
                                    

 

 

 

                                                           

 

Nomination Number CPN22-DR-004 

Supervisor District Dranesville 

Parcel ID Number(s) 16-1 ((1)) 4, 15-2 ((1)) 1, and 15-2 ((1)) 2 

Parcel Address(es) 2140 and 2144 Rock Hill Road, Herndon, VA 20170 

Nominator  Richard D. Stout 

Plan Map Designation Mixed -Uses 

Comprehensive Plan 
Recommendation for 
Nominated Property 

Baseline Recommendations: Land Unit L-3 (Parcels 15-2((1))1, 2, 3 and 
16-1((1))4, 4A) is planned for office and research and development use at a 
maximum intensity of .25 FAR at the baseline. Community-serving retail 
use on the ground level of office structures may be appropriate to serve 
employees. Rail Transit Option: Mixed Use with multiple options within the 
1/2-mile radius of Metro; Residential 16-20 du/ac beyond the 1/2-mile 
radius 

Proposed Land Use MixedUse,Residential,Other 

Summary of Proposed 
Comprehensive Plan 
Change 

Nominator proposes that the Rail Transit Option for Ring 2 in Land Unit L-3 
be changed to allow predominately residential use with non-residential uses 
(retail, services, amenity space and live-work units) limited to appropriate 
first floor street frontages. (Page 152) No change to density (max. 1.6 FAR) 
is proposed. Nominator proposes that the Baseline Recommendation be 
changed to medium density residential: 16-20 dwelling units per acre, at an 
overall intensity of .50 FAR No change is proposed for Ring 3 (the area 
beyond the ½-mile circle) which is planned for residential use at 16-20 
du/ac (0.5 FAR). 

 

F A I R F A X  C O U N T Y 

S I T E - S P E C I F I C  P L A N  A M E N D M E N T  P R O C E S S 

C O U N T Y W I D E 



Rock Hill Road SSPA 
Statement of Justification 
October 25, 2022 
 

Page | 1 

 

Rock Hill Road SSPA 
Statement of Justification 

 

This nomination proposes changes in the mix of uses for the developable parcels in Land Bay L-3.  Land 
Bay L-3 is the area bounded by Loudoun County on the west and north, by Rock Hill Road on the East, 
and by a tributary of Horsepen Creek and associated Resource Protection Area on the south.   

The portions of Land Bay L-3 that are not subject to this nomination are within the RPA or EQC of the 
tributaries of Horsepen Creek, which surround the land bay on the north, west, and south.  No change in 
the designation of these parcels as open space is contemplated. (The parcel at 2148 Rock Hill Road to 
the south of the nomination is under contract for consolidation with the parcels in Land Bay L-2 up to 
Innovation Avenue.) 

A small parcel adjacent to the Loudoun County line is subject to a public access easement that affords 
access from Rock Hill Road into Loudoun County parcels to the west. 

The stream and associated RPA buffer separate the Land Bay L-3 from the more intense density and mix 
of uses planned for Land Bays L-1 and L-2 on the other side of the creek and within the ¼ mile circle of 
the Metro station. 

Two large and well-established residential communities are adjacent to the property across Rock Hill 
Road to the east.   

 Rock Hill - a 127-unit community of 3-story garage townhomes. 
 Dulles Greene - an 806-unit community of 3-4 story multifamily apartments 

 
The adjoining land in Loudoun County is planned for high-density predominately residential use. 
 
Of the approximately 8 acres in Land Bay L-3 subject to the nomination, it is anticipated that up to .5 
acres may be needed for bike trails and ROW along Rock Hill Road and for a roadway into Loudoun 
County aligned with an existing access easement.  This leaves at most +- 7 acres available for 
development, of which a portion will be needed for both private open space and a share of the public 
open space for active recreation per plan recommendations.  The portion of the Dulles Suburban Center 
north of the Dulles Toll Road does not have public recreational facilities other than the Dulles Greene 
Cricket Field operated by FCPA. 

The Concept Plan included with this nomination achieves the densities of 1.6 FAR and 16-20 du/ac in the 
portions of the properties in Ring 2 and Ring 3 as stipulated in the Comprehensive Plan 
recommendations and provides an appropriate share of open space and park uses per plan guidelines. 
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SUMMARY OF PROPOSED COMPREHENSIVE PLAN CHANGE 

The nominator proposes that the Rail Transit Option for Ring 2 in Land Unit L-3 be changed to allow 
predominately residential use with non-residential uses (retail, services, amenity space and live-work 
units) limited to appropriate first floor street frontages. (Page 152) No change to density (max. 1.6 FAR) 
is proposed. 

Nominator proposes that the Baseline Recommendation be changed to medium =-density residential: 
16-20 dwelling units per acre, at an overall intensity of .50 FAR 

No change is proposed for Ring 3 (the area beyond the ½-mile circle) which is planned for residential use 
at 16-20 du/ac (0.5 FAR). 

 

JUSTIFICATION FOR THIS PROPOSED CHANGE 

 

ADDRESS AN EMERGING COMMUNITY CONCERN OR CHANGE IN CIRCUMSTANCES 

The Comprehensive Plan was last updated for this property in 2013. Since the last update, the 
following changes have occurred; 

 The Metro Station has been completed and access points established.  The station is expected 
to begin operations next month, in November 2022 before Thanksgiving. 

 A full movement interchange has been completed at Route 28 with Innovation Avenue; 
 Innovation Avenue has been constructed to Rock Hill Road in a new alignment that separates 

Land Bay L-3 from the primary Metro area within the ¼ mile circle. 
 The Center for Innovative Technology has been closed by the Commonwealth of Virginia and 

the property sold for future development with the expectation that the existing building will 
be demolished. 

 In 2018 the county replanned Land Bays L-1 and L-2 to allow up to 90% non-residential use, 
concentrating the non-residential density close to the Metro entrance.  

 Loudoun County has changed its Comprehensive Plan recommendation for the parcels in 
Loudoun adjacent to Land Bay L-3 from non-residential to predominately residential use. 

 
 
Justification: 

 
All of the changes noted above justify a change in the planned ratio of residential and non-
residential uses in Land Bay L-3. Planning Land Bay L-3 to be predominately residential will 
restore the balance of planned uses for the TSA in Fairfax County and will be better coordinated 
with planned residential uses in adjacent parcels in both Fairfax and Loudoun County. 

 
With the opening of the Innovation Station to occur later this year, the “Rail Transit Option” has 
become a reality and this change will support the near-term development of housing options 
within the TSA. 
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ADVANCE PLANNING OBJECTIVES OF THE COUNTY’S POLICY PLAN, AREA PLANS, AND/OR CONCEPT 
FOR FUTURE DEVELOPMENT, AND NOT BE CONTRARY TO LONG STANDING COUNTY POLICIES 

The items below are drawn from the Comprehensive Plan Major Objectives for the Upper Potomac 
Planning District and the current plan text for Land Unit L of the Dulles Suburban Center.  Note that 
“Plan guidance in the Dulles Suburban Center Overview, Area-Wide, and Design Guidelines section does 
not apply to Land Unit L. For area-wide guidance for Land Unit L, please refer to the Upper Potomac 
Planning District” (Dulles Suburban Center Page 136). 

 
 
Major Objectives (Upper Potomac Planning District Page 3) Limit commercial encroachment into 
residential neighborhoods and establish a clearly defined “edge” between commercial and residential 
areas. 

Justification: 

The 3.5 acres of RPA/EQC within Land Bay L-3 effectively separate this bay from the more 
intense planned development to the south closer to the Metro station. 

The existing plan recommendation for at least 40% (at least 200,000 sf) of non-residential use in 
Land Bay L-3 is in conflict with the goal of limiting commercial encroachment into residential 
neighborhoods 

 

 

Major Objectives (Upper Potomac Planning District Page 3) Preserve stable residential areas through 
infill development of a character and intensity/density that is compatible with existing residential 
uses;  
 
Rail Transit Option for Land Units L-1, L-2, and L-3 (Page 138) Encourage compatible development with 
existing and proposed development in surrounding land units and Loudoun County 

Justification: 

Land Bay L-3 is separated from the core Land Bays by a tributary of Horsepen Creek and its RPA.  
Residential use at 3-5 stories is more compatible with the existing adjacent 3-story townhouse 
and multi-family communities in Fairfax County.  Loudoun County’s comprehensive plan for 
adjacent parcels recommends residential use at densities compatible with the Fairfax County 
density recommendation, so limiting non-residential use in Land Bay L-3 would further the goal 
of compatibility with existing and proposed development in surrounding land units.  
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Major Objectives Upper Potomac Planning District Page 4)  Encourage the creation of additional parks, 
open space, and recreation areas and acquire additional acreage in environmentally sensitive areas as 
part of the Environmental Quality Corridor program.  

Rail Transit Option for Land Units L-1, L-2, and L-3 (Page 138) Provide open space for active recreation 
(including athletic fields), passive recreation and visual relief. Protect and enhance environmental 
resources.  

 

Justification: 

Land Bay L-3 provides better opportunities for furthering the county’s goal of providing more 
recreational facilities.  Its adjacency to existing residential communities and natural stream 
valley resources provides opportunities to expand a green corridor with active recreation areas 
adjacent to passive areas in preservation.  The more intense development planned for Land Bays 
L-1 and L-2 makes the provision of larger active open space more challenging in those land bays. 

Residential use is more compatible with the protection of adjacent stream valleys and tends to 
be “adopted” by residents whether formally dedicated to public ownership and control or left 
undeveloped in private hands.  

 

Rail Transit Option for Land Units L-1, L-2, and L-3 (Page 138) Achieve a compact, high-quality transit 
and pedestrian-oriented, mixed-use community with the highest land use intensity focused within ¼ 
mile of the planned Innovation Center Station or as otherwise indicated under the Rail Transit Options. 

 

Justification: 

The Comprehensive Plan for land bays L-1 and L-2 calls for up to 90% office and nonresidential 
use at FAR of up to 2.8 FAR.  This recommendation is appropriate and consistent with both TOD 
principles and the market.  Per a Washington Post article, In terms of development of new office 
space, “84 percent isn’t just near a Metro station but within a quarter mile of one, according to 
data from Jones Lang LaSalle, CoStar Group, and Delta Associates.”  Continuing to require not 
less than 40% non-residential uses in Ring 2 (at least 200,000 sf), where land areas and 
recommended intensities are significantly less than in Ring 1, could lead to a substantial 
imbalance in the mix between residential and non-residential uses in the TSA. 
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CONTACTS WITH COMMUNITY STAKEHOLDERS 

The nominator has been in contact with Dranesville Supervisor John Foust regarding its planning for this 
area over many years.   

The nominator is also in contact with Loudoun County Planning Staff and with the Loudoun County 
Board of Supervisors regarding plans for the area and nearby projects under review in Loudoun County.  

The nominator has extensive relations with the Town of Herndon and is aware of their community’s 
interest with plans for this portion of Fairfax County that abuts the town line. 

The nominator is in contact with property owners of nearby parcels in Loudoun County and continues to 
coordinate planning efforts with them.  The nominator is the owner of adjacent parcels in Loudoun 
County and plans for a compatible development in the future. 

 

ANTICIPATED TIMELINE FOR DEVELOPMENT 

The nominator controls all of the developable land in Land Bay L-3.  If the change to the plan is approved 
by the County, nominator intends to make application for rezoning of the property consistent with the 
plan and, if the application is approved, to proceed with the development of the property for occupancy 
in 2025 (or sooner if approvals are faster than anticipated).   

The Innovation Station is expected to begin operations next month (November 2022).  The nominator 
believes that this change in plan will enable the County to begin to realize the benefits of the substantial 
investment in the Silver Line extension to Dulles Airport. 

 







 

 
October 25, 2022  
 
 
Fairfax County Department of Planning and Development Planning Division  
12055 Government Center Parkway, 7th Floor  
Fairfax, VA 22035  
 
Re: SSPA Nomination for Rock Hill Road 
 
To Whom It May Concern: 
 
I am the owner of the properties located at 2140 Rock Hill Road (Tax Map 0152-01-0001) and a parcel 
with no address (Tax Map 0152-01-0004), Fairfax, VA 22035, which are being nominated for a 
Comprehensive Plan land use change as a part of the 2022-2023 Site Specific Plan Amendment Process.  
 
I have reviewed the subject nomination and consent to the property being submitted for consideration 
by Richard Stout of Stout & Teague Company. Furthermore, I understand the expectations for the 
process and am willing to participate in the review, analysis, and community engagement, as needed.  
 
Sincerely,  

Dulles Metro LLC 
By: Stout & Teague Company, Manager  

 
G. Neel Teague, Vice President 
8001 Forbes Place, Suite 305 
Springfleld, VA  22151 
nteague@stoutandteague.com 
703.226.6702 
 

 

S & T Rockhill Holdings, LLC 

By: Stout & Teague Company, Manager  

 
G. Neel Teague, Vice President 
8001 Forbes Place, Suite 305 
Springfleld, VA  22151 
nteague@stoutandteague.com 
703.226.6702 
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