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Introduction 
Item 428 U.1. of Chapter 780, 2016 Acts of Assembly, requires the Department of General 
Services (DGS) to provide quarterly reports, beginning with the initial report due October 1, 
2016, to the Chairmen of the House Appropriations and Senate Finance Committees and to the 
Governor on the Department’s progress to determine disposal options of real property located 
in Loudoun and Fairfax Counties owned by the Innovative and Entrepreneurship Investment 
Authority (IEIA) and improved with the Center for Innovative Technology (CIT) complex. 
 
Specifically 
 
D. 1.  Notwithstanding Va. Code § 2.2-2221, the General Assembly finds real property and 

the improvements thereon to be surplus to the needs of the Commonwealth; specifically, real 

property and improvements located in Loudon County (Parcel 035-26) and Fairfax County 

(Parcels 0152-01-0015 and 0152-01-0017).  The Department of General Services shall pursue and 

is authorized to execute disposal options, with the approval of the Governor, in accordance with 

Va. Code §2.2-1156. 

2. The Innovative and Entrepreneurship Investment Authority and the Center for Innovative 

Technology shall promptly respond to requests for information and provide other assistance as 

requested by the Department of General Services and other state agencies as necessary to 

comply with the requirements of Va. Code §2.2-1156, shall make all records related to the 

property readily available to the Department of General Services, and shall provide the 

Department of General Services access to the property.  Further, the Innovative and 

Entrepreneurship Investment Authority shall continue to manage the property in the best 

interests of the Commonwealth until the property is sold to the successful purchaser.  The 

Innovative and Entrepreneurship Investment Authority shall not convey any interest or allow any 

new use without the recommendation of the Department of General Services and approval of the 

Governor or his designee. 

3. The Innovative and Entrepreneurship Investment Authority shall provide monthly reports 

to the Department of General Services of income and expenses associated with the property.  

The Department of General Services shall provide quarterly reports to the Chairmen of the House 

Appropriations and Senate Finance Committees and to the Governor on the Department’s 

progress to determine disposal options of the parcels, beginning with the initial report due 

October 1, 2016. 

4. Costs incurred by the Department of General Services to carry out the direction in this 
Item shall be accounted for separately from other Department operations and shall be 
reimbursed from the proceeds of the sale of the property.   
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Background 
The Innovation and Entrepreneurship Investment Authority is a political subdivision of the 
Commonwealth tasked with promoting economic development in the technology sector by 
attracting and retaining high technology jobs and businesses in Virginia.  The Center for 
Innovative Technology is a non-profit corporation created in 1985 to support the objectives of 
the IEIA.    
 
Property was donated to the Commonwealth for the construction of a campus complex for CIT 
operations.  The CIT complex includes two connected buildings, including the “Midrise” and an 
iconic “Tower” building constructed on an underground parking facility.   
 
The Commonwealth issued bonds to finance the construction of the CIT complex.  Over the 
years, revenue from subtenants in the Midrise building was put toward the Midrise operating 
expenses.  The current CIT complex operating budget shows $120,000 net income due to the 
Commonwealth from Midrise leases. 
 
Final payment on the Midrise bonds occurred on May 1, 2014.  The same year, the Acts of 
Assembly directed that the Authority transfer ownership of the Midrise to the Department of 
General Services (DGS), as manager of the Commonwealth’s real estate portfolio.  This transfer 
has not yet been formalized because of the interconnectivity of the facility. DGS considered its 
ability to dispose of the Midrise Building without disposing of the remainder of the complex, but 
due to the joined nature of the buildings, this presents significant property management and 
legal hurdles, including sharing of access, utilities, operational expenses, facilities and property 
management responsibilities. In addition, splitting the Midrise building from the remainder of 
the complex likely will diminish the overall value of the property. Item 428 U.1. of Chapter 780, 
2016 Acts of Assembly declared all of the IEIA property surplus to the needs of the 
Commonwealth and the transfer of title for the Midrise is no longer necessary. 
 
Property 
The IEIA’s property consists of three adjacent parcels.  The CIT complex, which straddles the 
Fairfax County/Loudoun County line, sits on two of the three parcels.  This includes the two 
office buildings (Midrise and Tower) containing 123,100 square feet of Class B office space, and 
the common area (including training rooms and auditorium) containing 26,315 square feet and 
443-car parking garage totaling 181,270 square feet.  The office buildings and garage are 
situated on approximately 5.821 acres of the 12.381 acres comprising these two parcels, leaving 
nearly 6.56 acres undeveloped circling the complex.   
 
The IEIA’s third parcel is undeveloped and is located wholly in Fairfax County.  This 13.501-acre 
parcel is made up of four different tracts, which are divided by roads, out conveyances and 
access easements.  A majority of this parcel is located within the Chesapeake Bay Preservation - 
Resource Protection Area (RPA), which significantly reduces the usable acreage and subsequent 
valuation.  The useable acreage is estimated to be approximately 6 acres. 
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A summary of the out conveyances and easements granted by the IEIA since 1993 are as 
follows: 
 

 March 5, 2016: Dedicated 1.10099 acres to Board of Supervisors of Fairfax County for 
Dulles Corridor Metrorail Project and 1.38994 acre permanent ingress-egress easement 
and a storm sewer easement.  

o Consideration:  $1.00 and density credits 

 April 14, 2013: Dedicated approximately 1.233 acres to the Virginia Department of 
Transportation (VDOT) for public street purposes (permanent drainage easement).  

o Consideration:  $1.00 

 October 29, 2010: Dedicated approximately 8.52129 acres to VDOT for public street 
purposes (Innovation Avenue).  

o Consideration:  $1.00 

 February 5, 1998: Dedicated 2.1062 acres to Board of Supervisors of Fairfax County for 
public street purposes and a storm water easement.  

o Consideration:  $1.00 
 
DGS also is reviewing the property title search, survey and zoning to determine what else may 
impact the remaining property.  At this time, DGS does not know the actual remaining 
usable/developable acreage; however, it is estimated to be approximately 6.5 surrounding the 
CIT complex and 6 acres of the unimproved parcel. 
 
Location 
The three parcels are in a prime location near Dulles Airport, the Dulles Toll Road/Airport Access 
Highway and the Dulles Corridor Metrorail Extension.  In March 2016, approximately 2.5 acres of 
the subject property was conveyed by deed and permanent ingress-egress easement by the IEIA 
to the Board of Supervisors of Fairfax County for higher development density credits for the 
Metrorail’s “Innovation Center” station, which is scheduled to be operational in early 2020.  As 
with other metro stations in the Washington, D.C., metropolitan area, it is likely that there will 
be significant development in the immediate area.  
 
Adjacent development 
In addition to the Metrorail conveyance, additional property totaling approximately 11.86 acres 
was conveyed to VDOT and Fairfax County for the relocation of Innovation Avenue (a road that 
runs through the center of the property), and other public street purposes including permanent 
drainage and storm water easements.  The relocation of Innovation Avenue is facilitating the 
development of the adjacent parcel to the northwest of the subject property.  This development 
is a planned 5.5 million-square-foot mixed-use development called “The Hub,” formally known 
as the Dulles World Center, which will be underway by 2020.   
 
Directly south of the property, across the Dulles Toll Road, there is another mixed-use project 
proposed, known as “Innovation Center South,” that will utilize the same Innovation Center 
Metrorail station.  It will consist of a 190-room hotel, 605,000 square feet of retail and office 
space and 1,005 multi-family residential units. 
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Condition 
In October 2015, DGS contracted an independent engineering firm to prepare a Report of 
Property Condition Assessment of the 27-year-old CIT complex and provide a forecast of 
anticipated capital expenditures that would be required to maintain operation of the facility.  It 
was noted in the assessment that the complex was well maintained, but anticipated that 
$9,073,338 would be required over the next 10 years to address the aging roof, elevators, HVAC 
systems, garage, building exterior/windows, restrooms, fire systems and ADA compliance issues.  
Additional funds would be needed to update interior finishes to attract future tenants to the 
complex.  
 
The CIT complex operating budget shows $80,580 budgets for the complex’s on-going repairs 
and maintenance.  Neither DGS nor the Commonwealth has any fiscal responsibility for funding 
maintenance or operating costs of the facilities managed by IEIA/CIT.  Any required 
maintenance is expected to be paid from capital reserve fund balances, which is their intended 
use. IEIA is expected to use its Capital Reserve Capital Fund (currently estimated at $2.8 million 
by DPB) for repairs and maintenance. 
  
Occupancy 
Approximately 97,270 square feet of the CIT complex is leased and 23,900 square feet is 
available for lease.  Of those tenants paying rent, the average rental rate is $20.21 for the Tower 
and $22.40 for the Midrise.  CIT and related entity, Mach37, occupy 27,491 square feet with 33 
full-time employees.  CIT does not pay rent for their 19,880-square-foot office and Mach37 pays 
$16.87 per square foot for their 7,611-square-foot office. 
 
Comparing the CIT complex occupancy to the Dulles Trade Corridor market, the 19.7% CIT 
vacancy is higher than the 16.9% market.  Additionally, the average rents of $20.21-$22.40 per 
square foot are less than the $24.00-26.00 average market rents.  The higher vacancy and 
cheaper rental rate is plausible due to the aging facilities and CIT’s inability to fund requested 
tenant improvements.  The CIT complex operating budget is a “breakeven” budget based upon 
an anticipated annual income of $1.62 million. 
 
Value Information 
DGS has determined through preliminary due diligence investigation that the value of the three 
parcels and infrastructure could be substantial.  Recent (2014-2016) improved property sales in 
the Dulles Trade Corridor have ranged from $151.89 per square foot to $315.27 per square foot.  
Current land sales within the Corridor have ranged from $327,000 per acre to $4.48 million per 
acre depending on parcel size and whether it was raw land, vacant land or redevelopment land.  
Current land sales along an established Metrorail line range from $5.04 million to $22.37 million 
per acre. 
 
Disposition  
CIT complex and undeveloped property has been identified as surplus to the needs of the 
Commonwealth (Item 428 U.1. of Chapter 780, 2016 Acts of Assembly) and DGS has initiated its 
process for evaluating the property and preparing a recommendation for its disposition.  DGS 
has obtained a property condition report, title search, survey and an appraisal has been 
ordered.  DGS and the Real Estate Land Use Section of the Office of the Attorney General are 
reviewing the title and survey to confirm the Commonwealth’s rights of ownership, what 
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remaining property is owned by the Commonwealth and what remains useable after 
consideration of the out conveyances, easements and RPA restrictions.  Additionally, DGS 
understands that Fairfax County has zoned the property I-4 and that additional Floor Area Ratio 
density credits were granted to the property when the 2.5 acres was conveyed to the county for 
the Metrorail station.  Once the area of ownership and zoning/density is confirmed, the 
appraiser will be able to complete the valuation. 
  
Recommendation 
The language declaring the CIT complex and undeveloped property surplus now allows the 
Commonwealth to offer buyers interested in developing the property in conjunction with the 
opening of the new Metrorail station and planned private sector development on land adjacent 
to the CIT complex.  DGS would list the entire property with its commercial brokerage firm 
currently under contract to represent the Commonwealth in real estate transactions.  The true 
valuation of the property will be determined through a competitive disposal process. 
 
It is anticipated that CIT staff will remain in the facility, rent free, until the property is sold.  Once 
the property is sold, DGS is available to CIT staff to identify suitable facilities for relocation and 
develop a plan for the relocation process and costs.  
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CENTER FOR INNOVATIVE TECHNOLOGY (CIT) 
COMPLEX SITE MAP 
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PROPERTY OVERVIEW 

Building Name Number of 
Stories 

Construction 
Date 

Gross Square 
Feet 

Mid-Rise 3 1989 64,347 

Tower 7 1989 58,753 

Common Area 1 1989 26,315 

Parking Garage 3 1989 181,270 

TOTAL 330,685 
2 



CURRENT LAND MARKET VALUES 
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CURRENT LAND MARKET VALUES 

4 



Relocation of Innovation Avenue 
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SURROUNDING PLANNED DEVELOPMENT 



DULLES CORRIDOR METRORAIL EXTENSION 
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 Pedestrian 
Bridge 

 

 Bus stop 
 

 Kiss & Ride 
 

 Bike & Lockers 
 

 2,000 parking 
spaces on the 
south side of the 
Metrorail 

 

 Phase 2 opening 
early 2020 

 Innovation 
Center 
 Station 



PORTIONS OF PROPERTY SOLD SINCE 
1993 
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Conveyances listed in the title report and the consideration amounts listed in the 
deeds: 
 

o March 5, 2016: Dedicated 1.10099 acres to Board of Supervisors of Fairfax 
County for Dulles Corridor Metrorail Project and 1.38994 acre permanent 
ingress-egress easement and a storm sewer easement.  
o Consideration:  $1.00 and density credits 
 

o April 14, 2013: Dedicated approximately 1.233 acres to VDOT for public 
street purposes (permanent drainage easement).  
o Consideration:  $1.00 
 

o October 29, 2010: Dedicated approximately 8.52129 acres to VDOT for 
public street purposes (Innovation Ave) .  
o Consideration:  $1.00 
 

o February 5, 1998: Dedicated 2.1062 acres to Board of Supervisors of 
Fairfax County for public street purposes and a storm water easement.  
o Consideration:  $1.00 



CURRENT IMPROVED PROPERTY MARKET VALUES 
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RENT ROLL FOR TOWER 
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RENT ROLL FOR MIDRISE 
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PROJECTED CAPITAL REQUIREMENTS OVER NEXT 
TEN YEARS 

* Prepared by Faithful & Gould, Report of Property Condition Assessment, 10/9/2015 

11 

Year Expenditure * Description 

Immediate $12,500  Testing Garage & Roof 

2016 1,379,700 Parking Garage & Building Exterior 

2017 2,708,580 HVAC, Electrical & Elevators 

2018 668,014 HVAC & Restrooms 

2019 186,916 Interior Finishes 

2020 128,750 Interior Finishes 

2021 866,301 Parking Garage & Building Exterior 

2022 94,606 Exterior Windows 

2023 35,000 Electrical 

2024 115,250 Fire Systems 

2025 2,877,721 Plaza Decks 

Total $9,073,338    



Center for Innovative Technology  
Survey Parcel Information as of September, 2016 
Information under review by DGS  
 
CIT Complex Parcels 
 
Parcel 1:  
 
Owner: The Innovative Technology Authority 
Reference: Instrument #201011190074299 (Loudoun County) 
Parcel ID: PIN 035267139000 
Address: 2214 Rock Hill Road 
Area:  12,204.67 square feet or 4.872 Acres 
Remaining Potential Development Area: 3.92 Acres 
 
Parcel 2: 
 
Owner: The Innovative Technology Authority 
Reference: DB 6188, Page 1830 (Fairfax County) 
Parcel ID: MAP # 0152 01 0015 
Address: 2214 Rock Hill Road 
Area:  327,111.23 square feet or 7.509 Acres 
Zoning: I-4 (Industrial Medium Density) 
Remaining Potential Development Area: 2.64 Acres 
 
Unimproved Property Parcel 
 
Parcel 3: 
 
Owner: The Innovative Technology Authority 
Reference: DB 6229, Page 1243 (Fairfax County) 
Parcel ID: MAP # 0152 01 0017 
Address: 2205 Rock Hill Road 
Zoning: I-4 (Industrial Medium Density) 
Total Area: 588,126.76 square feet or 13.501 Acres 
Remaining Potential Development Area: To be determined due to the numerous easements 
and the designated Resource Protection Area (DGS estimates approximately 6 acres) 
 

Tract 3A: 123,293.77 square feet or 2.830 Acres 
Tract 3B:  227,794.80 square feet or 5.229 Acres 
Tract 3C:  139,785.64 square feet or 3.209 Acres 
Tract 3D:  97,252.55 square feet or 2.233 Acres 







CIT – FAIRFAX COUNTY 
 

SALES STRATEGY & MARKETING PLAN 
 
 
 

I. Days 1- 60 
PREPARE “CALL FOR OFFERS” MARKETING BROCHURE: 
A. Define trade area 
B. Collect updated comparable sales data 
C. Obtain surveys and existing condition information from owner 
D. Obtain current roll and operating expenses 
E. Update market study 

1. Identify all competing properties on the market for sale.  In some 
instances competing properties may be regional and located in other 
states.  

2. Obtain building plans, surveys, determine zoning and study 
county/city use plans, identify wetlands, investigate 
sewer/water/wells/drain fields  

3. Identify categories of prospective purchasers, i.e. land developers, 
REITs, multi-family developers, home builders, speculators and mixed-
use developers. List top 10 prospects in each category (initial target 
list) currently operating in Metro DC area. 

4. Compare subject to competing areas, i.e., weaknesses, strengths 
5. Define competitive strengths 
6. Update status of Metrorail stop 
7. Update status of The Hub (formerly Dulles World Center),  Innovation 

Center South, and other significant major developments nearby 
F. Establish property pricing parameters with DRES (note: intent is to go to market 

without an asking price) 
G. Establish with DRES the procedures for showing property (contact person, any 

restrictions on hours/access to tenant spaces, etc) 
H. Establish cloud file for due diligence items 
I.  Provide draft of “CALL FOR OFFERS” Marketing Brochure for DRES review and 

approval.    
J. Develop time line for Call for Offers to “go” to market, marketing time period, 

Call for Final Offers date, and date for selection of successful bidder. 
 
 
            



II. Days 61 – 120 

A. Send “Call for Offers”  broker blast to target brokers, and prospective purchaser 
list 

B. Put property on CoStar, Loopnet, Divaris web page, DRES surplus web page, and 
EVA 

C. Develop “Call Log” sheet to keep track of contact information for inquiries. 
D. Schedule tours of Property 
E. Answer questions from prospective Offerors 
F. Follow up calls 
G. Send brochure to new interested parties 
H. Continue marketing 
 

III. Days 121-180 
A. Evaluate all offers submitted  
B. Determine if interviews are necessary 
C. Request and review financials/background of Offerors 
D. Confirm details of offers and obtain answers to any unclear items  
E. Develop spreadsheet for presentation to DRES 
F. Present findings to DRES 
G. Develop short list for Best and Final 

 

IV. Days 181-210 
A. Issue “FINAL CALL FOR OFFERS” to short list 
B. Answer questions from Offerors 
 

V. Days 211-??? 
A. Evaluate Final offers submitted 
B. Interview Offerors 
C. Confirm details of offers and obtain answers to any unclear items 
D. Develop spreadsheet for presentation to DRES 
E. Present findings to DRES 
F. Selection of successful bidder 
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