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Submission Form for Proposed Changes to the Comprehensive Plan or 
Comprehensive Plan Amendment Work Program 

To use this form, type responses or print in ink. Attachments may be used as necessary. This form is also 
available on the Web at: http://www.fairfaxcounty.gov/dpz/fairfaxforward/submitaplanidea.pdf 

1. Subject Property Information (Not required for countywide proposal.) For help visit the Planning & zoning viewer 

Identify general location, street address, or Tax Map parcels, if available. • Countywide 
a) General Location: eastern side of Eskridge Road, south side of Route 29, north side of Route 50 and west of the Mosaic District 

b) Street Address: 2929-2931 Eskridge Road Fairfax, Virginia 22031 

c) Tax Map Parcel Numbers: 49-3-((34))-2929A-U, 2931A-H 
For help visit the Department of Tax Administration website or the Digital Map Viewer 

d) Identify total aggregate size of all subject parcels in acres or square feet: 
139,207 square feet 

For help visit the Department of Tax Administration website 

2. Proposed Amendment to Comprehensive Plan recommendations 
a) Describe the character and type of proposed development, if a land use change is proposed. The potential de
velopment could be described in terms of land use floor area ratio (FAR) or dwelling units per acre. Building height 
or size may also be used to convey scale. 

Please see attached statement and exhibits 

b) If a policy change is proposed, describe why the proposal should be addressed at a countywide level. 

c) Provide justification for the proposed amendment. Describe how the proposal meets any of the following criteria 
and why the proposal should be included in the work program. Check all that apply. 

Address emerging community concerns or changes in circumstance; 

Respond to actions by others, such as Federal, State, or adjacent jurisdictions; 

Advance major policy objectives, such as promoting environmental protection, fostering revitalization 
of designated areas, supporting economic development, preserving open space, providing 
affordable housing, or balancing transportation infrastructure and public facilities services 
with growth and development; 
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Better implement the Concept for Future Development; 

Reflect implementation of Comprehensive Plan guidance through zoning approvals; and, 

Respond to or incorporate research derived from technical planning or transportation studies. 
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Explanation for (c). (Additional sheets may be attached.) Please see attached statement 

3. Contact Information (Name and daytime phone required.* Provide street address and/or email address.) 

a) Name* Brian Winterhalter 

b) Daytime Phone: 703-456-8168 
c) Street Address- Cooley LLP, Reston Town Center, 11951 Freedom Drive Reston, Virginia 20194 

d) Email Address: bwinterhalter@cooley.com 

4. Would you like to speak with staff about this submission? 

Select: Yes or No 
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4a. If yes, how should we contact you? e-mail ^ phone 

**Staff review of all submissions is anticipated to begin February 2016** 
Submit the completed form or direct questions to: 
Fairfax County Department of Planning and Zoning 
The Herrity Building 
12055 Government Center Parkway 
Suite 730 
Fairfax. Virginia 22035-5500 
703-324-1380, TTY711 (Virginia Relay) 
nP7mail@fairf3yr.ni inty gov 
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Proposed Change to Comprehensive Plan 
Merrifield Suburban Center - Alliance Center Property 

January 29,2016 

Introduction 

The subject property of this proposal is located along the eastern side of Eskridge Road, south of 
Route 29, north of Route 50 and west of the Mosaic District within the Providence District (the 
"Property"). It is more particularly identified as Tax Map 49-3-((34)). The Property is currently 
zoned 1-5 (Industrial) and developed with various industrial uses within the Alliance Center. The 
Property is adjacent to the Mosaic District and is within one mile of the Dunn Loring Merrifield 
Metro Station. 

This submission proposes a change to the recommendations in the Fairfax County 
Comprehensive Plan (the "Plan") for option 2 of the Merrifield Suburban Center, Land Unit F, 
Sub-Unit F2 (Town Center Area). Specifically, this proposal requests that the density under the 
residential option for the Merrifield Town Center be increased from 1.2 to 1.9 FAR. 

Current Comprehensive Plan Recommendations 

The Merrifield area initially developed with a wide mix of low-intensity flex/industrial uses that 
did not include residential uses or encourage pedestrian activity. Consequently, the vision for the 
Merrifield Suburban Center is to develop two core areas, one of which is the Town Center area 
where development should be more intense to create attractive and functionally efficient 
commercial and residential development that will be pedestrian friendly and transit-oriented. 

Under the Merrifield Suburban Center section of the Plan, the Property is located in Land Unit F, 
Sub-Unit F2, within the Town Center area. The Plan recommends a mix of uses with up to a 1.2 
FAR, if such redevelopment creates a component of the Plan's envisioned Town Center. The 
appropriate uses recommended are residential, institutional, hotel, and entertainment, as well as 
retail or service uses. Additionally, affordable dwelling units should be provided onsite and any 
residential development should be an integral component of the Town Center. 

Proposed Development 

The proposed change to the Plan would permit a 315,000 square foot mid-rise, mixed-use 
building on the Property with original, high quality design (the "Proposed Development"). The 
Proposed Development will be similar in structure and massing to residential development south 
and east of the Property. The building will hold approximately 290-315 residential units, to 
include affordable units at the additional levels recommended in the Plan, with approximately 
7,000 square feet of ground floor retail, and structured parking. The Proposed Development will 
incorporate innovative design consistent with the architectural character of the Mosaic District 
and quality open space through a courtyard for residents and pedestrians to enjoy. 

Refer to the attached exhibits for conceptual plans and architectural precedent images. 
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Justification and Alignment with Concept for Future Development 

The Proposed Development supports the overall vision for Merrifield and the Town Center. With 
ground floor retail and open space for pedestrians, as well as high quality residential units, the 
development will certainly become a component of the intended Town Center. The policies for 
mixed-use, urban intensity development in the Town Center area apply not only to the currently 
developed Mosaic District, but also to the large area west, including the Property. 

The Property is adjacent to property that in July 2011 the Fairfax County Board of Supervisors 
(the "Board") approved for EYA's urban townhouse development a PCA/CDPA/FDPA 
application with a FAR of 1.9 in the PDC district and 1.93 in the PRM district. At this level of 
intensity, the first phase of construction sold out before it was completed. The Property is also 
directly west of Mill Creek's Modera Mosaic, a modern, upscale apartment complex that sits 
above 30,000 square feet of retail. To allow this development the Board approved in August 
2012 a PCA/CDPA/FDPA application for mixed-use development with a FAR of over 2.0. 

This evidences the need for higher intensities in order to develop quality residential units that 
support the surrounding market. In order to implement the Plan and continue to develop the 
quality and type of commercial and residential buildings envisioned and already approved by the 
Board, an increase in the recommended FAR from 1.2 to 1.9 is necessary and consistent with 
County policies. 

Not only is the Property squarely within the Town Center area called out in the Plan, the property 
fronts Eskridge Road which is identified as a primary access point to and from the Town Center. 
The Plan calls for Eskridge Road to be a principal connection from the Metro Station through the 
Town Center to Arlington Boulevard for pedestrians. If this road is to continue to develop as a 
pedestrian connector from the Town Center area to the Metro Station, revitalization must occur 
along the road's frontage. The current, dated industrial development on the Property does 
nothing to help encourage a lively, pedestrian environment. The Proposed Development of 
ground floor retail and quality residential units create a street presence that will successfully 
implement this walkable vision. 

Criteria for Proposed Changes to the Comprehensive Plan 

Pursuant to the Fairfax Forward Submission form the following criteria apply to this proposal: 

1. Address emerging community concerns or changes in circumstances 

The Proposed Development and proposed FAR increase address the need for revitalization of 
Eskridge Road in order for it to serve as a primary access point and pedestrian connector from 
the Town Center area to the Metro Station as the Town Center area continues to develop. 
Additionally, the increase in FAR will allow development on the Property to be cohesive with 
surrounding Town Center development. As smaller parcels redevelop, they do not have the same 
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opportunity to average FAR across a larger consolidation. As a result, higher site specific 
intensities are necessary to achieve development that is consistent with the redeveloped buildings 
in the area. 

2. Advance major policy objectives, such as promoting environmental protection, fostering 
revitalization of designated area, supporting economic development, preserving open 
space, providing affordable housing, or balancing transportation infrastructure and 
public facilities services with growth and development 

As explained above, the Proposed Development and FAR increase support the County's policy 
objectives for this area. The ground floor retail component of the Proposed Development will 
provide opportunities for economic development as pedestrians frequent the area from adjacent 
residential developments and support the economic vitality of the Mosaic District and Town 
Center. Additionally, the Proposed Development will create quality open space and include 
additional affordable housing at levels recommended in the Plan. 

3. Better implement the Concept for Future Development 

The proposed FAR increase will result in better implementation of the Concept for Future 
Development for Merrifield. Increasing the FAR for the Property to facilitate the Proposed 
Development will support a complementary mix of retail and residential uses, as well as 
encourage a well-designed pedestrian connector along Eskridge Road to the Metro Station. The 
proposed Plan change will allow development that is consistent with the objectives for the Town 
Center and adjacent developments. 

4. Reflect implementation of Comprehensive Plan guidance 

The proposed FAR increase directly implements the Plan's guidance for mixed-use development 
at urban levels of intensity to encourage the growth and emergence of the Town Center as a 
complementary component of the Merrifield area. 

Conclusion 

This proposal supports the policies for development already in place for Merrifield. The increase 
in FAR from 1.2 to 1.9 simply addresses a change in circumstances in this area as the Town 
Center development progresses. Evidenced by surrounding development trends, higher 
intensities must be adopted in order to execute the County's vision for Merrifield. Consequently, 
this proposal will support the Concept for Future Development and foster necessary 
revitalization along Eskridge Road. 
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