Most Recent Assessed As- Existing Pianned Current
of Sale | of Parcels Sale Gross sessed | Floor Area | Floor Area | Perceived
in Block A Fioor {.and Ratio Ratio Least FAR-
Arlington Area** Area (Max. Foot Cost
Blvd. {Sq.Ft.) (Sq.Ft.} Range) of Land
1984 6063 $114,500.00 2279 10725 0.21 0.25-0.35 $30.50
1988 6073 $425,000.00 3394 16775 0.20 0.25-0.35 $72.39
1997 6069 $290,000.00 3210 10600 0.30 0.25-0.35 $78.17
2003 6065-6067 $700,000.00 3686 20800 0.18 0.25-0.35 $96.15
2005 8071 $778,000.00 2294 10300 0.22 0.25-0.35 $215.81

The point of the table (also graphically depicted on the next page) is to show that there is
insufficient financial incentive to assemble and redevelop these parcels when the range of
Existing FAR of 0.18 to 0.30 is not sufficiently different from the range for the Planned FAR of
0.25 to 0.35. The question is, why tear down existing income-producing assets to build new ones
that may be only marginally improved in terms of yield? Examine the following summation:

ﬁ%?;g%ﬁfgg;;% $2.307.500.00| 14873 69200 0.22 035 |$155.15

Given the simple aggregates for the scenario of a compiete assemblage of Block A, merely
the replacement cost for the land appears too high (even with no adjustment for inflation), because
the range of potential increments of redeveloped vield is limited to only 0.05 - 0.17 FAR (0.13 in
Aggregate). The Plan may call for a “Gateway Project,” but even renovation is not strongly
encouraged at the existing planned intensities, meanwhile expecting the existing residential
structures to continue to age well beyond their average of already more than fifty years.

In other words, even if current owners were to sell their parcels at zero capital gainto a
singie developer for an assemblage at planned intensities, then the maximum gross floor area that
could be developed would be 0.35 x 69,200 Sq. Ft. = 24,220 Sq. Ft., or a net increase of only
9,347 Sq. Ft., making the average FAR-foot cost $95.35 per Gross Sq. Ft. of floor area
($2,307,500 / 24,220), just to acquire the land. On top of this unit cost per foot of yield would be
the new building cost, parking lots, etc., almost not to mention soft costs to plan, engineer, and
finance from approvals through tenant fit-out and lease. In short, the land costs are simply too
high to encourage redevelopment at the current Planned FAR.

To sum up, the Owners making this nomination ask the Task Force, Planning
Commission and Board of Supervisors to give due consideration to the economics of
redeveloping the parcels within the Lee Boulevard Heights Block A, as well as the neighborhood
and other planning constraints, and adopt progressive plan language that takes account of the new
realities facing the improvement of this Gateway location.
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