FAIRFAX COUNTY, VIRGINIA APR# 05-1-9B

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

Staff Use Only

Date Received:
Date Accepted:
Planning District:

Special Area.

SECTION 1: NOMINATOR/AGENT INFORMATION

Name: Mark Looney, Esq, Daytime Phone: (703)456-8652

Address: Cooley Godward, LLP, One Freedom Square, Reston Town Center, 11951 Freedom Drive, Reston. VA 20190-3656

Nominator E-mail Address: mloonev@cooleyv.com

Ser
Signature of Owher(s) if abp e~NOTE: Attach an additional sheet if necessary. Each owner of a nominated parcel must
either sign the nominatios’ or be sent a certified letter):

See Attached

F: There can be only one nominator per nomiation}:

Anyone signing on behalf of a business entity, must state the relationship to that organization below or on an attached page:
Mark I ooney is an attorney at Cooley Godward, L1P, representing Camden Property Trust,

SECTION 2: GENERAL INFORMATION

Check appropriate supervisor district: 3 Braddock 0O Lee Mason 0 Mount Vernon 3 Springfield

Total number of parcels nominated: 20

Total apgregate size of all nominated parcels (in acres and square feet): 315.914sq fl.  7.23acres

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

SECTION 3: SPECIFIC INFORMATION — Attach either the Specific Information Table found at the end
of this application form or a separate 8 % x 11 page (landscape format) identifying 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 written notice of the nomination by certified mail unless their signature(s)
appears in Section 1 (above).

IMPORTANT NOTE: Any nomination submitted without originals or copies of alf the postmarked certified mail
receipt(s} and copies of each notification lefter and map will not be accepted.
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SECTION 4: CURRENT AND PROPOSED COMPREHENSIVE PLAN DESIGNATIONS
See Section IV, #4, of the Cilizen’s Guide for instructions.

Current Comprehensive Plan text for nominated property:
Use the Plan on the Web for your citation. It is the most up-to-date. Link: www.fairfaxcounty.gov/dpz/.
See Attached

Current Plan Map Designation: 2-3 dw/ac, with options for neighborhood-serving retail, office or hotel

Proposed Comprehensive Plan Designation: mulu-{amily up to 80 du/ac, with options for neighborhood-serving retail
and/or mixed-use

Mixed Use Residential Land Use Categories
If you are proposing Mixed Use, it must be expressed in
terms of floor area ratio (FAR). The percentage and Categories expressed in dwelling Number of
intensity/density of the different types of uses must be units per acre (du/ac) Units
specific and must equal 100% of the total FAR proposed. 1-.2 dufac (5-10 acre lots)
The mix and percentage of uses provided by the nominator 2 - 5 du/ac (2-5 acre lots)
are what staff and the task force will review. Ranges are 51 dwac (1 - 2 acre lots)
not acceptable. 1 -2 dwac
Categories Percent of 5 _ 3 dw/ac
Total FAR 3 4 duac

Office 4 - 5 du/ac

Retail 10%* 5 - 8 dw/ac

Public Facility, Gov & Institutional 212 dwac

Private Recreation/Open Space 12~ 16 dwac

Industrial 16 — 20 dwac

Residential* 90%*** 20 + du/act* 60-80

TOTAL 100% du/ac**
* If residential is a component, please provide the approximate ¥##* See Statement of Justifijcation
number and type of dwelling unit as well as the approximate wf . ential densifies above 90
square footage per unit assumed (i.e., 300 mid-rise multifamily yOu Are propasiig resicentiar Censties e
. . dw/ac, you must specify a range such as 20-30 du/ac or

units at 800 square feet per unit). 30 -40 du/ac

SECTION 5: MAP OF SUBJECT PROPERTY
Attach a map clearly outfining in black ink the property of the proposed Plan amendment. The map must be no
farger than 8 »2 x 11 inches. Maps in color will not 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 explains why your nomination should be considered,

based on the guidelines below (two-page fimit).
The proposal would better achieve the Plan objectives than what is currently in the adopted Plan,
01 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 and September 21, 2005 to:
Fairfax County Planning Commission Office

Government Center Building, Sui'ie,33(} APR# 05-1-9B
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ROCK SPRINGS AVENUE
COMPREHENSIVE PLAN AMENDMENT
EXISTING PLAN TEXT

Baileys Crossroads Community Business Center: Sub-Unit C-3

This sub-unit is located north of Leesburg Pike at its intersection with Carlin Springs
Road. The area abutting Rock Springs Avenue is planned and developed for single-family
residential use at 2-3 dw/ac. Redevelopment for townhouse-style office use up to .35 FAR, ina
style compatible with Rock Springs office condominiums located in Sub-Unit C-1, to the north,
may be appropriate with substantial and logical consolidation. Those parcels fronting on
Leesburg Pike (61-2((22))1-4 and south part of 62-1((1)}12) are planned and developed for
neighborhood-serving retail use and should be retained at the current intensity or, if consolidated
with the parcels to the north, may be considered for redevelopment with townhouse-style office

use up to .35 FAR.

The portion of this sub-unit fronting on Carlin Springs Road is planned for and developed
with single-family residential units (Parcels 62-1((1))1] and the north part of 12) and
neighborhood-serving retail use (Parcel 62-1((1))11A). As an option, neighborhood-serving
retail and/or townhouse-style office uses up to .35 FAR may be considered for this area if two or
more parcels are consolidated. As a further option, office use, or hotel use with ancillary retail,
up to .50 FAR may be considered provided that Parcels 61-2((22))5-22, 62-1({1))11, and 62-

1{(1))12 (north part) are consolidated.

If this area is fully consolidated, access should be provided to Carlin Springs Road at a
point at least 800 feet north of Leesburg Pike. The Leesburg Pike/Rock Springs Road
intersection should be reconstructed to realign the service drive to a point more distant from
Leesburg Pike to provide additional vehicular storage along the service drive at the Rock Springs

Road intersection.
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ROCK SPRINGS AVENUE
COMPREHENSIVE PLAN AMENDMENT
PROPOSED PLAN TEXT

Bailevs Crossroads Community Business Center: Sub-Unit C-3

This sub-unit is located north of Leesburg Pike at its intersection with Carlin Springs
Road. The area abutting Rock Springs Avenue is planned and developed for single-family
residential use at 2-3 du/ac. Redevelopment for townhouse-style office use up to .35 FAR, in a
style compatible with Rock Springs office condominiums located in Sub-Unit C-1, to the north,
may be appropriate with substantial and logical consolidation. Those parcels fronting on
Leesburg Pike (61-2((22))1-4 and south part of 62-1((1))}12) are planned and developed for
neighborhood-serving retail use and should be retained at the current intensity or, if consolidated
with the parcels to the north, may be considered for redevelopment with townhouse-style office

use up to .35 FAR.

The portion of this sub-unit fronting on Carlin Springs Road is planned for and developed
with single-family residential units (Parcels 62-1((1))11 and the north part of 12) and
neighborhood-serving retail use (Parcel 62-1((1))11A). As an option, neighborhood-serving
retail and/or townhouse-style office uses up to .35 FAR may be considered for this area if two or

more parcels are consolidated.

As a further option for consolidation, a major redevelopment project may be appropriate
for this area, provided that Parcels 61-2((22))5-22 and 62-1((1))12 (north part) are consolidated.
The redevelopment project may include: (a) office or hotel use up to .50 FAR , or (b} residential
use resulting in an intensity, exclusive of ADU and bonus units, of 1.5 to 1.85 FAR and a density
of up to 80 du/ac. Retail and support service uses also may be an appropriate component of the
redevelopment project under options (a) or (b), provided that such uses are integral to the
development and do not exceed 20 percent of the development’s total square footage. The scale
and mass of the redevelopment should be compatible with the surrounding commercial land uses,
and the building height should not exceed a maximum of 4 stories or 55 feet. Structured parking
may exceed the maximum building height of 4 stories or 55 feet, provided the structured parking
is within the interior of the site and screened from view by the site’s building(s).

If this area is fully consolidated, access should be provided to Carlin Springs Road at a
point at least 800 feet north of Leesburg Pike. The Leesburg Pike/Rock Springs Road
intersection should be reconstructed to realign the service drive to a point more distant from
Leesburg Pike to provide additional vehicular storage along the service drive at the Rock Springs

Road intersection.
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ROCK SPRINGS AVENUE
COMPREHENSIVE PLAN AMENDMENT
PrOPOSED PLAN TEXT

Baileys Crossroads Community Business Center: Sub-Unit C-3

This sub-unit is located north of Leesburg Pike at its intersection with Carlin Springs
Road. The area abutting Rock Springs Avenue is planned and developed for single-family
residential use at 2-3 dwac. Redevelopment for townhouse-style office use up to 335FAR,ina
style compatible with Rock Springs office condominiums located in Sub-Unit C-1. 1o the north,
may be appropriate with substantial and logical consolidation. Those parcels fronting on
Leesburg Pike (61-2((22))14 and south part of 62-1((1))12) are planned and developed for
neighborhood-serving retail use and should be retained at the current intensity or, if consohidated
with the parcels to the north, may be considered for redevelopment with townhouse-style office

use up to 35 FAR.

The portion of this sub-unit fronting on Carlin Springs Road is planned for and developed
with single-family residential units (Parcels 62-1((1))11 and the north part of 12} and
neighborhood-serving retail use (Parcel 62-1((1))11A). As an option, neighborhood-serving
retail and/or tawnhouse-style office uses up to .35 FAR may be considered for this area if two or
more parcels are consolidated.

_As a further option_for consolidation, a major redevelopment project may be appropriate

The redevelopment project may include: (a) office or hotel use up 1o .50 FAR , or {b) residential
use resulting in an intensity, exclusive of ADU and bonus units, of 1.5 to 1.85 FAR and a density

s area, provided that Parcels 61-2((22))5-22, and 62-1((1))12 (north part) are consolidated.

| Daleted: ExisTING

| Deleted: , office use, or hotel use with
| anciliary retail, up to .50 FAR

[ Deieted: considered

{ peleted: , 62-1(111,

of up to 80 dufac, Retail and support service uses also may be an appropriate component of the
redevelopment _project under options (a) or (b)., provided that such uses are integral to the
development and do not exceed 20 percent of the development’s total square footage. The scale
and mass of the redevelopment should be compatible with the surrounding commercial land uses.
and the building height should not exceed a maximum of 4 stories or 55 feet. Structured parking
may exceed the maximum building height of 4 stories or 55 feet. provided the structured parking

is within the interior of the site and screened from view by the site’s building(s).

If this area is fully consolidated, access should be provided to Carlin Springs Road at a
point at least 800 feet north of Leesburg Pike. The Leesburg Pike/Rock Springs Road
intersection should be reconstructed to realign the service drive to a point more distant from
Leesburg Pike to provide additional vehicular storage along the service drive at the Rock Spnings

Road intersection.
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SuB-UNIT C-3
2005 COMPREHENSIVE PLAN AMENDMENT
BAILEY’S CROSSROADS
ROCK SPRINGS AVENUE

STATEMENT OF JUSTIFICATION

1. INTRODUCTION AND OVERVIEW

Cooley Godward, LLP (hereinafter referred to as the “Applicant”), 1s submitting this
nomination on behalf of Camden Property Trust (“Camden”™), with the consent of the owners of
twenty properties in the Rock Springs Area of the Bailey’s Crossroads Community Business Center
of Fairfax County. The twenty properties are located in the Mason District on the east and west sides
or Rock Springs Avenue, bounded by Leesburg Pike/Route 7 on the south and Carlin Springs Road
on the east, and are identified as Fairfax County Tax Maps 61-2 ((22)) Parcels 1-2, 4-6,8-18, 20-22
and 62-1 ((22)) Parcel 12 (the “Property”). The Property is within the Baileys Planning District of
Area | of the Fairfax County Comprehensive Plan. The Applicant requests approval of a
Comprehensive Plan Amendment to provide additional opportunities for a major redevelopment and
neighborhood consolidation to include residential mixed use at densities appropriate for this location
near the intersection of Columbia Pike and Leesburg Pike/Route 7.

11. COMPREHENSIVE PLAN AMENDMENT

The Property is within Sub-Unit C-3 of the Baileys Crossroads Community Business Center.
The majority of the parcels within the Property, which abut Rock Springs Avenue, are planned for
single family residential use at two to three dwelling units per acre. The remainder of the parcels,
those fronting on Leesburg Pike (61-2((22))1-4 and south part of 62-1((1))12), are planned for
neighborhood-serving retail use. These planned uses recognize the existing development.

However, the existing Comprehensive Plan language also recognizes that this area is
appropriate for redevelopment, given the changing nature of its swroundings. For example. the Plan
currently allows for redevelopment of these parcels for townhouse-style office use up to .35 FAR,
with substantial and logical consolidation. The Plan also provides that as a further option, office or
hotel use with ancillary retail, up to .50 FAR may be considered provided that Parcels 61-2((22))5-
22, 62-1((1N11, and 62-1((1)12 (north part) are all consolidated. Thus, future redevelopment of the
Property already is expected, with the only open issue being the form of that eventual change.

The Applicant is proposing additional language that would allow another option for
consolidation of Parcels 61-2((22))3-22 and 62-1{(1))12 (north part). The addstional language
provides for a major redevelopment project which may include: (a) office or hotel use up to .50 FAR
, or (b) residential use resulting in an intensity, exclusive of affordable housing units and bonus units,
of 1.5 to 1.85 FAR and a density of up to 80 dwelling units per acre. The proposed language would
also allow for retail and support service uses as an appropriate component of the redevelopment
project, provided that such uses are integral to the development and do not exceed 20 percent of the
development’s total square footage. The scale and mass of the redevelopment should be compatible
with the surrounding commercial land uses, and the building height should not exceed a maximum of
4 stories or 55 feet. Structured parking may exceed the maximum building height of 4 stories or 55
feet, provided the structured parking is within the interior of the site and screened from view by the

site’s building(s). APR# 05-1-98
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The Applicant secks to improve upon the existing Comprehensive Plan language by
providing an option for a major redevelopment by way of neighborhood consolidation to allow for
high density multi-family residential use on the Property. This type of use is appropriate for this
location and furthers the County’s goal of balancing office and housing uses in the Baileys
Crossroads area, which has historically been heavy with office space, but lacking the corresponding
residential development. By placing residential development near existing office space, residents
would potentially be able to walk to work, alleviating some of the congestion on the surrounding

road network.

This type of change is appropriate for this neighborhood due to the changing nature of the
surrounding area. Single family residences are less compatible with the surrounding commercial and
multi-family uses. In addition, the presence of other multi-family developments along Leesburg Pike
and near Columbia Pike and Carlin Springs Road makes multi-family development at this site more
appropriate. A similar plan amendment to allow for multi-family residential development by way of
neighborhood consolidation was recently approved for the Fairfield Residential Development
Concept (OTPA 804-I-B2) on a nearby property. Redevelopment of this Property as a multi-family
residential development will provide additional opportunities for affordable housing in an area of the
county that is underserved. Camden is offering a creative solution to the displaced residences,
offering them an opportunity to own a condominium in the new multi-family complex, in addition to

providing monetary compensation.

The Plan, in contemplating future redevelopment of the Property, includes transportation
improvements designed to handle such development. It provides that if this area is fully
consolidated, access should be provided to Carlin Springs Road at a point at least 800 feet north of
Leesburg Pike. In addition, the Plan recommends that the Leesburg Pike/Rock Springs Road
intersection be reconstructed to realign the service drive to a point more distant from Leesburg Pike
to provide additional vehicular storage along the service drive at the Rock Springs Road intersection.
The Applicant is not proposing to amend these transportation improvements. A preliminary traffic
assessment indicates that redevelopment of the Property as proposed will not decrease the existing
level of service at any of the surrounding intersections.

111 CONCLUSION

The Applicant’s proposed Comprehensive Plan Amendment improves upon the existing
recommendations regarding major redevelopment projects and supporting the county’s efforts to
balance office and housing in the Baileys Crossroads arca. As such, the Applicant’s proposal would
better achieve the Plan objectives than what is currenily in the Plan. The Applicant, therefore,
respectfully requests the support of the Comprehensive Plan Amendment by County Staff, the

Planning Commission, and approval by the Board of Supervisors.

251967 v2/RE
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Message

Quintero, Clara

From: Looney, Mark [mlooney@cooiey.com]
Sent:  Frday, October 28, 2005 5:08 PM

To: Quintero, Clara
Ce: tiacobus@SummitProperties.com; Himes, Heather; Levinson, Andrew; Carroll, Christina; Schneck,
Nancy

Subject: RE: 2005 APR Nomination

Clara - thanks for the email. Just to clarify the retail issues, our client is proposing a maximum of 10% retaif in its
nomination, although the draft language suggested it could go as high as 20%. Just to eliminate any confusion,
we ask that your office evaluate the proposal based on 2 maximum 10% retail uses.

{ also apologize for the oversight in not including Parcel 11 in our package. Attached is the owners' consent to the
nomination that we secured from them for inclusion in our package. We did intend to include Parcel 11, so thanks
for seeking clarification. | also have included two different tax maps that show the parcels we included with the
nomination {one is larger than the other).

Piease let me know if you need anything else. We look forward to working with you on this matter, Thanks.

Mark C. Looney

Cooley Godward LLP ¢ One Freedom Sguare + Reston Town Center
11951 Freedom Drive ¢ Reston, VA 20190-5656

Direct: 703-456-8652 + Fax: 703-456-8100 + Cell: 703-475-3555

Bio: www.cooley.com/mlooney + Practice: www.cooley.comy/realestate

From: Quintero, Clara [mailto:Clara.Quintero@fairfaxcounty.gov]
Sent: Friday, October 28, 2005 2:42 PM

To: Looney, Mark

Subject: 2005 APR Nomination

Mr. Looney,

The Department of Planning and Zoning has received your APR nomination for property located at the corner of
Leesburg Pike and Carlin Springs Road in Sub-Unit C-3 of the Baileys Crossroads Community Business

Center. Although you have proposed an option for residential/retait mixed use, the amount of retail we should
evaluate is not clear. The mixed use chart incicates 10% retall, while the proposed Plan text indicates up to 20%
retail. Please let us know which percentage of the preposed planned intensity to attribute to retail use.

In addition, please clarify if you had intended to include the remaining parcels in Sub-unit C-3. Piease provide
revised tables and maps that clearly show which parcels are to be included in the nomination.

Thank you,

Clara

APR# 05-1-9B
10/31/2005 Page 24 of 24



