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Request to rezone 7.23 acres from the I-4 
District to the Planned Residential Mixed-Use 
(PRM) District, and 24.14 acres from I-4
5 Districts to the Planned Development 
Commercial (PDC) District to permit a mixe
use development consisting of reside

 
 



 

STAFF RECOMMENDATIONS: 
 

Staff recommends approval of RZ 2005-PR-041 subject to the execution of 
proffers consistent with those found in Appendix 1 of this report. 
 
Staff recommends approval of FDP 2005-PR-041 subject to the development 
conditions in Appendix 2 of this report. 

 
Staff recommends approval of a modification of the private street limitations of 
Section 11-302 of the Fairfax County Zoning Ordinance. 
 
Staff recommends approval of a modification of the loading space requirements 
for Multi-Family dwelling units and office space in favor of that depicted on the 
CDP/FDP. 
 
Staff recommends approval of a modification of the transitional screening and a 
waiver of the barrier requirements to the south, east and internal to the site in 
favor of the treatments depicted on the CDP/FDP. 
 
Staff recommends approval of a waiver of the four (4) foot peripheral parking lot 
landscaping requirement north of Parcel G, West of Parcel C and E, and along the 
southerly and easterly property lines. 
 
Staff recommends that the Board approve the waiver to locate underground 
facilities for all residential development, subject to Waiver #0561-WPFM-002-1. 
 
Staff recommends approval of a waiver of the service drive along the Lee 
Highway frontage. 
 
Staff recommends approval of a modification of the parking geometric standards 
to allow for 75 degree angled parking spaces within parking structures. 
 
Staff recommends approval of a modification to allow residential as a secondary 
use consisting up to 76% of the principal use in the PDC District pursuant to Sec. 
6-206 of the Fairfax County Zoning Ordinance. 
 
Staff recommends approval of a modification of Par. 3 of Sec. 18-201 of the 
Fairfax County Zoning Ordinance which would require the provisions of further 
interparcel access in addition to that indicated on the CDP/FDP. 
 
Staff recommends approval of a modification of Par. 4 of Sec. 17-201 of the 
Fairfax County Zoning Ordinance for dedication and construction of widening for 
existing roads, existing roads on new alignments, and proposed roads along Lee 
Highway as indicated in the Comprehensive Plan or as required by the Director to 
that shown on the CDP/FDP and as proffered. 
 
Staff recommends approval of a modification of the materials for the proposed trail 
along Lee Highway shown in the Comprehensive Plan Trails Map to that shown 
on the CDP/FDP. 
 



 

Staff recommends that the Board of Supervisors direct the Director of DPWES to 
approve a modification of the PFM and Par. 12 of Sec 11-102 of the Fairfax 
County Zoning Ordinance to allow for the projection, by no more than 4% of the 
stall area, of structural columns into parking stalls in parking structures. 

 
Staff recommends approval of SEA 99-P-008 subject to the development 
conditions in Appendix 3 of this report. 
 
Staff recommends that the Board direct the Director of DPWES to waive the PFM 
on-site stormwater detention requirements, in favor of providing stormwater 
management off-site in the Merrifield Town Center vault. 
 
Staff recommends approval a modification of transitional screening and waiver of 
the barrier requirements along the southern property line where the proposed 
parking lot subject to SEA 99-P-008 straddles the boundary line immediately 
adjacent to the proposed movie theater. 
 
Staff recommends approval waiver of peripheral parking lot landscaping along the 
common boundary of both the SEA application and the Merrifield Town Center 
rezoning application. 

 
 It should be noted that it is not the intent of the staff to recommend that the Board, 
in adopting any conditions proffered by the owner, relieve the applicant/owner from 
compliance with the provisions of any applicable ordinances, regulations, or adopted 
standards. 
 

The approval of this rezoning does not interfere with, abrogate or annul any 
easement, covenants, or other agreements between parties, as they may apply to the 
property subject to this application. 

 
 It should be further noted that the content of this report reflects the analysis and 
recommendation of staff; it does not reflect the position of the Board of Supervisors. 
 
 For information, contact the Zoning Evaluation Division, Department of Planning 
and Zoning, 12055 Government Center Parkway, Suite 801, Fairfax, Virginia 
22035-5505, (703) 324-1290 or TTY 711 (Virginia Relay Center). 

 
 

 
 
 
 
 
 
 

 

 

Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 7 days advance notice.  
For additional information on ADA call (703) 324-1334 or TTY 711 (Virginia Relay Center). 
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P-008 subject to the development 
conditions in Appendix 3 of this report. 
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Request to permit off-street parking of mo
vehicles for a commercial use in an R-1 
District to permit the Merrifield Town Ce
to construct and share use of up to 64 
proposed parking spaces

 
S

Staff recommends approval of SEA 99-

 
Staff recommends approval waiver of peripheral parking lot landscaping alon
the common boundary of both

 



 

Staff recommends that the Board direct the Director of DPWES to waive the PFM 
on-site stormwater detention requirements, in favor of providing stormwater 
management off-site in the Merrifield Town Center vault. 
 
Staff recommends approval a modification of transitional screening and waiver of 
the barrier requirements along the southern property line where the proposed 
parking lot subject to SEA 99-P-008 straddles the boundary line immediately 
adjacent to the proposed movie theater. 
 
The above proposed conditions are staff recommendations and do not reflect the 

position of the Board of Supervisors unless and until adopted by that Board. 
 

 This approval, contingent on the above noted conditions, shall not relieve the 
applicant from compliance with the provisions of any applicable ordinances, regulations, 
or adopted standards.  The applicant shall be himself responsible for obtaining the 
required Non-Residential Use Permit through established procedures, and this Special 
Exception shall not be valid until this has been accomplished. 

 
The approval of this rezoning does not interfere with, abrogate or annul any 

easement, covenants, or other agreements between parties, as they may apply to the 
property subject to this application. 

 
 Pursuant to Section 9-015 of the Zoning Ordinance, this special exception shall 
automatically expire, without notice, thirty (30) months after the date of approval unless, 
at a minimum, the use has been established as evidenced by the issuance of a new 
Non-RUP.  The Board of Supervisors may grant additional time to establish the use or to 
commence construction if a written request for additional time is filed with the Zoning 
Administrator prior to the date of expiration of the special exception.  The request must 
specify the amount of additional time requested, the basis for the amount of time 
requested and an explanation of why additional time is required. 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 7 days advance notice.  
For additional information on ADA call (703) 324-1334 or TTY 711 (Virginia Relay Center). 

 



  A GLOSSARY OF TERMS FREQUENTLY 
USED IN STAFF REPORTS MAY BE 

FOUND AT THE BACK OF THIS REPORT 
 
DESCRIPTION OF THE APPLICATIONS 

 
Rezoning (RZ/FDP 2005-PR-041) 
 
The proposal is a joint development proposal by National Amusements Inc. and Edens & 
Avant (E&A), who have formed a limited liability corporation, Merrifield Mixed Use, LLC 
(“The Applicant”). The Applicant seeks to rezone 31.37 acres from the I-4 and I-5 Districts 
to the PDC (24.14 acres) and PRM (7.23 acres) Districts to create a mixed-use 
development consisting of a minimum of 500 residential units; 120,000 sq/ft theater; a 
minimum of 370,000 sq/ft of retail space; and optional office and hotel uses, with an overall 
maximum of 1,639,692 sq/ft equating to an FAR of 1.20 (1.39 including the ADU and 
Workforce bonus density) in an area located south of Lee Highway; approximately 500 feet 
west of Gallows Road; north of Luther Jackson Middle School; and east of Eskridge Road. 
 
Gross Floor Area: 1,893,112 sq/ft + cellar space (inclusive of ADU and Workforce 

bonus density) 
 
Proposed FAR: 1.20 (1.39 With ADU and Workforce bonus density) 
  
Proposed Landscaped 26% Overall (PRM = 23% and PDC = 35%) 
Open Space:  
 
Requested Waivers & Modifications for RZ/FDP: 
 

• A modification of the private street limitations of Section 11-302 of the Fairfax 
County Zoning Ordinance. 

 
• A modification of the loading space requirements for Multi-Family dwelling units and 

office space in favor of that depicted on the CDP/FDP. 
 

• A modification of the transitional screening and a waiver of the barrier requirements 
to the south, east and internal to the site in favor of the treatments depicted on the 
CDP/FDP. 

 
• A waiver of the four (4) foot peripheral parking lot landscaping requirement north of 

Parcel G, West of Parcel C and E, and along the southerly and easterly property 
lines. 

 
• A waiver of Board of Supervisor’s policy to permit the use of underground SWM 

facilities in the residential portion of the development (subject to Waiver 
#0561-WPFM-002-1). 

 
• A waiver of the service drive along the Lee Highway frontage. 

 



RZ/FDP 2005-PR-041 Page 2 
SEA 99-P-008 
 
 

• A modification of existing parking geometric standards to allow for 75 degree angled 
parking spaces within the parking structures. 

 
• A modification to allow residential as a secondary use consisting of up to 76% of the 

principal use in the PDC District pursuant to Sec 6-206 of the Fairfax County Zoning 
Ordinance. 

 
• A modification of Par. 3 of Sec. 18-201 of the Fairfax County Zoning Ordinance to 

provide further interparcel access in addition to that indicated on the CDP/FDP. 
 

• A modification of Par. 4 of Sec. 17-201 of the Fairfax County Zoning Ordinance 
requirement for dedication and construction of widening for existing roads, existing 
roads on new alignments, and proposed roads along Lee Highway as indicated in 
the Comprehensive Plan or as required by the Director, to that shown on the 
CDP/FDP. 

 
• A modification of the materials for the proposed trail along Lee Highway shown on 

the Comprehensive Plan Trails Map to that shown on the CDP/FDP. 
 
• Waiver of the PFM onsite stormwater detention requirements for the SEA, in favor of 

providing stormwater management off-site in the Merrifield Town Center vault.  
 
• A modification of transitional screening and waiver of the barrier requirements along 

the southern property line of the Merrifield Town Center CDP/FDP, where the 
proposed parking lot straddles the boundary line immediately adjacent to the 
proposed Merrifield Town Center movie theater. 

 
• A modification of the PFM and Par. 12 of Sec 11-102 of the Fairfax County Zoning 

Ordinance to allow for the projection, by no more than 4% of the stall area, of 
structural columns into parking stalls in parking structures. 

 
• Waiver of peripheral parking lot landscaping along the common boundary of both the 

SEA application, and the Merrifield Town Center rezoning application. 
 
Special Exception Amendment (SEA 99-P-008) 
 
Request to permit an alternate use of a public facility to permit the Merrifield Town Center 
to construct and share the use of up to 64 parking spaces on the adjacent Luther Jackson 
School. 
 
Location (SE): 
 
West side of Gallows Road, on the north side of Gatehouse Road (immediately north of the 
Gate House Plaza restaurant park, and in the northwest quadrant of the Gallows 
Road/Route 50 intersection.) 
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Acreage: 
 
SE - 19.43 acres (the 64 space parking lot consists of approximately 1.0 acre of the SEA 
site) 
 
Waivers and Modifications: 
 
Staff recommends that the Board direct the Director of DPWES to waive the PFM on-site 
stormwater detention requirements, in favor of providing stormwater management off-site in 
the Merrifield Town Center vault. 
 
Staff recommends approval a modification of transitional screening and waiver of the 
barrier requirements along the southern property line where the proposed parking lot 
subject to SEA 99-P-008 straddles the boundary line immediately adjacent to the proposed 
movie theater. 
 
The applicant’s draft proffers, development conditions, affidavit and statement of 
justification for the application are contained in Appendices 1 through 5, respectively. 
 
 

LOCATION AND CHARACTER 
 
 Site Description: 
 

The Merrifield Town Center (MTC) site is within the Merrifield Suburban Center and is 
generally located on the south side of Lee Highway, approximately 500 feet to the west of 
Gallows Road; north of Luther Jackson Intermediate School; and just to the east of 
Eskridge Road. The property totals approximately 31.37 acres and is currently zoned to the 
I-4 and I-5 Zoning Districts, with a HC Overlay District. The property is currently developed 
with surface parking, a movie theater, a commercial rental business, and a large open field 
which lies between the movie theater surface parking lot to the north and the intermediate 
school to the south. 
 
The Luther Jackson Middle School property that is the subject of the Special Exception 
Amendment (SEA) application for alternate use of a public facility is located on the west 
side of Gallows Road and on the north side of Gatehouse Road, immediately north of the 
Gate House Plaza restaurant park, and in the northeast quadrant of the Gallows 
Road/Route 50 intersection. The SEA site is a total of 19.43 acres; the area of the 
proposed 64 space parking lot is approximately 1.0 acre. 
 
Surrounding Area Description 
 

Direction Use Zoning Plan 

North Retail & Office C-6, I-5 Mixed Use 

South Office & Luther Jackson 
Intermediate School I-5, R-1 

Office and 
Public Facilities, Government  

& Institutional 
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Direction Use Zoning Plan 

East Fairfax Plaza & 
UniWest Mixed Use I-5 & PRM Retail and Other 

West Office, United States Postal 
Service & Industrial I-5 

Mixed Use and 
Public Facilities, Government  

& Institutional 
 
 
BACKGROUND 
 

July 30, 1954: Occupancy certificate issued to the Redstone Drive-In Theater Corporation 
to open a drive-in movie theater on the site. 
 
November 19, 1984: The Board of Supervisors approved RZ 84-P-043 to rezone 10.05 
acres from the I-5 District to the I-4 District. The Board concurrently approved SE 84-P-041 
on 18.34 acres to establish a movie theater with up to twelve screens within the newly 
rezoned I-4 District. The Special Exception application area was larger than the Rezoning 
application area due to the area to be used as parking for the theater (commercial parking 
is a by-right use in the I-5 District). 
 
April 30, 1990: The Board of Supervisors approved SEA 84-P-041 to permit the expansion 
of the existing movie theater complex from twelve to fourteen screens. The current theater 
location reflects these improvements. 
 
July 28, 1999: The Board of Supervisors approved SE 99-P-008 to permit the alternative 
use of a public facility to permit off-street parking of motor vehicles for a commercial use in 
an R-1 District on the Luther Jackson Middle School property.  (The SE was to permit the 
shared use of an existing parking lot by the Gate House Plaza development to the south.) 
 
 

COMPREHENSIVE PLAN PROVISIONS (See Appendix 6) 
 
 Plan Area:   I 
 Planning Sector:  The Merrifield Suburban Center; Land Unit F 

Plan Map: Mixed Use  
 Plan Text: 
  

In the Fairfax County Comprehensive Plan, 2003 Edition as amended through 
July 21, 2003, Area I, The Merrifield Suburban Center, Land Unit A, the Plan states: 

Land Unit F 
 

Land Unit F is comprised of approximately 107 acres and is bounded by Gallows Road on 
the east, Route 29 on the north, Prosperity Avenue on the west, and Land Unit G on the 
south. Existing development generally consists of retail uses in the eastern portion primarily 
along Gallows Road, industrial and office uses in the central portion, and the Merrifield 
Regional Post Office in the western portion of the Land Unit.  
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Most of Land Unit F, the portion east of the Merrifield Regional Post Office, is envisioned to 
redevelop as the “Town Center” for the Merrifield Suburban Center, with a mix of uses 
including office, retail, hotel, and residential uses. Buildings in the town center are 
envisioned to have retail and service uses located on the ground levels that are designed 
with a pedestrian orientation. Primary access points to the Town Center are envisioned to 
be at Merrilee Drive extension/realignment with Eskridge Road and Route 29, Gallows 
Road and Strawberry Lane, and Gallows Road and “Main Street/Festival Street”.  

 
 
The major circulation improvements for this land unit include the extension of Eskridge 
Road to Williams Drive. Since Williams Drive connects with Route 50, this will complete the 
link from the Metro station through the “Town Center” to Route 50. Additional circulation 
improvements include aligning a Merrifield Regional Post Office entrance with the Dorr 
Avenue Extension to Route 29; the extension of Strawberry Lane west to connect with 
Eskridge Road; the movie theater access road extension south to connect with Williams 
Drive and/or Gatehouse Road (connecting with Gatehouse Road would require crossing 
Luther Jackson Intermediate School property); and an east/west road that connects 
Prosperity Avenue with Eskridge Road or Williams Drive. Within this area, at least one new 
road should function as the “Festival Street” as illustrated on Figure 28. The major arterial  
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improvements include the widening of Route 29 and Gallows Road, and the planned 
improvements at the intersection of the two roads.  
Guidance for evaluating development proposals is provided in the Area-Wide 
Recommendations under Land Use, Urban Design, Transportation, and Public 
Facilities/Infrastructure sections, as well as in the following specific sub-unit 
recommendations.  
Sub-Units F1 and F2 (Town Center Area):  
Sub-Unit F1 is the eastern portion of the Land Unit that is oriented to Gallows Road and is 
planned for community-serving retail up to .35 FAR. Additional freestanding single tenant 
uses and “drive-through” uses, such as fast-food restaurants and car washes, are 
discouraged because each may disrupt pedestrian access. Drive-through uses that are low 
traffic generators, such as financial institutions and drug stores, may be considered 
provided that the drive-through facility is integrated within a multi-tenant building and is 
designed in a manner that does not impede pedestrian access. In any new retail center, an 
office component could be provided, if it does not exceed .10 FAR (or approximately 30% 
of the development’s gross square feet), with any office component designed as an integral 
part of the retail center. Furthermore, any new retail center(s) should be designed in a 
manner that is consistent with the town center concept.  
Sub-Unit F2 is the central portion of the Land Unit that is generally between the Post Office 
property and Sub-Unit F1. Sub-unit F2 is planned for and developed with industrial and 
office uses up to a .5 FAR, except for the portion of Tax Map 49-3((1))80A that is in Sub-
Unit F2. 
 
This portion of Parcel 80A could be developed with office or a new theater complex. Any 
new development should be designed in a manner consistent with the town center concept.  
Any modification, expansion, and/or reuse of the existing buildings should be consistent 
with guidelines for Existing Uses and Buildings under the Area-Wide Land Use section. Any 
additional development in Sub-unit F1 and F2 at this base level should have consolidation 
or a coordinated development plan that provides for circulation improvements and 
streetscape improvements, as well as addresses urban design and other planning 
objectives which include implementing the town center concept. Also for any additional 
development at this base level on property in Sub-Units F1 and F2 abutting Sub-Unit G1, 
inter-parcel access between these sub-units should be considered and provided if needed 
to improve access to the school. 

 
Option 2: As an alternative to the office and retail option, mixed-uses with residential use 
and/or hotel use may be appropriate up to 1.2 FAR, if the redevelopment creates a 
component of the envisioned “Town Center.” Development proposals should be in 
conformance with the Area-Wide Recommendations for alternative uses (see the Area-
Wide Recommendations, Land Use Guidelines), and development proposals under this 
option must address the previous option’s guidance, all applicable Area-Wide guidelines, 
as well as provide for the following:  
 

• The alternative uses appropriate in this sub-unit are limited to residential, institutional, 
hotel, major entertainment uses, as well as retail and service uses. Only the portions 
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of retail and service uses that exceed 20% of the total development’s square footage 
are considered alternative uses as described under the Alternative Use Guidelines. 
Retail and service uses may comprise up to 35% of the development’s square feet 
and may include employee amenities such as health clubs, day care and food 
services, all of which should be an integral part of the office, hotel and/or residential 
buildings.  

 
• Major entertainment uses could include a “theater complex” and/or retail entertainment 

centers. These uses combined with retail and service uses should not exceed 55% of 
the development’s total square footage.  

 
• Institutional, cultural, recreational, and/or governmental uses are encouraged within 

the Town Center and should be provided consistent with the Area-Wide guidance.  
 
• If residential development is proposed, affordable dwelling units should be provided 

on-site or as indicated under the Land Use Guidelines in the Area-Wide Land Use 
Section.  

 
• Any proposed residential development should demonstrate that it is an integral 

component of the Town Center through design, architecture, materials, access and 
parking and should create a viable living environment by providing recreation and 
other amenities for the residents as indicated under the Land Use Section of the Area-
Wide Recommendations.  

 
Height Limit: Under the options, maximum building height is 95 feet when development is 
not integrated with structured parking. In order to encourage structured parking to be 
located under buildings, a height bonus of up to 20 feet (or a maximum height of 115 feet) 
is appropriate when at least 2 levels of structured parking are provided under the building, 
either at or below grade. The building height bonus should be contingent on increasing the 
amount of open space amenities. See the Building Heights Map, Figure 16, and the 
Building Height Guidelines under the Area-Wide Urban Design section.  
 
The following illustrative urban design plan shows an approach for creating a “sense of 
place” for the area south or Route 29 and west of Gallows Road, the new town center for 
the Merrifield Suburban Center (see Figure 28). The “sense of place” is provided through 
the creation of a “Festival Street,” which could be anchored at one end by the town green 
and at the other by a multiple screen theater. The Festival Street has wide sidewalks and 
pedestrian plazas fronting retail shopping and restaurants on the lower floors of the office 
buildings. It should be designed to foster both daytime and nighttime activity, reminiscent of 
the downtowns of earlier times and what has been achieved at other Town Centers such as 
the Reston Town Center. Residential areas are shown as ringing the southern boundary in 
this town center illustration. The purpose is to encourage more pedestrian activity by 
allowing people to live close to the town center’s shops, restaurants, theaters, offices, and 
parks.  
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The wide variety of land uses shown in this illustration, are integrated through both 
landscape and architectural transitions. Buildings front and address the street with finished 
facades that create the feeling of a mixed-use downtown. With attractive facades, low- to 
mid-rise building heights, and comparable building masses, non-residential uses can face 
residential uses across the street with no adverse impact. Where parking decks are located 
along a street, they are designed to incorporate street level retail as a mask to the garage 
behind, providing an appropriate transition to other uses. In some locations, formally 
landscaped green spaces provide transitions between non-residential and residential uses.” 
 
 

ANALYSIS 
 

Conceptual Development Plan/  (Copy at front of staff report) 
Final Development Plan  
 
Title of CDP/FDP:    “Merrifield Town Center” 
Prepared By:  Vika, Inc. (Sheets 1-9, 42-48),  

RTKL Associates (Sheets 10-41) 
 
Original and Revision Dates:  December 7, 2005; as revised through  

August 22, 2007 
 
CDP/FDP Description 
 
The combined CDP/FDP (“the plan”) for the rezoning consists of forty-eight sheets: 
 
Sheets 1 - 4 consist of the cover sheet, which includes a sheet index and vicinity and soil 
maps; tabulations and notes; Zoning Ordinance requirements, and Waivers and 
Modifications; existing site layout. 
 
Sheets 5 - 7 illustrate the proposed base site development for Parcels A through I, 
proposed PRM and PDC Zoning Districts, and the site’s program table. 
 
Sheets 8 – 9 illustrate the proposed alternatives on Parcels A and B with corresponding 
site tabulations and site program tables. 
 
Sheets 10-15 show the overall conceptual landscape plans for all possible options, 
courtyard details, landscape specifications, illustrative examples of possible features, open 
space and park area calculations, and pedestrian circulation plan. 
 
Sheets 16 - 27 show the proposed elevations for Parcels A - I, including all the options for 
Parcels A and B. 
 
Sheet 28 provides aerial perspectives of the site and typical mixed-use building sections. 
 
Sheets 29 - 33 show the street sections for all roads within the site and Eskridge Road, 
and the locator maps for each section. 
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Sheets 34 - 35 show the parking deck layouts for the east and west decks located in 
Parcels H and I, respectively. 
 
Sheets 36 - 37 show the proposed landscape elements and a list of sample tree selections; 
retaining wall sections, tree well details, and screening fence examples. 
 
Sheet 38 illustrates the details of the proposed green roof. 
 
Sheet 39 shows the future Lee Highway improvements. 
 
Sheet 40 illustrates the TDM proposed improvements including bike cage locations and 
routes, shuttle stops and routes, and car/van pool parking locations. 
 
Sheet 41 demonstrates possible future road connections through adjacent properties to 
show how a street grid pattern could result with future developments by others. 
 
Sheet 42 shows the area of development proposed in Phase 1 of the project. This shows 
the buildings on Parcels G, H and I, which include the theater being constructed along with 
the east and west parking deck to serve the structures. 
 
Sheets 43 - 47 show the stormwater management map and computations; routing results; 
detention vault details and narratives; and the stormwater management outfall details. 
 
Sheet 48 shows the existing vegetation map. 
 

Special Exception Amendment Plat (Copy at front of staff report) 
Title of CDP/FDP:    “Luther Jackson Middle School” 
Prepared By:  Vika, Inc.  
Original and Revision Dates:  July 31, 2007 
 
SEA Plat Description 
 
The Special Exception Amendment Plat (SEA Plat) for the rezoning consists of seven 
sheets: 
 
Sheets 1-2 consist of the cover sheet, which includes a sheet index and vicinity and soil 
maps; tabulations, notes and a list of requested Waivers and Modifications. 
 
Sheet 3 illustrates the existing conditions, and details the 1.0 acre portion of the site which 
will encompass the proposed 64 space parking lot. 
 
Sheets 4-6 consist of the stormwater routing results, vault details and stormwater 
narratives. 
 
Sheet 7 contains the existing vegetation map. 
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Overview of the CDP/FDP 
 
The development proposal will be generally described, and then each element of the 
proposal will be individually described in greater detail. It is to be noted that several of the 
parcels have design options to give the developer some flexibility with future tenant 
location. These options will be described following the description of the base plan for each 
parcel. Also to be noted is that the Gross Floor Area (GFA) ranges in the parcel 
descriptions may seem to exceed the overall parcel density range for each parcel when the 
maximum GFAs for each building are added together; however, the proffers provide that in 
no case will any parcel’s GFA exceed the maximum overall density range for that parcel. 
The GFA for the entire 31.37 acre development will never exceed 1,893,112 sq/ft including 
ADU and Workforce housing bonuses. (A running tabulation will be provided with each site 
plan submission to confirm that the maximum GFA has not been exceeded.) 
 
The site currently contains the fourteen screen National Amusements Multiplex Theater 
complex, 1,389 surface parking spaces, a United Rentals storage yard, stormwater 
detention dry pond, and a large open grass field.  As part of the partnership agreement, the 
existing Multiplex and supporting parking must remain open until the replacement theater 
has been constructed and is operational. 
 
Existing Conditions 
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The site is generally barbell in shape and is bisected from the northern property line along 
Lee Highway towards the south by the proposed Festival Street. The site is further 
sectioned off into several smaller parcels with Strawberry Lane connecting Gallows Road to 
Eskridge Road in a east to west fashion, North Street connecting Eskridge Road on the 
west to the eastern property line, Festival Street Extended connecting Eskridge Road to the 
terminus of Festival Street in front of the proposed theater, and a service alley located 
behind the proposed theater creating a connections from Eskridge Road to the southeast 
corner of the property. These streets form the street grid which the Comprehensive Plan 
envisioned for this area. This grid creates nine parcels which the applicant has designated 
as Parcels A through I. The parcels are labeled from the north to south and west to east so 
that Parcel A is located in the northwest corner of the site and Parcel I is located all the way 
to the southeast. All internal streets are to be private with public access easements. 
Parallel parking will also be located on all streets in the development where permitted. 
 
The two zoning districts being proposed on this site are defined by the proposed street grid. 
The smaller 7.23 acre PRM District is defined by Strawberry Lane to the north, Festival 
Street to the east, Festival Street Extended to the south, and the western property line and 
Eskridge Road to the west. This PRM District is proposed to contain ground floor retail, 
park space, residential and required parking in both above and below grade structures. The 
24.14 acre PDC District is defined by Lee Highway to the north, the Uniwest property to the 
northeast and the Fairfax Plaza Shopping Center to the southeast, Luther Jackson Middle 
School on the south, and Eskridge Road and the PRM District on the west. The PDC 
District will contain the new theater, ground floor retail, residential, possible office and/or 
hotel, and required parking in both above and below grade structures. 
 
Parcel A, located in the northwest corner of the site, is proposed to be rezoned to the PDC 
District, and has four possible design options. 

 
 
Option A1 
 
 
Parcel 

 
 

Use 

 
 

Zoning 
District 

 
 
Commit 

 

Use 
Density 
Range 
(GFA) 

Min. 
Height 

(Stories 
/Ft.) 

Max. Height 
(Stories/Ft.) 

Overall 
Parcel 

Density 
Range 
(GFA) 

Sheet 
Reference 

for Building 
Elevations 

Detail / Sheet 
Reference for 

Parcel 
Streetscape 

A1 
Office 
and / or 
Retail 

Yes 50-150 k 2 St. / 
30' 6 St. / 85' 

A2 
Office 
and / or 
Retail 

Yes 42 - 63 k 2 St. / 
30' 3 St. / 50' 

A3 Retail Yes 40 - 50 k 2 St. / 
30' 3 St. / 50' 

A4 

Retail 
Office 
or 
Hotel 

PDC 

Yes 
No 

13 - 50 k 
20-130 k 

2 St. / 
30' 10 St. / 95' 

165-380 k 16 2/29, 4/29, 7/29, 
4/30 
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In the base plan, “Option A1”, the overall density range will be 165,000-380,000 sq/ft of 
GFA. This option will contain ground floor retail along Festival Street, Lee Highway, and a 
portion of Strawberry Lane and Eskridge Road. Building A1, which sits on the northwest 
corner of the parcel, will contain office above the ground floor retail, and have a maximum 
height of eighty-five (85) feet and a GFA of 50,000-150,000 sq/ft. Building A2, located in the 
southeast corner of the parcel, will also have office above the ground floor retail, and will 
have a maximum height of fifty (50) feet and GFA of 42,000-63,000 sq/ft.  Building A3, 
located in the northeast corner of the parcel, will be completely retail, and will have a 
maximum height of fifty (50) feet and GFA of 40,000-50,000 sq/ft. Finally, Building A4, 
located mid-block, between Lee Highway and Strawberry Lane fronting Festival Street, will 
have the ground floor retail with the possibility of either hotel or office above. Building A4 
will have a maximum height of ninety-five (95) feet and a retail GFA of 13,000-50,000 sq/ft, 
and 20,000-130,000 sq/ft for the hotel/office option. Parking for Parcel A1 will be provided 
in an above grade parking deck with a maximum height of eighty-five (85) feet. The parking 
deck will be accessible off of Strawberry Lane and Eskridge Road, with the access from 
Eskridge Road being a right-in/right-out only entrance. Loading will be done through a 
shared service tunnel entered from Strawberry Lane and exited onto Eskridge Road via a 
right out only turning movement. 
 

Parcel A Option 1 Layout 
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Option A2 
 
 
Parcel 

 
 

Use 

 
 

Zoning 
District 

 
 

Commit 

Use 
Density 
Range 
(GFA) 

Min. 
Height 

(Stories
/Ft.) 

Max. Height 
(Stories/Ft.) 

Overall 
Parcel 

Density 
Range 
(GFA) 

Sheet 
Reference 

for 
Building 

Elevations 

Detail / Sheet 
Reference for 

Parcel 
Streetscape 

A1 Retail Yes 170 - 200 
k 

2 St. / 
30' 

3 St. / 60' 

A2 
Retail 
Office 
Hotel 

PDC Yes 
No 
No 

10 - 40k 
5 - 40 k 
80-200 k 

2 St. / 
30' 8 St. / 95' 

190-440 k 17 2/29, 4/29, 7/29, 
4/30 

 
Parcel A, Option A2, will contain a maximum overall density range of 190,000-440,000 sq/ft 
of GFA. This option contains two buildings; Building A1 would contain a multi story major 
retail tenant building containing 170,000-200,000 sq/ft of GFA with a maximum height of 
sixty (60) feet. This building would have frontage along Eskridge Road, Lee Highway and 
Festival Street. Building A2 is proposed to contain a minimum of 10,000-40,000 sq/ft of 
ground floor retail with an option to place either 5,000-40,000 sq/ft of office or 80,000-
200,000 sq/ft of hotel use above. Building A2 will have a maximum height of ninety-five (95) 
feet. Parking for this option is contained in a parking structure with one below-grade level 
and up to seven above-grade levels, with a maximum height of eighty-five (85) feet. The 
parking deck will be accessible off of Strawberry Lane and Eskridge Road, with the access 
from Eskridge Road being a right-in/right-out only entrance. Loading for this option will be 
facilitated in a similar fashion to Option A1, with a shared service tunnel entered from 
Strawberry Lane and exited onto Eskridge Road via a right-out only turning movement. 
 

Parcel A Option 2 Layout 
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Option A3 
 
 
Parcel 

 
 

Use 

 
 

Zoning 
District 

 
 

Commit 

Use 
Density 
Range 
(GFA) 

Min. 
Height 

(Stories/
Ft.) 

Max. Height 
(Stories/Ft.) 

Overall 
Parcel 

Density 
Range 
(GFA) 

Sheet 
Reference 

for 
Building 

Elevations 

Detail / Sheet 
Reference for 

Parcel 
Streetscape 

A1 Retail Yes 170 - 210 
k 

2 St. / 30' 4 St. / 60' 

A2 
Retail 
Office 
Hotel 

PDC Yes 
No 
No 

35 - 80 k 
5 - 30 k 

80 - 200 k 
2 St. / 30' 11 St. / 115' 

230-450 k 18 2/29, 4/29, 7/29, 
4/30 

 
Parcel A, Option A3, will contain a maximum of overall density range of 230,000-450,000 
sq/ft of GFA. This option contains two buildings; Building A1 would contain a multi-story 
major retail tenant building containing 170,000-210,000 sq/ft of GFA with a maximum 
height of sixty (60) feet. This building would have frontage along Eskridge Road, Lee 
Highway, Festival Street and Strawberry Lane. Building A2 is proposed to contain a 
minimum of 35,000-80,000 sq/ft of ground floor retail with an option to place either 5,000-
30,000 sq/ft of office or 80-200,000 sq/ft of hotel use above. Building A2 will have a 
maximum height of one hundred fifteen (115) feet. Parking for this option is contained in a 
parking structure with 2-3 above-grade levels below the retail structure, with the remainder 
of the parking being located below-grade. Entrances are located off of Strawberry Lane and 
Eskridge Road, with the Eskridge Road entrance being restricted to right-in/right-out turning 
movements. Loading for this option will be facilitated off of Strawberry Lane only. Building 
A2 will have its own loading entrance behind the building running parallel to Festival Street. 
The loading for the major retailer will take place off of Strawberry Lane within the lower 
level of the parking garage, with loading bays being located at an angle to facilitate the 
backing in of delivery trucks during restricted hours (See Loading Diagram below).  
 

Parcel A Option 3 Layout 
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Diagram 1 - Parcel A Options 3 and 4 Loading off Strawberry Lane 
 

 
 

Option A4 
 
 
Parcel 

 
 

Use 

 
 

Zoning 
District 

 
 

Commit 
 

Use 
Density 
Range 
(GFA) 

Min. 
Height 

(Stories/
Ft.) 

Max. Height 
(Stories/Ft.) 

Overall 
Parcel 

Density 
Range 
(GFA) 

Sheet 
Reference 

for 
Building 

Elevations 

Detail / Sheet 
Reference for 

Parcel 
Streetscape 

A1 Retail Yes 180 - 230 
k 2 St. / 30' 3 St. / 75' 

A2 Office No 100 - 150 
k 

6 St. / 
800' 8 St. / 115' 

A2 Hotel 

PDC 

No 80 - 200 
k 6 St. / 70' 9 St. / 115' 

190 - 570 k 19 2/29, 4/29, 7/29, 
4/30 

 

The final option for Parcel A, Option A4, will contain a maximum of overall density range of 
190,000-570,000 sq/ft of GFA. This option contains two buildings; Building A1 contains 
160,000-190,000 sq/ft of retail with one level located at the ground level, and a second 
level to be occupied by a single major retail tenant. Building A1 has the option to build an 
additional 100,000-150,000 sq/ft of office above the two levels of retail. The maximum 
height of Building A1 is one hundred fifteen (115) feet. Building A2 will contain 20,000-
40,000 sq/ft of ground floor retail with the option to build 80,000-200,000 sq/ft of hotel on 
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top of the retail. The maximum height of Building A2 is one hundred fifteen (115) feet. 
Parking for Option A4 is nearly identical to Option A3, where the parking is contained in a 
parking structure with 2-3 above-grade levels below the retail structure, and the remainder 
of the parking located below-grade. Entrances are located off of Strawberry Lane and 
Eskridge Road, with the Eskridge Road entrance being restricted to right-in/right-out turning 
movements. Loading for this option will be facilitated off of Strawberry Lane only. Building 
A2 will have its own loading entrance behind the building running parallel to Festival Street. 
The loading for the major retailer will take place off of Strawberry Lane through the lower 
level of the parking garage, with loading bays being located at an angle to facilitate the 
backing in of delivery truck during restricted hours. 
 

Parcel A Option 4 Layout 

 
 
Parcel B, located in the northeast corner of the site, is proposed to be rezoned to the PDC 
District, and has two possible design options. 
 

Option B1 
 
 
Parcel 

 
 

Use 

 
 

Zoning 
District 

 
 

Commit  

Use 
Density 
Range 
(GFA) 

Min. 
Height 

(Stories/
Ft.) 

Max. 
Height 

(Stories/F
t.) 

Overall 
Parcel 

Density 
Range 
(GFA) 

Sheet 
Reference 

for Building 
Elevations 

Detail / Sheet 
Reference for 

Parcel 
Streetscape 

B Retail PDC Yes 175-285 k 2 St. / 30' 3 St. / 75' 175 - 285 k 20 2/29, 4/29, 3/31, 
4/32 
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In the base plan, (“Option B1”), the overall density range will be 175,000-285,000 sq/ft of 
GFA which would be entirely retail. The maximum height in this option is sixty (60) feet. 
This option would contain one single building with ground floor retail frontage on Lee 
Highway, Festival Street, Strawberry Lane, and portions of Yates Way. The Lee Highway 
ground floor frontage is proposed to be a grocery store. The entire second floor in this 
option is proposed to be a single major retail tenant. Parking for Option B1 would have one 
level of above grade parking with the remainder being located below grade. The parking 
garage would be accessed off entrances located on Festival Street and Yates Way. 
Loading for all uses in this Option B1 will be facilitated off of Yates Way. 
 

Parcel B Option 1 Layout 

 
 

Option B2 
 
 
Parcel 

 
 

Use 

 
 

Zoning 
District 

 
 

Commit 

Use 
Density 
Range 
(GFA) 

Min. Height 
(Stories/Ft.) 

Max. Height 
(Stories/Ft.) 

Overall 
Parcel 

Density 
Range 
(GFA) 

Sheet 
Reference 

for 
Building 

Elevations 

Detail / 
Sheet 

Reference 
for 

Parcel 
Streetscape 

B1 Retail 
Office 
Residen
tial 

Yes 
No 
No 

25 - 60 k 
5 - 35 k 
100 - 
360 k 

2 St. / 30' 11 St. / 115' 

B2 Retail 
Office 
Hotel 

PDC 
Yes 
No 
No 

20 - 75 k 
100- 
145 k 

80-200 k 

2 St. / 30' 10 St. / 115' 

120-600 k 21 2/29, 4/29, 
3/31, 4/32 
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Parcel B, Option B2, will contain a maximum of overall density range of 120,000-600,000 
sq/ft of GFA. This option contains two buildings being separated by a mid-block connection 
between Festival Street and Yates Way. Building B1 will contain 25,000-60,000 sq/ft of 
retail, with ground floor retail fronting on Festival Street, Strawberry Lane, and the southern 
portion of Yates Way. An additional 5,000-35,000 sq/ft of office and/or 100,000-360,000 
sq/ft of residential may be constructed as part of Building B1. This additional square 
footage will increase the building height by five floors above the top level of parking. This 
building will have a maximum height of one hundred fifteen (115) feet. Building B1 is 
proposed to contain a grocery store and also has the option to construct 100,000-145,000 
sq/ft of office and/or 80,000-200,000 sq/ft of hotel in addition to the ground floor retail. This 
additional square footage will increase this buildings height by five floors above the top 
level of parking. This building will have a maximum height of one hundred fifteen (115) feet. 
Building B2 will contain 20,000-75,000 sq/ft of retail which will all be located at the ground 
floor with frontage on Festival Street, Lee Highway, and the northern portion of Yates Way. 
Parking for Option B2 is contained in above and below-grade structured parking, with the 
above grade portion being integrated into the building, and having similar architectural 
treatments as the surrounding building. Access to the parking is provided off of Festival 
Street and Yates Way at the same location as the mid-block connection. Loading for all 
uses in this Option B2 will be facilitated off of Yates Way. Access for parking and loading in 
both Options B1 and B2 are subject to the approval of a future PCA to be filed by the 
Applicant on behalf of the owner of the neighboring development, (Tax Map Reference 
49-4 ((1)) 8A, 10B, and 11C.) A PCA is needed to grant a public access easement over the 
approved landscape strip along said neighboring property’s western boundary. (See 
Diagram 2 below) 
 

Parcel B Option 2 Layout 

 

B2 

B1 
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Diagram 2 – Future PCA Area 

 
 
Parcels C & E 
 
 
Parcel 

 
 

Use 

 
 

Zoning 
District 

 
 

Commit 

Use 
Density 
Range 
(GFA) 

Min. 
Height 

(Stories
/Ft.) 

Max. 
Height 

(Stories
/Ft.) 

Overall 
Parcel 

Density 
Range 
(GFA) 

Sheet 
Reference 

for Building 
Elevations 

Detail / Sheet 
Reference for 

Parcel 
Streetscape 

C Retail 
Residential PRM Yes 

Yes 
20-28 k 
80-136 k 

4 St. / 
45' 

5 St. / 
75' 100 - 164 k 22 7/25, 4/29 

E Retail 
Residential PRM Yes 

Yes 
20 - 28 k 

80 - 136 k 
4 St. / 

45' 
5 St. / 

75' 100 - 164 k 22 3/29, 4/33 

 

Parcels C and E are located south of Strawberry Lane, north of North Street, west of 
Festival Street and east of the western property boundary, and are proposed to be rezoned 
to the PRM District with overall density range of 100,000-164,000 sq/ft of GFA per parcel. 
The buildings proposed for these parcels are to be mirror images of each other.  The 
buildings located on each parcel will contain ground floor retail contributing 20,000-28,000 
sq/ft to the overall density of each parcel. The remaining GFA will consist of 80,000-
136,000 sq/ft of residential in four (4) floors above the retail. The maximum height of these 
buildings will be seventy-five (75) feet. The residential will be set back slightly from the 
retail to create an architectural separation between the two uses. The buildings will be 
separated by a raised landscaped courtyard. Each building will also contain a residential 
courtyard raised above the ground floor retail and below grade parking structure on the 
western side of the buildings. Parking for these buildings is located in a below grade 
structure which will have four (4) levels that span the entire parcel. Access into this parking 
structure is off the service alley located behind the buildings, parallel to the western 
property boundary. There are two entrances off the alley, one under each building. There 
are three points of loading for these buildings; one loading space will be located off of 
Strawberry Lane and one off of North Street to serve Parcels C and E, respectively. One 
centrally-located loading area (off of the rear service alley between Parcels C and E) will 
serve both parcels. 
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Parcels C and E 

 
 
Parcel D 
 
 
Parcel 

 
 

Use 

 
 

Zoning 
District 

 
 

Commit 

Use 
Density 
Range 
(GFA) 

Min. 
Height 

(Stories/
Ft.) 

Max. 
Height 

(Stories/ 
Ft.) 

Overall 
Parcel 

Density 
Range 
(GFA) 

Sheet 
Reference 

for Building 
Elevations 

Detail / Sheet 
Reference for 

Parcel 
Streetscape 

D Retail 
Office PDC Yes 

No 
20 - 83 k 
15 - 45 k 2 St. / 30' 3 St. / 50' 35 - 83 k 23 3/31, 3/32 

 
Parcel D, Located in the southeast quadrant of Festival Street and Strawberry Lane, is 
proposed to be rezoned to the PDC District. The maximum overall GFA for this parcel is 
35,000-83,000 sq/ft, to be located in one building. The building is proposed to have retail 
consisting of 20,000-83,000 sq/ft, with a minimum of one level at the ground floor. This 
building also has the option to have 15,000-45,000 sq/ft of office constructed above the 
retail. The maximum height of the building is fifty (50) feet. Loading for this parcel is 
handled by a single access point off of Festival Street, in the southwest corner of the 
parcel. This loading area may be relocated to the southeast corner of the site subject to an 
off site access easement as noted and depicted in the CDP/FDP. Parking is provided in a 
below-grade parking structure consisting of two levels. This parking is accessed via 
Festival Street adjacent to the loading entrance with the same note and depiction on the 
plans about relocating the entrance to the southeast corner of the parcel subject to an 
offsite access easement. Parcel D contains one of the two major parks on the site. This first 
park (labeled as “North Park” on the CDP/FDP), runs parallel to Strawberry Lane, between 
Festival Street on the west and the property line to the east. When North Park’s square 
footage is combined with the park located on the adjacent property to the east, a park 
consisting of 1.0 acre is created.  A park of this size is called for as one of the main 
Comprehensive Plan recommendations for the Merrifield Town Center. 
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Parcel D 

 
Parcel F 
 
 
Parcel 

 
 

Use 

 
 

Zoning 
District 

 
 

Commit 

Use 
Density 
Range 
(GFA) 

Min. 
Height 

(Stories
/Ft.) 

Max. 
Height 

(Stories 
/Ft.) 

Overall 
Parcel 

Density 
Range 
(GFA) 

Sheet 
Reference 

for Building 
Elevations 

Detail / Sheet 
Reference for 

Parcel 
Streetscape 

F 

Retail 
Residential 
and / or 
Hotel 

PDC Yes 
Yes 

15-29 k 
91-294 k 

4 St. / 
45' 

11 St. / 
115' 106-323 k 23 3/29, 2/32 

 
 
Parcel F is located in the northeast quadrant of the intersection of Festival Street and North 
Street, and is proposed to be rezoned to the PDC District. The maximum GFA for this 
parcel is 106,000-323,000 sq/ft. Retail makes up 15,000-29,000 sq/ft of the overall GFA for 
the site, with ground floor retail being provided at a minimum, similar to all the other 
parcels. Residential and/or hotel uses at a GFA of 91,000-294,000 sq/ft will be constructed 
above the retail. The residential and/or hotel will be built with between four and nine 
additional floors above the retail, with a maximum height of one hundred fifteen (115) feet. 
There is a optional elevated residential landscaped deck with pool located in the northeast 
potion of the parcel. Parking for this parcel is provided for with three levels of below-grade 
parking with access into the decks being provided from Festival Street and North Street. 
Loading is provided off of North Street in the southeast corner of the parcel.  A thirty-three 
(33) foot wide area has been left between the building and the property line to provide for 
fire access.  
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Parcel F 

 
 
 
Parcel G 
 
 
Parcel 

 
 

Use 

 
 

Zoning 
District 

 
 

Commit 

Use 
Density 
Range 
(GFA) 

Min. 
Height 

(Stories
/Ft.) 

Max. 
Height 

(Stories 
/Ft.) 

Overall 
Parcel 

Density 
Range 
(GFA) 

Sheet 
Reference 

for Building 
Elevations 

Detail / Sheet 
Reference for 

Parcel 
Streetscape 

G 
Retail 
Office 
Residential 

PRM 
Yes 
No 
Yes 

20-36 k 
0-10 k 
180-
278k 

4 St. / 
45' 

6 St. / 
75' 200 - 298 k 24 5/29, 6/29, 2/30, 

3/31 

 
Parcel G is located between Festival Street and Eskridge Road on the east and west, and 
between North Street and Festival Street Extended on the north and south. This parcel is 
proposed to be rezoned to the PRM District. The overall GFA for this parcel is 200,000-
298,000 sq/ft., with a maximum height of seventy-five (75) feet. The single, figure-eight 
shaped building proposed on this parcel will contain 20,000-36,000 sq/ft of retail, with 
ground floor retail being located on the north, east and south sides of the building. There is 
also an option to include up to 10,000 sq/ft of office within the building at the ground floor 
level. Residential will make up 180,000-278,000 sq/ft of the overall GFA on this parcel, and 
will be located in four levels above the ground floor retail. Some residential will be located 
at the ground floor, mainly along the western end of the building along the Eskridge Road 
frontage, and a portion of the frontage along the western ends of Festival Street Extended 
and North Street. Some of this ground floor residential, (approximately 25,000 sq/ft) is not 
counted into the residential program of this parcel due to the definition of cellar space in the 
Zoning Ordinance and the grade change on this portion of the site. These units may be 
marketed as live/work units. Located internal to the build are two residential courtyard 
areas. These two courtyards are surrounded by residential on three sides, and the above 
grade parking structure which is located in the central portion of the building and which 
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provides the required parking for this parcel. The parking deck is accessed by a two 
entrance points, one off of Festival Street Extended and one off of North Street. The 
parking deck is only visible from North Street, but will use architectural treatments similar to 
those of the surrounding residential structures. Loading for both the residential and retail 
uses will take place off of North Street. The second of the development’s two larger parks is 
also to be located in Parcel G. This second park, located at northwest junction of Festival 
Street and Festival Street Extended has been labeled as “South Park” on the CDP/FDP, 
and is approximately 22,000 sq/ft in size.  
 
It should be noted here that the North Park and South Park, though not directly connected 
with designated park space, are connected to each other through the extensive streetscape 
and pocket parks that have been included along Festival Street. The streetscape elements 
will be further discussed later in this report in regards to their use and design throughout 
the development. 
 

Parcel G 

 
 

Parcel H 
 
 
Parcel 

 
 

Use 

 
 

Zoning 
District 

 
 

Commit 

Use 
Density 
Range 
(GFA) 

Min. 
Height 

(Stories 
/Ft.) 

Max. 
Height 

(Stories 
/Ft.) 

Overall 
Parcel 

Density 
Range 
(GFA) 

Sheet 
Reference 

for Building 
Elevations 

Detail / Sheet 
Reference for 

Parcel 
Streetscape 

H 

Retail 
Residential 
and / or 
Hotel 

PDC Yes 
Yes 

20-36 k 
80-150 k 

4 St. / 
45' 

8 St. / 
90' 100-186 k 25 6/29, 5/30, 2/33 

 
Parcel H located in the southeast quadrant of the intersection of Festival Street and North 
Street, is proposed to be rezoned to the PDC District. The maximum GFA for this parcel is 
100,000-186,000 sq/ft, and is proposed to consist of one “L” shaped building that has 
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frontage on Festival Street and North Street. The proposed maximum height on this parcel 
is to be ninety (90) feet. Retail makes up 20,000-36,000 sq/ft of the overall GFA for the site, 
with ground floor retail being provided at a minimum. The remainder of the building is to be 
made up of residential and/or hotel, with 80,000-150,000 sq/ft of GFA. There is an elevated 
residential landscaped deck with pool located between the back side of the northeast 
corner of the building and the northern side of the parking deck. The retail and 
residential/hotel masks the parking deck, labeled “East Deck” on the CDP/FDP, from the 
pedestrian activities along Festival Street and in South Park. This parking deck provides 
parking for Parcel H, as well as a portion of the parking for the adjacent Parcel I, the movie 
theater parcel. The East Deck has three access points, all of which are located off of the 
service alley along the eastern and southern property lines. Loading for the entire building 
is also located off this service alley, approximately one hundred forty (140) feet south of the 
terminus of North Street, at the eastern property boundary. 
 

Parcel H 

 
 

Parcel I 
 
 
Parcel 

 
 

Use 

 
 

Zoning 
District 

 
 

Commit 

Use 
Density 
Range 
(GFA) 

Min. 
Height 

(Stories 
/Ft.) 

Max. 
Height 

(Stories 
/Ft.) 

Overall 
Parcel 

Density 
Range 
(GFA) 

Sheet 
Reference 

for Building 
Elevations 

Detail / Sheet 
Reference for 

Parcel 
Streetscape 

I Theatre PDC Yes 70 - 120 k 30' 50' 70 - 120 k 26 5/29, 3/30, 2/31, 
3/33 

 
Parcel I the southern-most parcel in the development, is the proposed location of the 
replacement movie theater, and is proposed to be rezoned to the PDC District. The 
maximum GFA for this parcel ranges from 70,000-120,000 sq/ft, and it is proposed to 
contain one building which is proposed to be a sixteen (16) screen movie theater with 
accessory uses.  The parking for the theater is provided in an above and below grade 
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parking structure which is labeled “West Deck” on the CDP/FDP. This deck will have 1 level 
below and 5 levels above grade, and will have a maximum height of seventy-five (75) feet. 
The garage is accessed at entrances located off Festival Street Extended and the service 
alley behind the theater. Loading for the theater is located off of the service alley behind the 
theater. The area between Parcels I and H, labeled as the “Cinema Mews” is to be a 
landscaped connection between the main pedestrian connection to the parking area behind 
the theater building.  
 

Parcel I 

 
 
Residential/Non-residential Use Parking and Loading: Each parcel containing residential 
uses will contain the parking and loading required to accommodate the residents and 
retail/secondary uses on that parcel. The retail uses will be parked at the Zoning Ordinance 
Shopping Center parking rate. Three parking zones are provided on site; the Northwest 
Parking Zone contains Parcel A & C, the Northeast Parking Zone contains Parcels B &D, 
and the Southern Parking Zone contains Parcels E-I (See diagram below). These parking 
zones have been established solely to demonstrate that the parking requirements for the 
site can be met in each phase of the construction. The parking zones in no way prohibit the 
patrons that visit the site from parking anywhere on site. The only restriction proposed in 
the parking zones is that garages that offer both retail and residential parking will have the 
residential portion of the garage segregated from the retail portion; (this may be 
accomplished in several ways, with the final method to be determined by the applicant.) 
The applicant has also reserved the right to pursue a shared parking reduction or approval 
of a shared parking agreement pursuant to Article 11 of the Zoning Ordinance. Any 
modification of the required parking as approved by such parking reduction or agreement 
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may be accommodated without requiring a PCA, CDPA or FDPA, provided that the location 
of the parking remains in substantial conformance with that depicted on the CDP/FDP. 
 
Parking Zones 

 
 
Straddling the southern property boundary between the MTC property and the adjacent 
Luther Jackson Middle School is a proposed surface parking area that is to be used jointly 
between the MTC, Fairfax County Public Schools (FCPS) and the Fairfax County Park 
Authority (FCPA). This area is subject to a separate Special Exception Amendment (SEA) 
application, SEA 99-P-008, to permit an alternate use of a public facility. The SEA covers 
the 19.43 acre Luther Jackson Middle School property.  However, the area which is 
proposed to be developed as a 64 space parking lot to be shared with the MTC consists of 
1.0 acre located along the northern property boundary of the Luther Jackson Middle School 
property. There are sixty-four (64) parking spaces being proposed with the SEA application; 
with fifty-four (54) spaces to be constructed on the Luther Jackson Middle School property. 
An additional ten (10) spaces will be constructed on the MTC property, to be used in 
conjunction with the FCPS and FCPA. 
 
Non-Residential Uses:  There is a minimum of 460,000 sq/ft and a maximum of 1,196,144 
sq/ft of non-residential uses proposed on the overall site. Non-residential uses in this 
development include office, theatre, hotel, eating establishments, retail uses, accessory 
uses relating to those services, and any other primary and secondary uses outlined in 
Section II.2 of the proffers that are non-residential in nature. The non-residential uses in the 
development are located along both sides of the frontage of the proposed Festival Street, 
and portions of Lee Highway, Strawberry Lane, North Street and Festival Street Extended. 
At the ultimate build-out of the site, the applicant has proffered that no more than fifty-five 
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(55) percent of the development shall consist of non-residential uses, per the 
Comprehensive Plan recommendation for the Town Center. 

 
Residential & Residential Amenities: The residential components of the site are located on 
Parcels C, E, F, G and H, with an option to place additional residential on Parcel B under 
Option B2 as described earlier in this report. There will be 550,000-1,205,112 sq/ft of 
residential GFA located across the overall site, including ADUs and ADU bonus density. 
Residential buildings will contain a minimum of 500 units, with an average size per unit of 
no greater than 1,100 sq/ft of gross salable/leaseable floor area. Due to the option to vary 
the heights of the residential buildings, the number of residential units and square footage 
may be reallocated among parcels and buildings on the CDP/FDP as long as the overall 
maximum FAR and GFA allocated to residential uses in Section II.6 of the proffers is not 
exceeded; the Parcel Allocation Charts in Proffer II.4 are adhered to; the minimum and 
maximum building heights shown on the CDP/FDP are adhered to; the footprint and 
configuration of individual buildings does not exceed that shown on the CDP/FDP except to 
the extent such change is deemed as a minor modification as determined by the Zoning 
Administrator; and the maximum FAR limitations in the PRM and PDC Zoning Districts, 
respectively, and for the overall property are not exceeded as set forth in Proffer II.3 and as 
determined by the Zoning Administrator. 
 
The applicant has proffered 12% of the units to be either Affordable Dwelling Units (ADU) 
or Work-Force Units. Although the units are exempt from the ADU Ordinance, 5% of the 
units will be ADUs and 7% will be Work Force Housing units. The applicant will provide this 
percentage of ADUs and Work Force Housing units no matter what total number of units 
are constructed. These units may be located in any of the residential buildings. The 
applicant has also proffered that at least ten of the ADU units will be designed and 
constructed as fully ADA accessible units. 
 
The applicant has committed to providing amenities and facilities in all the residential 
buildings. The applicant will make the following facilities or amenities available for each 
multi-family residential building, provided that a substantially-comparable level of amenities 
are provided in each building or are shared among the buildings: 
 

• Swimming pool; 
 
• Interior courtyard areas, which may be located on the top deck of the parking 

structure(s) in the open area, shall include informal seating areas, landscaping, 
hardscape areas and passive recreation areas; 

 
• One (1) bike storage space per every eight residential units in a building for use by 

residents of the building, which may be provided in the cellar space as defined in 
these Proffers; 

 
• A fitness center, which is a minimum of 1,200 gross square feet in size and includes 

equipment such as stationary bikes, treadmills, weight machines, free weights, etc; 
and 
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• A business center, which is a minimum of 500 gross square feet in size and includes 
broadband or high-speed data connections (including "secure" voice and/or data 
connections), computers, facsimile machine and similar items. 

 
Streetscape Areas: The applicant has designed the site to reflect the Comprehensive 
Plan’s streetscape requirements. The design of the sidewalks and streetscape within the 
Town Center is key to creating a walkable environment. Sidewalk width and detailing are a 
function of location; areas with high pedestrian traffic, such as Festival Street, will have 
wider sidewalks and make use of a wider palette of materials. Areas of lower traffic, such 
as North Street, will have narrower sidewalks and make use of a more restrained palette of 
materials.  
 
Street trees will generally be spaced 30’ on center on each side of the street. This may 
however vary to accommodate curb cuts, fire lanes, utilities, drop-offs etc. Trees will be 
installed at 3 – 3 1/2” diameter breast-height (dbh). To promote health and longevity, all 
trees planting areas will be designed at a minimum of 8’-0” wide.  
 
Several types of outdoor seating will also be available to residents and the public. Benches 
will be found at regular intervals along the main streets, and also in the two parks. A wide 
variety of restaurants, cafes, and bars will offer outdoor seating that spills out onto adjacent 
sidewalks and park space while retaining sufficient space for pedestrians to pass by. 
Finally, low site walls, fountains, planters, and even public art will offer additional places to 
sit. 
 
There are four specific streetscape sections being proposed that incorporate the design 
elements described above. The first streetscape section, the “Boulevard Streetscape 
Section” (See Diagram 3 below), was pulled directly from the Comprehensive Plan and will 
been applied to the Lee Highway frontage. This section has the buildings set back a 
minimum of twenty-eight (28) feet from the edge of curb, with an eight (8) foot wide planting 
area adjacent to the curb, and a ten (10) foot wide trail next to the planting area. The 
remaining ten feet is to be a landscaped area that may include café tables for eating 
establishments. 
 

Diagram 3 – Boulevard Streetscape Section 
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The next streetscape type is the “Main Street Streetscape” (See Diagram 4 below), section 
that the applicant is proposing to use along the main retail streets (Festival Street, 
Strawberry Lane and the retail portion of North Street.) This section consists of a twenty-
two (22) foot wide total section from edge of curb to the building fronts. Within this section 
is an eight (8) foot wide planting area; a fourteen foot wide pedestrian/browsing area takes 
up the remainder of the section, providing the widest sidewalk for pedestrians. The 
pedestrian/browsing area is intended to promote the retail uses, and may also contain 
outdoor seating for the eating establishments, newspaper stands and/or kiosks. The 
building frontages along these streets are non-uniform to create a vibrant and varied 
streetscape for the pedestrian. The actual vehicular travelways in this street section contain 
one lane of parallel parking on each side along with one travel lane in each direction for 
vehicular movement. This type of street section is intended to act as a traffic calming 
measure. 
 

Diagram 4 – Main Street Streetscape Section  
 

 
 
The third section has been labeled as the “Residential Street Section” (See Diagram 5 
below),, and is to be incorporated along Festival Street Extended, the portion of North 
Street that is to be residential, and along Yates Way. The typical section for the residential 
streets has an overall width of nineteen (19) feet, with an eight (8) foot wide planting area, a 
minimum five (5) foot wide pedestrian zone, and five and a half (5.5) foot wide landscape 
area/stoop. Stoops are to be provided along the residential portions of the proposed 
building on Parcel G. Where space permits, on-street parking will be provided.  
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Diagram 5 – Residential Streetscape Section  
 

 
 
The fourth and final street section to be provided on the site is the “Service Alley” section 
(See Diagram 6 below),. This section is to be used behind the proposed movie theater on 
Parcel I and Parcel H, and along the western (back side) of the residential buildings on 
Parcels C & E. While the primary function of these service alleys is to serve as parking and 
loading entrance points, these areas have still been designed to accommodate the 
pedestrian. There will be a minimum of five (5) foot wide sidewalks, but where space 
permits these walks will be larger. Street trees will also be included where possible on the 
site as long as they are kept out of the fire lanes. These sidewalks will also allow for a 
secondary access to some of the parks. Where these service alleys abut a property line, 
some type of buffering will be provided, depending on the topography and the amount of 
space permitted. 
 

Diagram 6 – Service Alley Streetscape Section 
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Phasing:  In order to meet the applicant’s objective of maintaining a fully operational theatre 
at all times during the construction of Phase I, a total of 874 parking spaces must be 
maintained for the theatre’s use. 
 
Phasing Map 

 
 
 

Phase 1: 
 
• Construct Eskridge Road improvements from Lee Highway south to the southern 

property boundary 
• Construct North Street from Eskridge Road to the eastern property line, Festival 

Street from North Street south to its termination point in front of the movie theater; 
Festival Street Extended from Eskridge Road east to its terminus at Festival Street; 
and the service alley behind the proposed movie theater east to the southeast 
property boundary and continue it north from that point to its terminus at North 
Street. 

• Construct surface parking lot behind the movie theater. This includes the parking on 
the Luther Jackson Middle School property, which is the subject of SEA 99-P-008.  

• Construct southern stormwater management underground detention vault along the 
southern property line. 
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• Construct the new sixteen (16) screen movie theater and associated parking on 
Parcel I. (The West Deck on Parcel I will facilitate approximately three-fourths (3/4) 
of the required parking for the movie theater location.) 

• Construct residential and secondary uses on Parcel H and associated parking. (The 
East parking deck located on Parcel H will contain enough parking to facilitate the 
remaining quarter (1/4) of the required movie theater parking as well as the parking 
for the residential located on Parcel H. East deck will be part of the Southern Parking 
Zone that will provide parking for the retail on the southern portion of the site.) 

• Construct residential and secondary use structures and their associated parking on 
Parcel G. South Park will also be constructed during this phase.  

• Construct offsite improvements to Luther Jackson Middle School site. 
 
Phase 2: 
 
• The remainder of the Parcels, A through F, will be constructed with its corresponding 

retail/residential program. 
• The remainder of the on-site road improvements will be constructed, and will 

include: Festival Street from Lee Highway south to the completed portion at North 
Street; Strawberry Lane from Eskridge Road east to the eastern property boundary 
(where the adjacent development will have constructed the street to their western 
property boundary); frontage improvements along the Lee Highway; and the right-
in/right-out at Yates Way and Lee Highway. 

 
Under Phase 1, the applicant may construct any improvements proposed in Phase 2 as 
long as the existing movie theater remains opened and adequate parking has been 
provided. 
 
As noted earlier, the development along the southern boundary of the site is subject to the 
approval of the concurrent SEA 99-P-008. The SEA has been filed in order to permit the 
construction and shared use of 64 parking spaces on the northwest corner of the Luther 
Jackson Middle School property. The SEA is needed to allow for an alternative use of a 
public facility (the construction of the parking lot to be shared by MTC, and FCPA and 
FCPS). Along with the parking spaces, the applicant will do grading and install landscaping 
around the periphery of the parking area. The applicant has proffered with the concurrent 
rezoning, (RZ 2005-PR-041), to several other improvements to the school property which 
will be discussed later in this report. These improvements will only function properly with 
the construction of this parking area due to a lack of sufficient existing parking on the 
school site. The parking being proposed would be accessible for FCPS, FCPA and the 
Town Center uses, and would be subject to separate memorandum of understanding which 
would include any use restrictions and maintenance agreements between the parties. The 
site already permits some commercial parking in the northeast corner of the site subject to 
SE 99-P-008; this area is unaffected by the new parking area.  
 
Conformance with the Comprehensive Plan 
 
The proposed development is divided into Parcels A through I.  Four options for 
redevelopment are proposed, Options 1 through 4.  Option 1 includes proposed uses and 
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intensities for all nine parcels.  Option 2 includes possible reconfigurations of uses and 
intensities located in Parcels A and B only.  Options 3 and 4 include possible 
reconfigurations in Parcel A only, with Option 2 for Parcel B in effect.  The proposed uses 
and intensities for parcels C through I would remain the same under all four options.  Each 
option provides for a significant amount of flexibility as to the uses and intensities in the 
individual parcels.  Given the size of this mixed use project, programmatic flexibility will 
assist in assuring its successful development, as the applicant will be better able to 
respond to market conditions at the time of development. Residential uses are 
recommended to consist of a minimum of 45% of any development. The plaza and street 
level retail are planned in order to encourage pedestrian activity and movement between 
Lee Highway and the proposed movie theater to the south. In addition, transportation 
improvements such as realigning Eskridge Road to connect to Lee Highway; extending 
Strawberry Lane from Gallows Road to Eskridge Road; the redesign and improvement of 
vehicular and pedestrian access to the Metro station to the north; and the start of a street 
grid system within the Town Center. The “Merrifield Town Center Design Guidelines,” which 
were submitted with the application, will be used in conjunction with the CDP/FDP as a 
guide in the creation of architectural, landscape, street section, building elevation, park 
feature and design elements. 
 
In order to facilitate the Comprehensive Plan land use analysis, an extract or paraphrase of 
each of the multiple planning elements is provided below for brief discussion. 
 
Issue: Mix of Uses/Intensity of Development.  The Plan intent is to create a town center 
with a mix of uses to serve as a core area for the Merrifield Suburban Center.  The 
applicant proposes to develop a project at the maximum intensity recommended by the 
Comprehensive Plan (a 1.2 FAR, not including bonus density). The development provides 
for a significant range in the number and intensity of uses and the location of those uses on 
the subject property.  Residential, retail, entertainment and community uses are 
guaranteed.  Office and hotel uses are optional.  Hotel use is proposed as an option on 
Parcels A, B, F and/or H. Office use is possible on Parcels A, B, D and/or G or none of 
them.  Residential use is guaranteed on Parcels C, E and G, but may also be developed on 
Parcels B, F and H.  All of the parcels, except for the movie theater parcel, are guaranteed 
to have some level of retail use, mostly on the ground floors.  The intensity of the uses on 
each parcel may vary significantly too, depending on the type of use developed and market 
conditions at the time of development.  Minimum and maximum intensities have been 
proffered and a Program Table clearly describes the possible development options in each 
parcel. The development possibilities are also described and depicted on the CDP/FDP 
and within the Design Guidelines.  A project with too much of a focus on retail and 
entertainment would defeat this vision. The applicant has proffered to maintain a minimum 
of 45% residential use within the development to maintain the vision of the Comprehensive 
Plan. 
 
The applicant has also proffered to additional uses, including 1,000 square feet of 
community meeting space within the theater building, to be provided at no cost to Fairfax 
County to serve community needs, and a satellite police office to be located in the 
applicant’s security offices, at no cost to the county. 
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Issue: Height Limits. The Program Table proposes a range of heights for each use in 
each parcel.  Not all building heights can be maximized simultaneously.  The possible 
heights in each parcel are further described and depicted in the CDP/FDP and Design 
Guidelines.  
 
The applicant has proposed to develop up to three buildings, Parcels A, B and/or F at the 
maximum height of 115 feet recommended by the Comprehensive Plan.  Under 
Development Options 3 and 4 for Parcel A, which include a possible 115 foot tall building, 
parking is provided within the same parcel either at ground level or below-grade in a 
structure adjacent to or connected to the tall building.  Under Development Option 2, the 
structured parking for Parcel B will be incorporated within the building.  The applicant has 
not shown on the CDP/FDP that Building F will have structured parking under the building if 
it is more than 95 feet tall, as was recommended to the applicant.  However, in the 
development plan’s “Notes” section and as a notation in the Program Table, the applicant 
has stated that all buildings taller than 95 feet will have two levels of parking beneath them, 
whether at or below grade. 
 
A notation on each elevation sheet in the CDP/FDP states that the elevations depicted 
represent minimum and maximum heights; however, on only some of the elevations are the 
heights labeled.  In addition, there are inconsistencies between the CDP/FDP and proffers 
regarding the building heights listed.  The maximum height on the “Parcel A, Option 2 
Elevations” sheet is labeled 85 feet; however, the height in the Program Table found in the 
proffers and on the CDP/FDP is labeled 95 feet.  The “Parcel A, Option 3 Elevations” sheet 
is labeled as 95 feet, and not the 115 feet stated in the Program Table. 
 
The height of the parking structures on Parcels A and B, Option 1 are not labeled on the 
CDP/FDP.  This information is provided in the proffers, which state that the maximum 
height of the structured parking decks will be a 75 feet, with the exception of Parcel A’s 
parking deck and the East Parking Deck.  The height for the parking structures should be 
labeled on the CDP/FDP.  Additionally, a part of the “Parking Deck Heights” proffer is 
problematic.  The proffer states that Buildings D and F may include at or above-grade 
structured parking not to exceed 75 feet in height.  However, it is unclear, based on the 
CDP/FDP and Design Guidelines, how an above-grade parking structure could be 
incorporated into these two buildings. (The applicant has continued to work with staff to 
address these discrepancies and a revised submission is anticipated prior to the Planning 
Commission public hearing; in the interim, staff has proposed development conditions 
(Appendix 2) that address all outstanding issues). 
 
Issue: Plaza and Recreational Amenities.  “Opportunities should be provided for 
pedestrians to sit, especially in plazas, courtyards, urban greens and parks.  Seating 
opportunities include the provision of low walls, wide steps, benches and other outdoor 
furniture…Usable open space in the form of plazas, urban greens, courtyards or parks 
should be provided throughout the Merrifield Suburban Center, especially in the Transit 
Station Area and the Town Center, in order to create a strong pedestrian focus.  
Developments should provide these pedestrian amenities, which include landscaped areas 
with shade trees, seating areas, public art and other amenities that make attractive 
gathering places for the local workforce, shoppers, and residents.  In some instances, 
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these open space amenities should be large enough and designed in a manner to 
accommodate informal activities as well as programmed events during lunch-hours and 
after-work hours.” 
 
“Development should provide or contribute to the purchase of one to two acres of land for a 
public park within Sub-Units F1 and F2.  This urban park should function as a public 
meeting and gathering place and should have a focal point such as a pavilion and/or 
fountain.” 
 
Two larger parks, North and South Parks, are proposed, which are linked by Festival 
Street.  North Park will be an integration of land from this application property and the 
adjacent development to the east (UniWest).  Combined, the park will be exactly one acre 
in size.  The park will include a play fountain, lawn areas, children’s play areas, optional 
newsstands and kiosks, and potential public art locations.  The park will abut a building 
planned for ground floor retail and restaurants.  South Park, at 22,000 square feet in size, 
will include a play fountain, lawn area for performances and events, park benches and 
potential public art locations.  The park will be surrounded on two sides by restaurant and 
retail uses and will be located across the street from the movie theater.  Two smaller open 
spaces include an 8,000 square foot “Theater Mews” located to the east of the theater 
along the pathway to Luther Jackson Middle School and a 1,000 square foot “Restaurant 
Garden” located in between Parcels D and F.  The total park area makes up 1.33 acres of 
the site, not including the park area contained in the adjacent park to the east. 
 
With the implementation of these parks and additional streetscaping, Staff feels that this 
issue has been adequately addressed. 
 
Issue: Landscaping and Streetscaping. “Attractive streetscape includes a well-designed 
road edge with street furniture and other features and provides improved identity, visual 
continuity and user safety.  The streetscape concept for the Merrifield Town Center 
provides a streetscape hierarchy with four types of streetscape designs: Boulevard, Ring 
Road, Main Street and Cross Street.  These streetscapes should create a unifying theme 
along each of the roads to visually and physically link Merrifield.  This unifying theme 
consists of guidance for street tree location, spacing, and size.” 
 
The application property includes three of the four streetscape concepts planned for the 
Merrifield Suburban Center to assist in its transformation from an industrial area to a mixed 
use area with pedestrian-friendly features.  The CDP/FDP includes landscape and 
streetscape plans, detailed plans for the park areas and other features, along with proffer 
considerations for landscaping and streetscaping.  In general, all the streets within the 
project meet the Plan’s intent for an urban streetscape to serve the functions of the different 
types of streets.  Retail streets (including Festival Street, Strawberry Lane and the retail 
portion of North Street) will be lined mostly with retail and will have lobbies for upper floor 
uses (residential, office and hotel).  Residential streets, including North Street and Festival 
Street Extended, will have either retail or residential entrances along the ground floor.  The 
streetscapes have been designed to provide visual continuity and user safety.  They serve 
as open space areas that connect the two larger parks and the smaller open space areas.  
Additionally, the CDP/FDP depicts animated façade areas throughout the proposed 
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development which are important elements of a pedestrian-friendly urban environment.  
Landscaping is incorporated into the streetscapes throughout the project as well as in the 
proposed park areas. 
 
With the landscaping and streetscaping being proposed and illustrated within the 
CDP/FDP, Staff feels that this issue has been adequately addressed. 
 
Issue: Lighting and Signage.  “Good signage also contributes to good pedestrian-
oriented design.  For example, signage within a development should be coordinated in 
terms of scale, design, color, materials, and placement in order to create a unified identity 
for the area.  Signage should also be designed appropriately for its location and purpose, 
without sacrificing legibility…Street lighting that maintains the overall character and quality 
of the area should be provided, while providing adequate lighting levels that ensure public 
safety without creating glare or light spillage into neighboring low-density residential areas.” 
 
To minimize nighttime light pollution and glare, the most current proffers indicate that all 
surface parking lot and building mounted security lighting shall utilize full cut-off fixtures. 
Undirected uplighting for design elements such as signs, landscaping or architectural 
illumination has been prohibited by a proposed development condition.  In addition, the 
applicant has proffered to provide a coordinated signage system, including way-finding 
signs and potential retail awning signage, for all residential and non-residential uses to 
establish a uniform theme throughout the proposed development.  Signs will use a 
consistent color palette, lighting and font.  Stand-alone, pole-mounted signage shall be 
prohibited. 
 
Issue: Affordable and Workforce Housing.  The Comprehensive Plan guidance for the 
Merrifield Suburban Center states that “for those areas planned for mixed-use with 
residential units, such as the town center and the transit station area, ADU and bonus units 
should be provided for the residential component as a condition for attaining the high end of 
the area’s mixed-use potential.  The amount of ADU and bonus units should utilize the ADU 
Ordinance formula.”   
 
The applicant is seeking the maximum development potential for the site.  The proffers 
indicate that the applicant will provide a minimum of 5% affordable dwelling units (ADUs), 
or 25 of 500 units, and a total of 12% of the total residential units constructed will be 
sold/rented as either ADUs or workforce housing units.  The workforce units will be 
provided to residents with Annual Median Income (AMI) levels of 80%, 100%, and 120%, 
and the units will range in size from 500 to 850 net square feet as efficiency and/or one 
and/or two bedroom units at the applicant’s sole discretion. The workforce housing will be 
administered per Section IV of the executed proffers, or the adoption of the Fairfax County 
Workforce Housing policy and/or Ordinance Provisions. Staff feels that this issue has been 
adequately addressed.   
 
Issue: Parking.  “Locating buildings closer to the roadway means that most off-street 
parking will be located in structures behind or beneath buildings.  Parking structures should 
generally be integrated with an associated building in a manner that maximizes usable 
open space and the provision of pedestrian linkages.” 
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Almost all parking spaces in the proposed development will be provided as structured 
parking spaces located either under, within or wrapped by buildings, or in separate above 
grade parking structures serving adjacent buildings.  The above grade parking structures 
are proposed to be a maximum 75 feet, with the exception of the Parcel A and East parking 
decks, which may be a maximum of 85 feet.  The applicant has proffered to treat the 
facades of the above-grade garages with materials consistent with those materials used on 
companion buildings.  On-street parking is proposed along both sides of each of the private 
streets within the development, which include Festival Street, Festival Street Extended, 
North Street, and Strawberry Lane. Two small surface parking lots will be located behind 
the theater.  The southern surface parking lot is the subject of the concurrent 
SEA 99-P-008 application that was discussed earlier. This surface lot would both serve the 
Town Center development as well as the FCPS and FCPA. This southern surface lot would 
maximize the use of the improved fields on the school property. Additionally, the proffers 
anticipate the future evaluation and pursuance of a parking reduction given the subject 
property’s proximity to the Dunn Loring Metro Station; future provision of shuttle service; 
character of the proposed development as a mixed use development near transit; and the 
intended effects of the Transportation Demand Management (TDM) Plan. Staff feels that 
this issue has been adequately addressed. 
 
Issue: Pedestrian Circulation. “In development proposals which entail new development 
or redevelopment, increased intensity/density, increased building heights, and/or which 
substantially change the design of a previously approved development commitment, 
pedestrian linkages should be provided to adjacent development and to the countywide trail 
system where feasible.  The goal is to connect local sites with the larger community and to 
enhance the continuity of the pedestrian system.  Pedestrian linkages could include 
sidewalks, trails, plazas, courtyards and parks with path systems…Auto and pedestrian 
traffic should be separated, i.e., pedestrians should not be required to walk in a travel lane 
or through a parking structure to reach their destination.” 
 
The CDP/FDP’s Pedestrian Circulation Plan depicts circulation on the site as well as 
connections offsite.  Crosswalks connect Eskridge Road and Merrilee Drive across Lee 
Highway.  Likewise, a trail along the subject property’s Lee Highway frontage is proposed, 
which will connect the terminus of Festival Street to the crosswalks at the intersection of 
Eskridge Road and Lee Highway.  These connections will provide pedestrian access to the 
north to the Dunn Loring Metro Station via Merrilee Drive.  In addition, the applicant will 
provide direct pedestrian access to Luther Jackson Middle School, located to the south of 
the subject property, during daylight hours and may restrict access outside of school hours.  
Moreover, the elimination of curbs is proposed in certain areas on Festival Street in order to 
facilitate pedestrian circulation. All traffic signals installed or modified by the applicant shall 
include pedestrian countdown and audible features with the crossing time being calculated 
using the VDOT standard that allows for the maximum pedestrian crossing time. Staff feels 
that this issue has been adequately addressed. 
 
Issue: Transportation and Pedestrian Circulation. “Primary access points to the Town 
Center are envisioned to be at Merrilee Drive extension/realignment with Eskridge Road 
and Route 29, Gallows Road and Strawberry Lane, and Gallows Road and “Main 
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Street/Festival Street”.  The major circulation improvements for this land unit include the 
extension of Eskridge Road to Williams Drive.  Since Williams Drive connects with Route 
50, this will complete the link from the Metro station through the “Town Center” to Route 50.  
Additional circulation improvements include…the extension of Strawberry Lane west to 
connect with Eskridge Road; the movie theater access road extension south to connect 
with Williams Drive…Within this area, at least one new road should function as the “Festival 
Street”. 
 
“Mitigating Transportation Impacts of Development – All development proposals should 
provide adequate access, turn lanes, interparcel access and other measures needed that 
mitigate the traffic impacts of the proposed level of development.  If the application cannot 
demonstrate that the impacts of the proposed development can be mitigated on the 
surrounding road system, development potential should be reduced to a level at which 
impacts can be mitigated within the current capacities of the surrounding road system or 
development should be phased to occur with capacity increases resulting from planned 
road improvements.  If phased, development should be phased with appropriate 
transportation improvements, so that a balanced roadway network will occur in the long-
term, with new development not exacerbating overall existing conditions in the short term.  
A phasing program may include on-site and off-site improvements, intersection, 
signalization and parking improvements as identified in the specific land unit guidance… 
 
Transportation Demand Management (TDM) – The transportation goal in the County’s 
Policy Plan is for a mode split of at least 15 percent of the commuters to Suburban Centers 
and Transit Station Areas to occur by means other than single occupancy vehicles (SOV).”   
 
The proposed development creates and extends a grid of streets by constructing a north-
south main street (Festival Street) similar to that proposed in the Comprehensive Plan, 
extending Strawberry Lane through to Eskridge Road and, in conjunction with Fairfax 
County, extending Eskridge Road through to Williams Boulevard.  Additionally, the newly 
created North Street and the east-west service alley located in the southeast corner of the 
site will be designed and constructed to connect to adjacent parcels abutting these streets 
and to facilitate the construction by others of those private streets as through private streets 
connecting Gallows Road to Eskridge Road.  Festival Street Extended connects the movie 
theater’s parking area (West Deck) to Eskridge Road. 
  
Access to Yates Way, which is located on the east side of Parcel B, will potentially connect 
Strawberry Lane with Route 29 if the adjacent property (UniWest) grants access.  A PCA 
will be required to remove the approximately 10 foot wide planting strip that is currently 
located along the western property boundary of the UniWest site. This landscape strip does 
not currently have an access easement across it, which is what is preventing the applicant 
from accessing Yates Way from their site. This connection is an essential element of the 
proposed project.  Without this connection, the traffic impacts will be at an unacceptable 
level unless the level of development is reduced.  In addition, the loading areas and parking 
entrances for Parcel B would be located along Strawberry Lane, which would lead to an 
aesthetically unpleasing streetscape on Strawberry Lane directly across the street from the 
one acre-sized North Park, and greatly impact the success of the pedestrian-friendly urban 
environment this development is attempting to create.  The applicant has been informed 
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that without the filing and approval of a PCA on the UniWest property, they will have to file 
a PCA in order to do any development on Parcel B. This issue remains outstanding. 
 
The applicant, individually or in conjunction with other property owners within the Merrifield 
Town Center, will operate or contract with a third party to operate and maintain a shuttle 
service for use by the residents, employees and patrons of the development to provide 
access to and from the Dunn Loring Metro Station.  The shuttle will operated during 
morning and evening peak hours on weekdays, and possibly on Saturdays.  The applicant 
has proffered to discontinue shuttle service if an Areawide Circulator is established to link 
uses within the Merrifield Suburban Center, including the subject property and the metro 
station, and has agreed to provide financial support for the Circulator if that is the case. 
 
The proffers call for an ultimate 30 percent trip reduction for residential uses and 20 percent 
for office uses.  The residential goals will increase from 7 to 30 percent over the course of 
construction, establishment of a shuttle, and possible replacement of the shuttle with an 
areawide circulator.  The office goals will likewise increase from 9 to 20 percent with 
buildout of the development.  These goals are outlined in the chart in the Transporation 
Analysis/TDM Section. The TDM goals are discussed in further detail in the Transportation 
Analysis of this report. 
 
Based on this analysis, it is staffs opinion that the application, as proffered, is in 
conformance with the Comprehensive Plan for the Merrifield Town Center. 
 
Residential Development Criteria 
 
Although the Development Criteria pertain to residential development, because of the 
mixed-use nature of the proposed project it is impossible to adequately evaluate the 
proposal by its individual components; therefore, staff has used the Development Criteria to 
evaluate the entire development in this case. Fairfax County expects new development to 
enhance the community by fitting into the fabric of the neighborhood, respecting the 
environment, addressing transportation impacts, addressing impacts on public facilities, 
being responsive to our historic heritage, contributing to the provision of affordable housing, 
and being responsive to the unique site specific considerations of the property. (For the 
complete Residential Development Criteria, see Appendix 17.)  
 
Site Design (Development Criterion #1) 
 
Consolidation:  Developments should provide parcel consolidation in conformance with any 
site specific text and applicable policy recommendations of the Comprehensive Plan.  
Should the Plan text not specifically address consolidation, the nature and extent of any 
proposed parcel consolidation should further the integration of the development with 
adjacent parcels.  In any event, the proposed consolidation should not preclude nearby 
properties from developing as recommended by the Plan.   
 
The parcel consolidation proposed with this application is of a logical and sufficient size to 
allow the project to function in a well-designed and efficient manner.  The proposed 
development does not preclude other unconsolidated parcels from developing in 
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conformance with the Plan.  To plan for the future redevelopment of the remaining 
industrial uses on both sides of Eskridge Road, the applicant has proffered to provide an 
option for adaptive reuse of the ground floor of the office building in Parcel A, Option 1 and 
the residential units in Parcel G fronting on Eskridge Road to permit retail.  The residential 
units in Parcel G may also be built as live-work units.  The applicant has also proffered to 
interparcel access to the parcels to the east.  By providing access easements to the 
property boundaries where North Street and the Southern Service Alley would tie into any 
future development of the neighboring properties, the grid street network would be able to 
continue per the vision of the Comprehensive Plan. 
 
Layout:  The layout should: 
 

• provide logical, functional and appropriate relationships among the various parts (e. 
g. dwelling units, yards, streets, open space, stormwater management facilities, 
existing vegetation, noise mitigation measures, sidewalks and fences); 

• provide dwelling units that are oriented appropriately to adjacent streets and homes; 
• include usable yard areas within the individual lots that accommodate the future 

construction of decks, sunrooms, porches, and/or accessory structures in the layout 
of the lots, and that provide space for landscaping to thrive and for maintenance 
activities; 

• provide logical and appropriate relationships among the proposed lots including the 
relationships of yards, the orientation of the dwelling units, and the use of pipestem 
lots; 

• provide convenient access to transit facilities; 
• Identify all existing utilities and make every effort to identify all proposed utilities and 

stormwater management outfall areas; encourage utility collocation where feasible. 
 
The design uses open areas and plaza features along with streetscapes to enhance the 
urban spaces by providing opportunities for community gatherings and festivals to make 
this a destination for Merrifield and County residents. These spaces also work together to 
create a strong connection between the movie theater on the southern portion of the site 
and the proposed large retail establishments on the northern end of the property.  
Residential uses are located throughout the property in order to distribute trips and create a 
pedestrian experience that will thrive even before outside visitors are present on the site. 
Building heights are also concentrated to the center of the site and the parking on the site is 
mainly structured as is appropriate for an urban mixed-use development. Parking within the 
proposed structures is segregated by use to lessen the potential conflicts among residential 
and retail/secondary uses.  Residential uses provide private recreational areas in the form 
of courtyards, which are accessible to all residents.  
 
Open Space:  Developments should provide usable, accessible, and well-integrated open 
space.  This principle is applicable to all projects where open space is required by the 
Zoning Ordinance and should be considered, where appropriate, in other circumstances.  
 
The proposed development provides 26% landscaped open space overall, with 23% in the 
PRM District and 35% in the PDC District. These amounts satisfy the requirements of each 
district. This open space is located primarily in two major areas, North and South Parks, in 
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several pocket parks, and within the courtyard/amenity areas of the residential buildings. A 
±20,000 sq/ft green roof has also been proposed to be located on the site in an area to be 
determined at site plan. 
 
Landscaping:  Developments should provide appropriate landscaping: for example, in 
parking lots, in open space areas, along streets, in and around stormwater management 
facilities, and on individual lots 
 
Amenities:  Developments should provide amenities such as benches, gazebos, 
recreational amenities, play areas for children, walls and fences, special paving treatments, 
street furniture, and lighting. 
 
Two larger parks, North and South Parks, are proposed, which are linked by Festival 
Street.  North Park will be an integration of land from the subject property and the adjacent 
UniWest development.  Combined, the park will be exactly one acre in size.  The park will 
include a play fountain, lawn areas, children’s play areas, optional newsstands and kiosks, 
and potential public art locations.  The park will abut a building planned for ground floor 
retail and restaurants.  South Park, at 22,000 square feet in size, will include a play 
fountain, lawn area for performances and events, park benches and potential public art 
locations.  The park will be surrounded on two sides by restaurant and retail uses and will 
be located across the street from the movie theater. The proffers maintain the potential to 
close down Festival Street south of Strawberry Lane to facilitate events such as street 
festivals or farmers markets.  Two smaller open spaces include an 8,000 square foot 
“Theater Mews” located to the east of the theater along the pathway to Luther Jackson 
Middle School and a 1,000 square foot “Restaurant Garden” located in between Parcels D 
and F.  The total park area makes up 1.33 acres of the site, not including the UniWest park 
area. This amount of open space meets the intent of the Comprehensive Plan for this 
portion of the Merrifield Town Center. 
 
As discussed earlier, the application meets the streetscape sections that the 
Comprehensive Plan recommends for the Town Center area. The streetscape sections 
have been further defined in the Design Guidelines. The guidelines describe how street 
trees will be planted approximately thirty (30) feet on center, and the trees being installed 
will be 3-3 1/2”dbh and placed in tree wells that will be a minimum of eight (8) feet wide. 
There will also be either groundcover, seasonal plantings or tree grates surrounding the 
trees. Other elements that may be included in the streetscape sections are benches, light 
fixtures, café tables, outside eating areas and seasonal plantings. (See Diagram 7) 
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Diagram 7 – Streetscape Amenities 

 
 
 
The site will contain a minimum of four residential buildings, each providing access to 
elevated private open spaces as shown on the CDP/FDP. There are also other indoor 
activity/amenity areas such as a business center located in each of these buildings. The 
visible facades of the parking garages will include architectural surface treatments that will 
be complimentary to the residential buildings, such as the use of special forming or scoring 
and/or pre-cast panels or similar architectural embellishments to ensure visual 
compatibility. With the amenities and features that the applicant is proposing, the intent of 
the criterion has been met. 
 
Neighborhood Context (Development Criteria #2) 
 
All rezoning applications for residential development, regardless of the proposed density, 
should be designed to fit into the community within which the development is to be located.  
Developments should fit into the fabric of their adjacent neighborhoods, as evidenced by an 
evaluation of: 
 

• transitions to abutting and adjacent uses;  
• lot sizes, particularly along the periphery; 
• bulk/mass of the proposed dwelling units;  
• setbacks (front, side and rear);  
• orientation of the proposed dwelling units to adjacent streets and homes;  
• architectural elevations and materials; 
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• pedestrian, bicycle and vehicular connections to off-site trails, roadways, transit 
facilities and land uses;  

• existing topography and vegetative cover and proposed changes to them as a result 
of clearing and grading.   

 
It is not expected that developments will be identical to their neighbors, but that the 
development fit into the fabric of the community.  In evaluating this criterion, the individual 
circumstances of the property will be considered: such as, the nature of existing and 
planned development surrounding and/or adjacent to the property; whether the property 
provides a transition between different uses or densities; whether access to an infill 
development is through an existing neighborhood; or, whether the property is within an 
area that is planned for redevelopment. 
 
The proposed project is a redevelopment of the existing National Amusements Movie 
Theater Complex and the United Rentals properties. The existing site is developed with a 
fourteen (14) screen movie theater, surface parking lot, construction vehicle rental storage, 
and an open field on the southern end of the site. The intent of the application is to 
redevelop the site with a sixteen (16) screen movie theater with modern amenities on the 
southern portion of the site. The remainder of the site is to be developed as a mix of ground 
floor retail with multi-family residential and office and/or hotel uses in the upper levels to 
create a vibrant Town Center. The application property has been designed in a manner that 
maximizes compatibility with the surrounding land uses as envisioned by the 
Comprehensive Plan.  The existing theater site consists of mainly a surface parking lot 
which will be redeveloped with a mix of mid-rise and high-rise structures. In many cases, 
the differences in building heights would result in compatibility issues with the neighboring 
low-rise uses. However, due to physical grade changes and separations inherent to this 
site, as well as the nature of the surrounding uses, there are no compatibility issues 
anticipated from the proposed redevelopment of the site as a mixed-use. 
 
The applicant has provided for several variations in building heights within the project on 
several of the parcels. The tallest buildings being proposed have a maximum height of one 
hundred fifteen (115) feet. The buildings that may achieve this height are located internal to 
the site, or are adjacent to buildings with similar heights. Grade changes also aid in 
reducing building height conflicts by placing the taller buildings on lower portions of the site. 
The buildings will be constructed using a combination of the following proffered materials, 
which include but are not limited to the following: stone, cast stone, masonry, glass, 
precast, metal, cementitious fiber board, asphalt shingles, clay tiles, slate, wood or 
comparable materials. EIFS shall be limited solely to use on mechanical penthouses and 
architectural detailing not to exceed five percent of a building's façade. 
 
The applicant has articulated the ground level of the residential structures along all road 
frontages to enhance the pedestrian experience by including individual access to the 
retail/secondary uses; window displays etc. Service access to the residential uses, 
including garage access, has been concentrated away from Festival Street to reduce 
potential conflicts with pedestrians and vehicles, and creates a more aesthetic transition to 
adjacent properties. This criterion has been satisfied with the proposed improvements to 
the site. 
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Environment (Development Criteria #3) 
 
All rezoning applications for residential development should respect the environment.  
Rezoning proposals for residential development, regardless of the proposed density, 
should be consistent with the policies and objectives of the environmental element of the 
Policy Plan, and will also be evaluated on the following principles, where applicable. 

 
a) Preservation:  Developments should conserve natural environmental resources by 

protecting, enhancing, and/or restoring the habitat value and pollution reduction 
potential of floodplains, stream valleys, EQCs, RPAs, woodlands, wetlands and other 
environmentally sensitive areas. 

 
b) Slopes and Soils:  The design of developments should take existing topographic 

conditions and soil characteristics into consideration. 
 
c) Water Quality:  Developments should minimize off-site impacts on water quality by 

commitments to state of the art best management practices for stormwater 
management and low-impact site design techniques.    

 
d) Drainage: The volume and velocity of stormwater runoff from new development should 

be managed in order to avoid impacts on downstream properties.  Where drainage is a 
particular concern, the applicant should demonstrate that off-site drainage impacts will 
be mitigated and that stormwater management facilities are designed and sized 
appropriately.  Adequate drainage outfall should be verified, and the location of 
drainage outfall (onsite or offsite) should be shown on development plans.   

 
e) Noise:  Developments should protect future and current residents and others from the 

adverse impacts of transportation generated noise.   
 
f) Lighting:  Developments should commit to exterior lighting fixtures that minimize 

neighborhood glare and impacts to the night sky. 
 
g) Energy:  Developments should use site design techniques such as solar orientation and 

landscaping to achieve energy savings, and should be designed to encourage and 
facilitate walking and bicycling.  

 
This site is currently developed with a large surface parking lot; fourteen (14) screen movie 
theater; construction vehicle rental facility; and stormwater detention pond. As such, the 
site is almost entirely impervious, with the exception of a large open field in the extreme 
south portion of the site which separates the surface parking area from the Luther Jackson 
Middle School property. Because this site is a redevelopment, many of the environmental 
concerns that would normally be associated with a development of this intensity are not 
applicable.  
 



RZ/FDP 2005-PR-041 Page 45 
SEA 99-P-008 
 
 

Stormwater Detention/Best Management Practices (BMP) 
 
As previously stated, the subject property consists for the most part of impervious surface.  
The applicant is proposing to reduce the phosphorus level by ±47%, 7% more than 
required for a redevelopment. Stormwater runoff will be reduced to the pre-developed 
“good forested” condition that is outlined in the Public Facilities Manual (PFM) through the 
use of two underground stormwater facilities located on the northern and southern portions 
of the site.  Underground pipes throughout the site are proposed to direct stormwater flow 
to the two underground vaults on the approximately thirty-one acre site.  The applicant has 
requested a modification for on-site stormwater management in order to utilize 
underground detention in a residential area; this will be discussed further under the public 
facilities criterion. The applicant has proffered to include green roof technology on a portion 
of the proposed development.  The green roof facility being proposed will be approximately 
±20,000 sq/ft in size, and would further reduce stormwater runoff on the site.   
 
Noise 
 
Guidelines for maximum levels of noise exposure as recommended in the Comprehensive 
Plan are DNL 65 dBA for outdoor activity areas and DNL 45 dBA for residences.  The 
proposed hotel/residential buildings being proposed as option on Parcels A and B may be 
impacted by noise depending on the final design of the buildings.  The applicant has 
proffered to submitting a refined acoustical analysis prior to the submission of building 
plans for Parcels A and B to determine which hotel and/or residential units may be affected 
by exterior noise levels above 60dBA Ldn. Following this determination, the applicant has 
proffered to construct the affected rooms/units with the following acoustical measures: 
 

• Exterior walls should have a laboratory sound transmission class (STC) rating of 
at least 39. 

 
• Doors and glazing shall have a laboratory STC rating of at least 28 unless 

glazing constitutes more than 20% of any façade exposed to noise levels of Ldn 
65 dBA or above. 

• If glazing constitutes more than 20% of an exposed façade, then the glazing shall 
have a STC rating of at least 39. 

• All surfaces should be sealed and caulked in accordance with methods approved 
by the American Society for Testing and Materials (ASTM) to minimize sound 
transmission. 

The applicant has proffered to mitigate noise levels in these structures using acceptable 
building materials with appropriate acoustical mitigation properties. The applicant has also 
proffered to having the final building plans for the hotel and/or residential buildings depict 
the final noise contours and all locations of the respective building/rooms/units, if any, that 
are subject to noise mitigation. The applicant has proposed to incorporate green  
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technologies into the project, as well as meeting and in most cases exceeding the minimum 
requirements for stormwater management and BMPs. Staff feels that this criterion has 
been satisfied.  

 
Tree Preservation and Cover Requirements (Development Criteria #4) 
 
All rezoning applications for residential development, regardless of the proposed density, 
should be designed to take advantage of the existing quality tree cover.  If quality tree 
cover exists on site as determined by the County, it is highly desirable that developments 
meet most or all of their tree cover requirement by preserving and, where feasible and 
appropriate, transplanting existing trees.  Tree cover in excess of ordinance requirements is 
highly desirable.  Proposed utilities, including stormwater management and outfall facilities 
and sanitary sewer lines, should be located to avoid conflicts with tree preservation and 
planting areas.   
 
There are extremely few trees currently established on the site, and the ones that do exist 
will be removed during the redevelopment. The applicant is proposing to follow the 
streetscaping  recommendations of the Comprehensive Plan for the Merrifield Town 
Center, and has also proposed to plant shade trees around the periphery of parking lots; in 
the proposed North and South Parks; pocket parks; ground-level plazas and on rooftop 
plazas.  The landscaping plan states that plantings will include 90 percent native species.   
 
Transportation (Development Criteria #5) 
 
All rezoning applications for residential development should implement measures to 
address planned transportation improvements.  Applicants should offset their impacts to the 
transportation network.  Accepted techniques should be utilized for analysis of the 
development’s impact on the network.  Residential development considered under these 
criteria will range widely in density and, therefore, will result in differing impacts to the 
transportation network.  Some criteria will have universal applicability while others will apply 
only under specific circumstances.  Regardless of the proposed density, applications will be 
evaluated based upon the following principles, although not all of the principles may be 
applicable. 
 
Internal Circulation and Street Design 
 
In the proposed redevelopment of the site, the applicant is proposing a street grid that has 
never existed in this portion of the Merrifield area. This grid has two north/south streets 
(Festival Street and Eskridge Road). Eskridge Road, in its ultimate design, will connect 
from Lee Highway all the way through to Williams Drive to the south, which then connects 
to Route 50. This connection would aid in the distribution of trips that would normally be 
pushed to either Gallows Road or Prosperity Avenue. There are four east/west streets 
being proposed (Strawberry Lane, North Street, Festival Street Extended, and the southern 
service alley). Currently Strawberry Lane is the only street that will connect from Eskridge 
Road to Gallows Road, but the applicant has demonstrated how North Street and the 
southern service alley could be extended to Gallows Road with the redevelopment of the 
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properties to the east by others in the future. This is the grid that was envisioned in the 
Comprehensive Plan. 
 
The transportation criterion states that public streets are preferred, but the applicant has 
proposed that all the internal streets are to be private. In this instance, staff believes that 
the use of private streets is preferable due to the additional amenities proposed with the 
onsite street network (including the streetscape and special pavement treatments) which 
would not be acceptable in the VDOT road system for maintenance. In addition, the parallel 
parking spaces that are proposed along all streets where permitted may be closed during 
festival and community events which would not be possible with a public street. 
 
Transportation Improvements 
 
Since the application property is a redevelopment, significant enhancements to the existing 
transportation network are needed to offset the impact of the proposed development and 
improve the current network functionality in the greater Merrifield area. In order to ensure 
safe and efficient traffic circulation both within the proposed site as well as entering and 
exiting off the existing road network, the applicant has proffered the following 
improvements: 
 

Lee Highway 

• Subject to VDOT approval, the applicant shall design and construct the 
ultimate southern curb lane along Lee Highway; 

• Construct a dedicated right turn lane from eastbound Lee Highway onto the 
relocated southbound Eskridge Road; 

• Construct a continuous through/right turn lane along the Lee Highway 
frontage between Eskridge Road and Yates Way with a curb-cuts to facilitate 
a right-in/right-out turning movements onto Festival Street and Yates Way; 

• Installation of pedestrian crosswalk striping, a pedestrian refuge area and 
audible pedestrian countdown signals across Lee Highway at the proposed 
traffic signal at the intersection of Lee Highway and Eskridge Road; 

• Perform signal modifications and roadway striping to provide for westbound 
dual left turn lanes from Lee Highway onto the realigned southbound Eskridge 
Road. 

Eskridge Road 

• Design Eskridge Road realignment from Lee Highway south to Williams 
Drive; 

• Construct Eskridge Road Public Improvement (PI) Plan from Lee Highway 
south to the southern NAI property line, with the final connection to Williams 
Drive to be completed by the County. The improvements shall include: 
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 -   Southbound Improvements: Two lanes between Lee Highway and 
Strawberry Lane, one through and one through/left turn lane; two lanes 
between southbound between Strawberry Lane and North Street, one 
through and one through/left turn lane, turning into a left turn only lane 
onto eastbound North Street at the North Street/ Eskridge Road 
intersection; continue with one through lane between North Street and 
Festival Street Extended, and add a left turn-only lane onto eastbound 
Festival Street Extended; continue with one through lane between Festival 
Street Extended and the south service alley, and add a left turn-only lane 
onto eastbound south service alley; continue with one through lane down 
to Williams Drive. 

-     Northbound Improvements: Four total lanes between Strawberry Lane 
and Lee Highway, two left turn lanes onto westbound Lee Highway, one 
through lane to Merrilee Drive and one right turn lane onto eastbound Lee 
Highway; one through and one through/right turn lanes between Festival 
Street Extended and Strawberry Lane; one through/right turn lane 
between the south service alley and Festival Street Extended; continue 
with one through/right turn lane from Williams Drive to the south service 
alley. 

• Crosswalks will be installed along Eskridge Road at its intersection with Lee 
Highway, North Street and the south service alley. (These crosswalks may be 
textured where permitted.) 

 
Festival Street 
 
• Construct Festival Street from Lee Highway south to its termination at Festival 

Street Extended, just in front of the proposed movie theater. This construction 
will consist of the following improvements: 

 
-    Southbound Improvements: Two lanes between Lee Highway and 

Strawberry Lane, one through/right turn lane and one left turn lane that 
ends at approximately mid-block at the entrance to the parking deck on 
Parcel B. At the Festival Street/Strawberry Lane intersection, the now 
single southbound lane functions as a through/right/left; one southbound 
lane between Strawberry Lane and North Street with through/right turn 
movements between the intersections, and through/right/left movements 
at the Festival Street/North Street intersection; continue with one through 
lane between North Street and Festival Street Extended where the street 
terminates in front of the proposed movie theater. 

-    Northbound Improvements: One through/right turn lane between 
Strawberry Lane and Lee Highway, which allows for a right turn only 
movement onto Lee Highway; one through/right turn lane between North 
Street and Strawberry Lane with full through/left/right movements at the 
intersection of Festival Street and Strawberry Lane; one through lane 
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between Festival Street Extended and North Street with full 
through/left/right movements at the intersection of Festival Street and 
North Street. 

• Festival Street shall be constructed with parallel parking on both sides of the 
street, where permitted. 

 
Yates Way 
 
• Extend Yates Way to connect to the proposed right-in/right-out curb-cut along 

Lee Highway;  

• Install pedestrian amenities along the loading areas (e.g. yellow bollards or 
brick piers) to indicate that they are entering an active loading area. 

These improvements are subject to the approval of a PCA to be filed in the future by 
the applicant on behalf of UniWest in order to remove the landscape strip between 
Uniwest’s western boundary and the subject property, as discussed earlier. 

 
Strawberry Lane 
 
• Construct a private Strawberry Lane from its terminus at the eastern property 

boundary, west to its intersection with Eskridge Road, with public access 
easements. This improvement shall consist of a ±37 foot wide road section 
with additional space for parallel parking where permitted. Between Yates 
Way and Festival Street there will be two westbound and one east bound 
lanes. The two westbound lanes will contain one through and one through/left 
turn lane. Between Festival Street and Eskridge Road there will be one 
eastbound through/right turn lane and one westbound through/right turn lane. 
There will be left turn lanes at eastbound intersection of Strawberry Lane and 
Festival Street, and westbound Strawberry Lane and Eskridge Road.  

 
• At the Strawberry Lane/ Yates Way intersection, two stop signs to control the 

Yates Way traffic and allow for the Strawberry Lane traffic to flow freely 
though the intersection. 

 
• At the Strawberry Lane/Festival Street intersection, four stop signs to control 

the flow of traffic at all four points of this intersection. 
 
North Street 
 
• Construct a private North Street from its terminus at the eastern property 

boundary west to its intersection with Eskridge Road, with public access 
easements. This improvement shall consist of a road section that varies from 
22-30 feet wide with additional space for parallel parking, where permitted. 
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• At the North Street/Festival Street intersection, install four stop signs to 
control the flow of traffic at all four points of this intersection. (This intersection 
will be paved with textured pavement to act as a traffic calming measure.) 

 
• Provide construction and access easements from the terminus of North Street 

at the eastern property boundary to allow for future connections to the east by 
others. 

 
• Install a traffic signal and audible pedestrian countdown signal at the 

intersection of North Street and Eskridge Road, if signal warrant deems it 
necessary at time of the intersections construction. If not warranted, the 
applicant will provide easements for the future installation of a signal by 
others. 

 
Festival Street Extended 
 
• Construct a private Festival Street Extended from its terminus at its 

intersection with Festival Street and its intersection with Eskridge Road with 
public access easements. This improvement will consist of a road section that 
varies from 24-30 feet wide with additional space for parallel parking, where 
permitted. (A drop off area in front of the movie theater is also being provided 
along this section.) The intersection of Festival Street and Festival Street 
Extended will be paved with textured pavement to act as a traffic calming 
measure. 

 
South Service Alley 
 
• A two lane service alley shall be constructed along a path that generally runs 

along the southern property line from Eskridge Road on the west toward the 
southeast corner and then turns and heads north along the eastern property 
line, to a terminus at its intersection with North Street. 

 
• Construct a surface parking lot along the north and south side of the South 

Service Alley to accommodate parking for the movie theater and sports fields 
on the Luther Jackson Middle School property. (Subject to SEA 99-P-008) 

 
Transportation Demand Management (TDM) 
 
A major component of this development is the establishment by the applicant of a TDM 
program to reduce the impact of the proposed development on the transportation 
infrastructure of the Merrifield area.  The basic premise of the TDM program is to reduce 
vehicle trips to and from the site through the use of alternatives to single-driver private 
vehicles.  Use of a shuttle to rail is the most obvious TDM activity; however, any 
alternatives that substitute for the use of a single-occupant vehicle (SOV) are important 
elements of a TDM program.  These include carpooling, telecommuting, using other forms 
of transit, bicycling, and walking, as well as the creation of a synergistic range of uses on 
the site.  Typically the goal of a TDM program is to reduce AM and PM peak hour trips; 



RZ/FDP 2005-PR-041 Page 51 
SEA 99-P-008 
 
 

however, given the urban location of this site and it’s proximity to the Dunn Loring Metro 
Station, (noting that this is not a transit-oriented development (TOD),) and the daily traffic 
demands associated with the Merrifield area, a program that will reduce trips at all hours 
will be of notable benefit.  
 
The proposed mix of uses is a major factor in the ability of any development or area to be 
able to reduce trips.  Within a development that has an appropriate mix of uses in sufficient 
amounts, the need for people within the development to use their private vehicles to drive 
outside that area for services will be reduced, which effectively reduces the demands on 
the surrounding road network.  In this case, in addition to the location of the transit facility, 
the applicant is proposing a minimum of 500 multi-family residential units as well as 
retail/secondary uses for a total of 1,893,692 sq/ft (inclusive of affordable housing 
bonuses). The unique feature of this project will be the location of these residential uses in 
a mixed-use site, which will create a synergistic relationship.  In addition to the retail, 
entertainment and recreational opportunities existing and planned within the Merrifield 
Revitalization Area, the new retail uses (including a potential grocery store in particular) are 
designed primarily to provide services for people who live and work in the development. 
 
TDM programs in Fairfax County have evolved, increasing in complexity and scope in 
recent years as more aggressive approaches to offsetting traffic generated by 
developments on an already saturated road network have been sought.  The program 
proposed with this application includes, among others, the following elements: 
 

• TDM goals have been established to reflect the unique location of the property. 
These will be phased in accordance with the issuance of Non-RUPs for the 
retail/secondary uses as follows: 

Residential Goals. 
 Percent Reduction 

Phase 1  
- Pre-shuttle 7% 
  

Phase 2  
- Post-shuttle/Pre-build out 13% 
  

Phase 3  
- Post-shuttle/Post build out 26% 

  
Phase 4  

- Post-shuttle/Post Areawide circulator 30% 
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Office Goals. 
 Percent Reduction 

Phase 1  
- Pre-build out 9% 

  
Phase 2  

- Post build out 20% 

 
 

• A detailed strategic plan for implementation and administration of the program has 
been developed and is referenced in the proffers. 

 
• Specific techniques to be used for implementation of the TDM program include, but 

are not limited to:  
 

 targeted marking program for residential sales/leases which will be 
designed to encourage and attract TDM-oriented residents (such as one 
or no-car individuals/families) to live in the development; 

 integration of transportation information and educational materials into 
sale/rental literature;  

 coordination for vanpool and carpool formation, including ride matching 
service with adjacent office buildings and home owners associations;  

 establishment of a guaranteed ride home program;  
 establishment of a project website that includes real-time travel and transit 

data and potential for online transit pass sales;  
 establishment of a parking management plan; 
 use of car sharing programs (subject to agreements with third party 

vendors such as ZipCar or FlexCar);  
 establishment of a phasing strategy (as discussed below). 

 
• A program manager will be retained to administer the TDM program.  
 
• The applicant will be obligated to provide annual studies and reports to the County to 

verify compliance with the vehicle trip reduction goals and to demonstrate the TDM 
program’s viability and effectiveness. 

 
• The TDM program and yearly budget will be subject to the review and approval of the 

County staff.  An initial funding of $236,300 per year is required to be increased as 
necessary to implement the agreed upon program.   

 
• The developer, not the successor HOA/COA, will remain responsible for the funding, 

administration, remedies and applicable penalties of the TDM program through the 
“Applicant Control Period” which is defined as two years of successfully meeting or 
exceeding the proffered Phase 4 TDM goal as defined in the proffers. The 
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responsibility for the TDM program will then be turned over to the HOA/COA, which 
will include all uses on site. 

 
• During the applicant control period, if the results of two consecutive annual trip 

counts conducted after full occupation reveal that the actual vehicle trip generated by 
the residential uses exceeds the maximum number of trips permitted under the 
Phase 4 TDM goal, then the applicant must pay into a TDM Penalty Fund.  

 
• If the proffered vehicle trip reductions are not achieved, the developer will be required 

to pay a penalty for each additional trip generated by a specific use, even if other 
uses are meeting the proffered goals, with the penalties increasing as the extent of 
any failure increases.  For example, if the proffered reduction goal is exceeded by up 
to 10%, the penalty amount is $10,000 per vehicle for each trip that exceeds the 
Phase 4 TDM goal; between 10% and 15%, the penalty amount is $15,000 per 
vehicle for each trip that exceeds the Phase III TDM goal; and if the failure exceeds 
15%, the penalty amount will be $30,000 per vehicle for each trip that exceeds the 
Phase 4 TDM goal.  The penalty funds are to be used for transportation 
improvements in the vicinity of the property  – not to assist in remedying the shortfalls 
of the TDM program.  The penalty fund is to be secured with a letter of credit for 
$100,000.  

 
Staff believes that the TDM program proposed by the applicant, which includes a TDM 
Residential Trip Reduction Goal of 30% in Phase 4, in combination with the other measures 
that are proposed in the TDM Strategic Plan represents a significant commitment by the 
applicant to minimizing the impacts of the proposed development on the surrounding 
transportation network.  

 
Outstanding Transportation Issues 

Intersection of Eskridge Road and Lee Highway - The applicant has addressed all of staff’s 
concerns except for the following: 
 
• The applicant should proffer to signal modifications and roadway restriping to provide 

for westbound dual left turn lanes on Lee Highway onto southbound Eskridge Road.  
 

(A development condition has been added to address this issue, but the applicant is 
continuing to work with staff to refine the proffer language to address this concern.) 

 
Yates Way - The applicant has addressed all of staff’s concerns regarding this issue except 
for the following: 
  
• The applicant should improve pedestrian amenities nearest the loading area along 

Parcel B. (e.g. yellow bollards or brick piers)  that help to indicate to pedestrians that 
they are entering a loading area and that additional attention should be provided while 
walking though the area. 
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(The applicant has agreed to install bollards in areas where loading docks are located 
with the final placement of the bollards to be determined at the time of site plan. An 
illustration of these bollards can be found in the Design Guidelines; therefore this 
issue has been addressed.) 

 
• The applicant needs to demonstrate that they can access off of Yates Way per an 

easement. 
 

The applicant is continuing to work to incorporate proffer language that states that 
they will file for approval of a PCA on behalf of UniWest, and that access to Parcel B is 
dependant on the approval of that PCA application. This language is also proposing 
that, if the UniWest PCA is not approved, the applicant will file another PCA on its own 
behalf to redesign Parcel B to accommodate its development. A development 
condition has been proposed to address this issue while the applicant continues to 
work with staff.  

 
• Yates Way has been approved by VDOT and therefore all improvements associated 

with this access will be provided, and the Yates Way extension as shown on Sheet 7 
and as referenced in Proffer VII.9 will be completed prior to the issuance of a Non-
RUP or RUP on Parcel B. 

 
Festival Street between Parcel A and Parcel B 

 
• A public access easement should be provided for Festival Street (Although provided in 

proffer VI.4, the language “applicable” describing the easements is unclear.) 
 

A development condition has been added to provide for the granting of public access 
easements across the private streets in the development, but applicant is continuing to 
work with staff to refine the proffer language to address this concern. 

 
Strawberry Lane – The applicant has addressed all issues except the following: 
 
• The restricted loading hours for Strawberry Lane should be extended from 11:00 am 

to 4:00 pm. 
 

The applicant has worked with Staff throughout the process to narrow down the times 
of loading to those which would least impact the site’s traffic. Staff feels that the 
restrictions on Saturday loading times as currently proffered are still not adequate. The 
applicant feels that limiting the time any further would limit their ability to attract the 
desired retail uses envisioned for the site; therefore, the applicant has maintained the 
currently proffered hours of loading. This issue still remains outstanding. 

 
• The truck turning path (Autoturn) from Strawberry Lane onto Eskridge Road should be 

verified to be adequate with the limited transition option on Eskridge Road at 
Strawberry Lane. 
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The applicant is completing details of the truck turning paths for this area which will be 
forwarded to the Fairfax County Department of Transportation for review. 

 
• A public access easement should be provided for Strawberry Lane (Although provided 

in proffer VI.4, the language “applicable” describing the easements is unclear.) 
 

A development condition has been added to provide for the granting of public access 
easements across the private streets in the development, and the applicant is 
continuing to work with staff to refine the proffer language to address this concern. 

 
• The recent draft proffers change the construction timing of Strawberry Lane. This 

construction needs to occur when direct vehicle access is provided, as previously 
proffered. 
 
The applicant is continuing to work with staff to refine the proffer language to address 
this concern. 

 
Festival Street south of Strawberry Lane - The applicant has addressed all issues except 
the following: 
 
• A public access easement should be provided for Festival Street (Although provided in 

proffer VI.4, the language “applicable” describing the easements is unclear.) 
 

A development condition has been added to provide for the granting of public access 
easements across the private streets in the development, and the applicant is 
continuing to work with staff to refine the proffer language to address this concern. 

 
• The recent draft proffers change the construction timing of Festival Street. This 

construction needs to occur with direct vehicle access as previously proffered. 
 

The applicant has not altered this proffer language in regards to timing of the 
construction, and still states that that Festival Street Extended shall be constructed 
prior to issuance of the first Non-RUP for the theatre use. Staff feels that this issue is 
still outstanding and will continue to work with the applicant to address the issue. 

 
North Street - The applicant has addressed all issues except the following 
 
• A 10-foot grading and/or construction easement is inadequate. (Proffer VI.9 and VI.8)  
 

Staff feels that the 10-foot grading and/or construction easement is inadequate, and 
that the standard 15 foot easement be given. A development condition has been 
included to address this issue, and the applicant is continuing to work with staff to 
refine the proffer language to address this concern. 

 
• A public access easement should be provided for Festival Street (Although provided in 

proffer VI.4, the language “applicable” describing the easements is unclear.) 
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A development condition has been added to provide for the granting of public access 
easements across the private streets in the development, and the applicant is 
continuing to work with staff to refine the proffer language to address this concern. 

 
• Desirable to have signal warrant study done prior to bond release so as to have the 

development on the ground. 
 

The applicant is continuing to work with staff to refine the proffer language to address 
this concern. 

 
Service Area Street (South Theatre Drive) adjacent to Movie Theatre 
 
• A public access easement should be provided for Service Area Street (Although 

provided in proffer VI.4, the language “applicable” describing the easements is 
unclear.) 

 
A development condition has been added to provide for the granting of public access 
easements across the private streets in the development, and the applicant is 
continuing to work with staff to refine the proffer language to address this concern. 

 
TDMs - The applicant has provided a substantial TDM program for the subject site. 
Included in this plan is a shuttle for the subject property, a strategic plan to obtain a 26 % 
residential reduction and a 20% office reduction in vehicle trips, and numerous non-
motorized transportation improvements. 
 
• The only remaining concern with the proposed TDM program is the amount of funding 

for the Penalty Fund should the TDM reduction not be achieved. Staff recommends 
additional monies toward this fund. 

 
The applicant is currently proffering to maximum aggregate amount of penalties to be 
paid is $100,000.  Staff feels that this amount it low in comparison to other approved 
TDM programs in the area, and are requesting the applicant to reevaluate the amount 
in regards to those other programs. This issue remains outstand, and the applicant is 
continuing to work with staff to refine the proffer language to address this concern. 

 
Public Facilities (Development Criteria #6) 
 
Residential development impacts public facility systems (i.e., schools, parks, libraries, 
police, fire and rescue, stormwater management and other publicly owned community 
facilities).  These impacts will be identified and evaluated during the development review 
process.  For schools, a methodology approved by the Board of Supervisors, after input 
and recommendation by the School Board, will be used as a guideline for determining the 
impact of additional students generated by the new development. 
Given the variety of public facility needs throughout the County, on a case-by-case basis, 
public facility needs will be evaluated so that local concerns may be addressed.   
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All rezoning applications for residential development are expected to offset their public 
facility impact and to first address public facility needs in the vicinity of the proposed 
development.  Impact offset may be accomplished through the dedication of land suitable 
for the construction of an identified public facility need, the construction of public facilities, 
the contribution of specified in-kind goods, services or cash earmarked for those uses, 
and/or monetary contributions to be used toward funding capital improvement projects.  
Selection of the appropriate offset mechanism should maximize the public benefit of the 
contribution. 
 
Fairfax County Park Authority (Appendix 10) 
 
The applicant is providing the required $955 contribution for each residential unit per the 
Zoning Ordinance. In addition, the residents of this development will need access to 
outdoor recreational facilities. Typical recreational needs include playground/tot lot, 
basketball, tennis and volleyball courts, and athletic fields. The development plan depicts 
some on-site active recreational facilities and open lawn areas which are located in the 
courtyards of the proposed residential buildings, and throughout the site in both North and 
South Parks and the pocket parks. The applicant has proffered performing offsite 
improvements, or cash contributions in lieu of the same improvements, to the Luther 
Jackson Middle School athletic fields which include: 
 

• Grading for the 64 space parking lot and for improvement as a natural turf (grass) 
field; 

 
• The concurrent SEA 99-P-008 application is to permit the construction of 64 new 

parking spaces located along the Middle School's common boundary with the 
Property. 

 
• Provision of an access gate on the eastern entrance (as depicted on the proposed 

SEA Plat) which shall be controlled by FCPS; 
 

• Provision of a landscaped berm between the new parking spaces and the athletic 
fields; the exact type, extent and location of landscape elements shall be provided in 
accordance with the approved SEA Plat; and, 

 
• Installation of, or payment of a maximum of $150,000.00 in lieu of, (i) up to 2,200 

linear feet of under-drain, (ii) up to 2,200 linear feet of conduit for lighting, (iii) up to 
eight light pole bases, (iv) a commercially acceptable irrigation system to maintain 
the 4.5 acre area., (v) grass seeding, (vi) four moveable soccer goals and (vii) one or 
two permanent backstops, the number and location of which shall be determined by 
the FCPS and/or the FCPA. 

 
The FCPA is satisfied that the contributions and improvements proposed meet FCPA 
standards and expectations for the athletic field and related parking; therefore, staff feels 
that this criterion has been satisfied. 
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Stormwater Analysis (Appendix 14) 
 
Chesapeake Bay Preservation Ordinance (CBPO) 
 
There is no mapped Resource Protection Area on the Site. The existing site was developed 
without water quality controls of the existing impervious area.  The applicant has indicated 
on the CDP/FDP that they will provide in excess of 47% phosphorous removal.  Draft 
Proffer XI.1.B commits to provide 40% phosphorous removal.  Staff recommends a proffer 
commitment to the higher level of water quality control that is above the minimum 
requirements for the project. 
 
The applicant indicates that stormwater management for the Site will be provided in 
underground StormFilterTM BMP facilities.  These types of underground BMP facilities, 
based on the vault design, are underground stormwater facilities that require a Public 
Facilities Manual (PFM) waiver by the Board of Supervisors (Board), in conjunction with the 
rezoning, to be located in residential areas.  The applicant is requesting a waiver to allow 
underground water quality and detention vaults located in the residential development. 
 
Stormwater Detention 
 
The applicant is proposing a 25% reduction in peak runoff for the 10-year storm compared 
to existing conditions. Stormwater detention will be achieved within an underground 
detention facility located on the site. A PFM waiver is required to permit underground 
stormwater management within the residential development. The request has been 
submitted for concurrent action with this rezoning application by the Board of Supervisors; 
the staff report for this waiver may be found in Appendix 14; proposed conditions for this 
waiver are included as an Attachment to the Proposed Development Conditions in 
Appendix 14. 
 
DPWES Staff has reviewed the referenced submission for consistency with Section 6-
0303.8 of the Public Facilities Manual (PFM), which restricts use of underground 
stormwater management facilities located in a residential development. The Board of 
Supervisors (Board) may grant a waiver after taking into consideration possible impacts 
on public safety, the environment, and the burden placed on prospective homeowners for 
maintenance. Underground stormwater management facilities located in residential 
developments maybe allowed by the Board, if it is determined that the facilities: 

• shall be privately maintained; 
• shall be disclosed as part of the chain of title to all future owners responsible 

for maintenance of the facilities; 
• shall not be located in a County storm drainage easement; and, 
• shall have a private maintenance agreement, in a form acceptable to the Director 

of the Department of Public Works and Environmental Services (DPWES), 
executed before the construction plan is approved. 
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The applicant has indicated that the preferred method for stormwater management 
includes use of two underground detention vaults with one being located within the 
residential area. 
 
The applicant has provided construction cost estimates of the stormwater facilities for the 
development comprised of a minimum of 500 residential units, and a maximum of 
1,041,211 square feet of secondary/retail uses to be served by the underground 
facilities. 

Impacts on Public Safety - The underground vaults are proposed to be located in the 
paved on-site access roads. With respect to safety, a proposed facility within a paved 
parking lot or next to a street or travel lane is viewed positively as opposed to a facility 
located in a grassy open space area. Parking and travelway areas are places where 
children are less likely to play and gain unauthorized access to the facilities.  Locking 
manholes and doors must be provided at each access point. 

The application will be revised to provide liability insurance in an amount acceptable to 
Fairfax County as a waiver condition. A typical liability insurance amount is $1,000,000 
against claims associated with underground facilities. The private maintenance 
agreement will hold Fairfax County harmless from any liability associated with the 
facilities. 

Impacts on the Environment - The surrounding areas are developed and the 
proposed underground facilities will outfall into an existing piped storm drainage 
system. Therefore, staff does not believe that there will be any adverse impact on 
the environment from the proposed underground facilities. 
 
Burden Placed on Prospective Homeowners for Maintenance and Future Replacement - 
In accordance with PFM 6-0303.8, the Board of Supervisors may grant a waiver in 
conjunction with the rezoning, after taking into consideration possible impacts on public 
safety, the environment, and the burden placed on prospective homeowners for 
maintenance.  A separately submitted PFM waiver request to permit underground 
stormwater management within the residential development has been submitted for 
concurrent action with this rezoning application by the Board.  DPWES had previously 
prepared a separate memo and recommendations concerning the request.  However, the 
locations of detention and BMP vaults have changed since the memo was issued.  All of 
the four building design alternatives for Parcel A show the BMP vault and access within the 
limits of the building footprint.  The vault cannot be located entirely under any building 
because adequate access could not be provided from within the building.  The underground 
BMP vault currently proposed under the retail/office building significantly increases the cost 
of the future replacement of the facilities.  None of the four proposed alternatives can be 
approved as currently submitted; however, the applicant has worked with DPWES staff, 
and has orally committed to a solution which will address this issue by placing the detention 
vault and BMP facility access points in the sidewalk areas.  DPWES is satisfied with this 
proposed solution, and staff anticipates this issue to be addressed with a revised plat 
submission, which will be the subject of an addendum. 
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Portions of Strawberry Lane are now proposed to be a private street.  Since the road will be 
privately maintained and not within a ROW, the vault may be located under the private 
drive.  DPWES recommends the applicant consider revising the locations of vaults SWM 1 
and BMP 1 to reduce and/or eliminate the costs, issues and concerns related to locating 
the vaults within the footprint of the retail/office building or structured parking garage. 
 
If it is the intent of the Board to approve the rezoning and the underground waiver request, 
there are several changes to the CDP/FDP and proffers that must be made prior to 
approval.  Proffer XI.1.D.ii. has been revised to specify the establishment of an account for 
the ongoing maintenance fund prior to the issuance of the initial RUP or non-RUP for the 
first residential building.  Staff recommended conditions for the underground waiver 
approval specify approval of the site plan(s) for the construction of the vault(s).  A proffer 
that specifies a later time than the underground waiver conditions will not supersede the 
waiver conditions.  To be consistent with the recommended underground waiver conditions, 
and avoid confusion during site plan review, the Proffer must be revised. The applicant is 
continuing to work with staff to address proffer language.  In addition, the proffer also 
commits a contribution to the maintenance fund of $20,000 prior to issuance of the first 
RUP of the first residential building.  The amount is insufficient, and the specified time of 
contribution is inconsistent with waiver conditions.  The initial deposit must be equal to the 
estimated cost for the residential units’ responsibility of the first 20-years of the facilities, a 
minimum of $44,463.16, based on cost data provided in support of the underground vault 
waiver request.  The cost will also be adjusted per the escalation clause in Proffer I.5.  The 
proffer must also be revised to specify the contribution(s) be made prior to approval of the 
site plan(s) for the construction of the vault(s), to be consistent with the recommended 
underground waiver approval conditions.  
 
Proffer XI.1.D.iii. includes a commitment to establish an account for the future 
replacement fund prior to the issuance of the initial RUP or non-RUP for the first 
building.  The proffer must be revised to specify approval of the site plan(s) for the first 
vault(s) to be constructed, to be consistent with the recommended underground waiver 
approval conditions and avoid confusion during site plan review.  The proffer also 
commits a contribution to the future replacement fund of $27,000 prior to issuance of 
the final RUP of the third residential building.  Staff recommends the contribution(s) 
prior to approval of the site plan(s) for the construction of the vault(s). 
 
Fairfax County Water Authority (Appendix 11) 
 
Adequate domestic water service is available at the site from an existing 24-inch water 
main located in Gallows Road.  An offsite water main extension of 560 feet of 12-inch water 
main would be necessary to provide Fairfax Water service to the site. In accordance with 
Fairfax County Water Authority policies, the developer would be eligible for reimbursement 
from Fairfax Water for a potion of the cost of construction of this offsite main.  The applicant 
has stated that, due to construction timing, it is their intent to have the theatre use served 
by the City of Falls Church, but that the remainder of the site will be served by Fairfax 
Water.  The applicant should proffer to this intent. 
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Fire and Rescue Analysis (Appendix 12) 
 
The property is serviced by the Fairfax County Fire and Rescue Department Station #430, 
Merrifield.  The requested rezoning currently meets fire protection guidelines, as 
determined by the Fire and Rescue Department. 
 
Public Schools (Appendix 13) 
 
The development is proposing to construct a maximum of 920 residential units. With this 
number of units there is a projected increase of 70 students into the local schools, with a 
majority of the increase taking place at the elementary school level. The contribution 
guidance is $11,630 per student, which is designed to offset the costs of the anticipated 
increase in enrollment. This would result in a total contribution of $814,100. The applicant 
has proffered to this contribution amount which meets the current recommended 
contribution, and also has agreed to adjust the contribution to reflect the revised 
contribution amount if the per student contribution amount changes prior to the site’s 
development. 
 
Affordable Housing (Development Criteria #7) 
 
Ensuring an adequate supply of housing for low and moderate income families, those with 
special accessibility requirements, and those with other special needs is a goal of the 
County.  Part 8 of Article 2 of the Zoning Ordinance requires the provision of Affordable 
Dwelling Units (ADUs) in certain circumstances.  Criterion #7 is applicable to all rezoning 
applications and/or portions thereof that are not required to provide any Affordable Dwelling 
Units, regardless of the planned density range for the site…   

 
Satisfaction of this criterion may be achieved by the construction of units, contribution of 
land, or by a contribution to the Housing Trust Fund.  In addition, in the Merrifield 
Revitalization Area there is specific plan guidance which recommends the provision of 
affordable dwelling units, even for housing types which are exempt under the Zoning 
Ordinance. 
 
The Zoning Ordinance defines Affordable Dwelling Units as units which are affordable to 
families making less than 70% of the area median household income (MHI).  While the 
Fairfax County Board of Supervisors has had a long-standing policy of support for the 
construction of ADUs, recently, attention has also been drawn to the lack of moderate 
income housing (often known as “workforce housing”) in the County.  Workforce housing 
units are defined as those that serve a population in the income range of 70% to 120% of 
the MHI.  (A popular explanation of workforce housing is units which are affordable for 
police, fire fighters and teachers.)  The Comprehensive Plan language for this site at this 
density specifically calls out the need for the provision of both ADUs and workforce 
housing. 
 
Recently, the Board also issued a statement directing staff to develop a Policy that would 
support affordable/workforce housing for moderate income families.  (See Appendix 15)  To 
address this issue in a comprehensive manner, the Board established the High-rise 
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Affordability Panel of Experts to provide policy recommendations and implementation 
strategies.  A Comprehensive Plan Amendment and Zoning Ordinance Amendment which 
would implement recommendations are currently scheduled to be heard by the Board of 
Supervisors this fall. 
 
In accordance with these policy directives, staff has asked the applicant to address the 
provision of ADUs and workforce housing.  No ADUs are required by the Ordinance for the 
multi-family unit type proposed.  However, the Comprehensive Plan states that affordable 
units must be provided.  The applicant has proffered to provide a total of 12 percent of the 
total market rate residential units as either affordable dwelling units (ADUs) or workforce 
housing.  Five percent of all non-bonus market residential units built on the property will be 
ADUs.  The “Notes” section in the CDP/FDP states that none of the ADU units will be 
provided in high-rise residential buildings.  ADUs attributable to them will be provided in 
other residential buildings.  In addition, the applicant has committed to providing seven 
percent of all market rate residential units as workforce housing units. Thirty percent of the 
units will be provided to residents at up to 90 percent of the area median household income 
(AMI), 30 percent of the units at up to 110 percent AMI, and 40 percent at up to 120 
percent AMI.  The workforce units will range in size from 500 to 850 square feet and may 
be provided as efficiency, one or two bedroom units.  The applicant has agreed to 
emphasize the marketing of the workforce units to bicyclists, one or no-car 
individuals/families and employees of nearby employers to minimize vehicular trips.  The 
applicant has also proffered that at least ten of the ADU units will be designed and 
constructed as fully ADA accessible units. 
 
Heritage Resources (Development Criteria #8) 
 
Criterion 8 requires a development to address potential impacts on historical and/or 
archaeological resources through research, protection, preservation, or recordation. The 
parcel was subject to an archival review. The site is currently fully developed and has a low 
potential for significant archaeological resources. No archaeological work is recommended; 
this criterion is not applicable to this application. 

 
 

ZONING ORDINANCE PROVISIONS (Appendix 16) 
 
PDC District  
 
The PDC District was established to encourage the innovative and creative design of 
commercial development. The district regulations are designed to accommodate preferred 
high density land uses which could produce detrimental effects on neighboring properties if 
not strictly controlled as to location and design; to insure high standards in the layout, 
design and construction of commercial developments; and otherwise to implement the 
stated purpose and intent of the Ordinance. 
 
Sect. 6-206 of the Zoning Ordinance sets forth the use limitations for the PDC District. 
Below is a list of the use limitations for all developments in the PDC District and a 
discussion of how the proposed development addresses them: 
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• Meet the standards of 16-101 (General Standards) and 16-102 (Design Standards).  

This issue is discussed below under the headings, “Section 16-101, General Standards” 
and “Section 16-102, Design Standards.” 

 
• Comply with the performance standards of Article 14, relating to lighting and noise. The 

proposed development will be required to demonstrate compliance with these standards 
at the time of site plan approval. 

 
• Use the standards of Article 8 or 9 to evaluate uses categorized as Special Exception 

uses.  Any of the uses not established in Section II of the proffers and allowed in the 
District by-right may be permitted with approval of a final development plan amendment, 
special exception or special permit, as applicable. 

 
• Secondary uses shall only be permitted in a PDC District which contains one or more 

principal uses. The proposed development in the PDC District contains several primary 
uses, in addition to the secondary uses.  

 
• Secondary uses shall be designed to protect the character of the adjacent properties. 

All secondary uses on the site shall have their uses completely enclosed within 
buildings. In order not to restrict uses such as veterinarian hospitals which would be 
beneficial to some of the residents, the applicant has proffered to have no exterior runs. 
This is not to say that eating establishments may not have outside tables and seating as 
long as it does not interfere with the pedestrian movements along the sidewalks.  

 
• Provide signage in accordance with Article 12. The applicant has proffered to provide 

signage in accordance with Article 12. 
 

• Fast food restaurants shall be permitted only if there is no separate entrance into the 
site for the use and the use is safely and conveniently accessible from surrounding uses 
via clearly defined pedestrian circulation system. All eating establishments will be 
located internal to the site, with no additional entrances into the site that solely serves 
any fast food use. 

 
• Kennels and veterinarian hospitals shall be located within completely enclosed buildings 

which are adequately soundproofed. The applicant has proffered to prohibit exterior 
runs in kennels and boarding uses. 

 
• New vehicle storage shall be permitted when the spaces being used are in excess of 

the required parking, and internal vehicle circulation within the parking structure shall 
not be hindered by the new vehicle parking. The applicant has proffered to limit the 
number of new vehicles to be parked on the site to fifty (50), and will only conduct the 
use during the pre-buildout time period. 
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PRM District  
 
The PRM District is established to provide (1) for high density, multiple family residential 
developments (with a minimum density of 40 dwelling units per acre and a maximum FAR 
of 3.0); and (2) for mixed-use developments consisting primarily of multiple family 
residential development (with a minimum density of twenty (20) dwelling units per acre) 
with secondary office and/or other commercial uses. PRM Districts should be located in 
those limited areas where such high density residential or residential mixed use 
development is in accordance with the adopted Comprehensive Plan, such as within areas 
delineated as Transit Station Areas, and Urban and Suburban Centers. The PRM District 
regulations are designed to promote high standards in design and layout, to encourage 
compatibility among uses within the development and integration with adjacent 
developments, and to otherwise implement the stated purpose and intent of the Ordinance.  
 
Sect. 6-406 of the Zoning Ordinance sets forth the use limitations for the PRM District. 
Below is a list of the use limitations for all developments in the PRM District and a 
discussion of how the proposed development addresses them: 
 
• Meet the standards of 16-101 (General Standards) and 16-102 (Design Standards).  

This issue is discussed below under the headings, “Section 16-101, General Standards” 
and “Section 16-102, Design Standards.” 
 

• Provide a CDP and FDP in accordance with specific urban design requirements and 
streetscape plans.  There are no specific urban design requirements, but there are 
streetscape plans for this area. As discussed earlier in this report, the CDP/FDP 
contains specific details pertaining to these streetscape plans, which are committed to 
within the proffers and design guidelines.   
 

• Have multifamily dwellings as the principal residential type.  Multifamily dwellings are 
the only residential type for this proposed development. 

 
• Be designed to be harmonious with neighboring properties.  As noted earlier in this 

report, staff believes that the proposed development has been designed to be 
harmonious with the neighboring properties.  In order to minimize impact on these 
neighboring properties, the Comprehensive Plan language for the site specifically 
recommends a high-density, mixed-use development as an option for this property.  The 
site layout has been designed to provide mixed-use development and encourages use 
of existing and proposed transit.  Buildings are located close to the street to create 
quality public spaces, all of which helps to enhance the pedestrian experience.  The 
development proposes a mix of uses (residential and retail/secondary uses) and 
housing types (high-rise and mid-rise residential).  As noted previously in this report, at 
a minimum, a total twenty-six percent (26%) open space will be provided within the site.  
This open space is located throughout the site with two larger parks located at the north 
and south ends of the development, providing all of the future residents of this 
development with immediate access to outdoor areas.  Staff believes that the proposed 
design promotes high standards in design and layout, integrates well with the adjacent 
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multifamily development to the northeast, and leaves the door opened for neighboring 
properties to redevelop within the recommendations of the Comprehensive Plan. 

 
• Use the standards of Article 9 to evaluate uses categorized as Special Exception uses.  

Any of the uses not established in Section II of the proffers and allowed in the District 
by-right may be permitted with approval of a final development plan amendment, special 
exception or special permit, as applicable. 
 

• Have 50% of the total gross floor area devoted to multifamily residential use.  With a 
minimum of 83% multifamily residences in the PRM District, the proposed development 
meets this use limitation. 
 

• Prohibit drive-through facilities.  Drive-through facilities would be prohibited under the 
proposed proffers. 
 

• Provide parking in accordance with Article 11, including possible parking reductions 
based on hourly parking accumulation characteristics of the various uses and/or 
proximity to a mass transit station, with the intention that a substantial portion of the 
required parking be provided in parking structures.  While there would be on-street 
parking, the required off-street parking would be provided either underground or within 
parking structures enclosed within the core of the building.  Furthermore, the applicant 
may seek a parking reduction or shared parking agreement for any of the multifamily or 
non-residential uses. 
 

• Provide signage in accordance with Article 12. The applicant has proffered to provide 
signage in accordance with Article 12. 
 

• Comply with the performance standards of Article 14, relating to lighting and noise. The 
proposed development will be required to demonstrate compliance with these standards 
at the time of site plan approval. The applicant has proffered to meet these lighting 
standards as part of Proffer XI.2, and in the proposed development conditions for the 
SEA application. 

Lot Size Requirements (Sect. 6-207 and 6-407) 
 
Par. 1 of Sect. 6-207 requires that all development within the PDC Districts have a 
minimum district size of 100,000 sq/ft of GFA.  The subject site for the PDC District is 24.14 
acres (1,051,538 sq/ft). Par. 2 of this same section requires that a minimum 200 SF privacy 
yard be provided for each single-family attached dwelling.  Since this development does not 
contain any single-family attached dwelling units this requirement is not applicable. 
 
Section 6-407 requires that all developments in the PRM District have a minimum district 
size of two acres.  The subject site is 7.23 acres in size and meets this requirement. 
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Maximum Density (Sect. 6-208 and 6-408) 
 
Par. 2 of Sect. 6-208 states that the maximum floor area ratio for the PDC District is 1.5, 
and may be increased by the Board, in its sole discretion, up to a maximum of 2.5.  The 
proposed FAR for the PRM portion of the site is 1.37 FAR. 
 
Par. 2 of Sect. 6-408 states that the maximum floor area ratio for the PRM District is 3.0.  
The proposed FAR for the PRM portion of the site is 1.94 FAR. 

Open Space (Sect. 6-209 and Sect. 6-409) 
 
The open space regulations require that: 
 
• Fifteen percent (15%) of the gross area in the PDC District be open space; 
• Twenty percent (20%) of the gross area in the PRM District be landscaped open space; 

and 
• Recreational amenities be provided in accordance with the Planned District regulations 

(minimum expenditure of $955 per unit).   
 
According to the CDP/FDP, 35% open space will be provided in the PDC District, and 23% 
landscaped open space would be provided within the PRM District.  The proffers state that 
a minimum of 26% open space would be provided for the overall development.  As 
discussed earlier in this report, this open space would consist of plazas and open space 
areas, as well as courtyard recreational areas.   
 
As discussed previously, the applicant has proffered to expend a minimum of $955 per 
market-rate dwelling units for on-site recreational facilities, including pools and indoor 
exercise facilities.  

General Standards (Sect. 16-101) 
 
Par. 1 requires conformance with the Comprehensive Plan recommendations.  As 
discussed earlier in the Comprehensive Plan analysis section of this report, staff believes 
that the proposed application has satisfied these recommendations and is therefore, in 
conformance with the Comprehensive Plan.   
 
Par. 2 requires that the proposed design achieve the stated purposes of the P-Districts 
more than would development under a conventional zoning district.  The purpose and intent 
of the P-Districts is to promote high standards in design and layout and to encourage 
compatibility among uses within the development and integration with adjacent 
developments.  Staff believes that the proposed development provides for high design and 
layout standards, as discussed previously in this report.   
 
Par. 3 requires protection and preservation of scenic assets.  Since the site is primarily 
developed, this requirement is not applicable with this development. 
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Par. 4 requires a design which prevents injury to the use of existing development and does 
not deter development of undeveloped properties. As noted earlier in this report, the 
proposed development does not prohibit the redevelopment of any of the adjacent 
properties in conformance with the Comprehensive Plan recommendations. Due to the 
topography of the site and the surrounding uses, no negative impacts are foreseen. 
 
Par. 5 requires that adequate transportation and other public facilities are or will be 
available to serve the proposed use. As discussed in the Transportation Analysis, the 
applicant has committed to extensive road improvements, including the realignment and 
extension of Eskridge Road the intersection of Lee Highway and Merrilee Drive south to 
Williams Drive, creation of a internal street grid system, and Lee Highway frontage 
improvements. With these highway improvements, it is staff’s opinion that the traffic impact 
of the proposed development will be mitigated and that adequate road facilities will be 
available to serve the proposed use.  In addition, the applicant has committed to significant 
vehicular trip reductions through its proffered TDM program, which should further reduce 
the development’s impact on surrounding roads. This TDM program includes several trip 
reduction methods which include, but are not limited to, a shuttle service between the 
development and the Dunn Loring Metro Station to the north. 
 
Par. 6 requires that coordinated linkages among internal facilities and services, as well as 
connections to major external facilities and services, be provided. The proposed 
development has been designed to encourage walking to both currently proposed uses on 
this site and future retail and other non-residential uses in the surrounding area. The 
CDP/FDP includes a graphic depicting the pedestrian and vehicular connections to the 
surrounding properties.  In this way, not only can the future residents of the development 
avail themselves of the services offered within the Merrifield Town Center development, but 
so can the surrounding neighborhoods. It is expected that this new Eskridge Road north-
south connection between Lee Highway and Route 50 will help relieve traffic congestion on 
Gallows Road and Prosperity Avenue. The proposed parking, subject to the concurrent 
SEA, in the southern portion of the site along with the athletic field improvements will aid in 
connecting the Town Center development to the school to the south. This is vital a link to 
creating a connection between the existing and future of the Merrifield Town Center area. 
 
Design Standards (Sect. 16-102) 
 
Par. 1 states that at the peripheral lot lines, the bulk regulations and landscaping and 
screening for the proposed development should generally conform to the provisions of the 
most comparable conventional district.  However, in this particular instance, the 
Comprehensive Plan text for this specific site has made specific recommendations about 
the buffers and building height and type along the periphery of the site.  As discussed 
earlier in this report, the applicant has satisfied these requirements. 
 
Par. 2 states that the open space, parking, loading, sign and all other similar regulations 
shall have application in all planned developments. This application satisfies all of these 
applicable Zoning Ordinance provisions, with the exception of the loading requirement.  
The applicant has requested a modification of the loading space requirement, which is 
discussed in the Waivers and Modifications section of this report below.  
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Par. 3 states that streets and driveways shall be designed to generally conform to the 
provisions of the Ordinance, which they do.   
 
Par. 4 states that emphasis should be placed on the provision of recreational amenities and 
pedestrian access.  The development plan includes proposed sidewalks along the internal 
and external streets, and connecting to the external street network and adjacent uses in the 
areas.  The plan also includes several passive recreational areas and courtyards, and on-
site active recreational amenities.  The proffers indicate that recreational funds required by 
the P-standards which are not used on-site will be contributed to the Park Authority.  The 
applicant has also proffered to providing a community space to be used by the County at 
no cost. 
 

 SE Ordinance Provisions 
 

• General Special Exception Standards Section (9-006) 
• Additional Standards for Alternate Use of Public Facilities (Section 9-311) 
• Provisions for Parking in R Districts (Section 9-609) 
• General Provisions for Off-Street Parking (Section 11-102) 

 
Additional Standards for Alternate Use of Public Facilities (Section 9-311) 

 
1. Proposed uses shall be limited to those uses allowed by special permit or special 

exception in the zoning district in which the public facility is located except as may be 
precluded by the additional standards for a particular use. 

 
Off-street parking is a permitted use in the R-1 District, with an approved Special 
Exception. 

 
2. Uses located within existing structures shall not have to comply with the minimum lot 

size requirements or bulk regulations set forth for the zoning district in which located. 
 

There are no buildings being proposed on with the SEA application; therefore, this 
standard is not applicable. 

 
3. All uses shall comply with the off-street parking requirements of Article 11. 

 
As conditioned, the application complies with Article 11. 

 
4. Signs as may be permitted in accordance with the provisions of Par. 2M of Sect. 12-208 

shall be limited to one building-mounted and one freestanding sign for all alternate uses 
in a given public facility. 

 
There are no signs being proposed with this application; any future signage will be 
controlled by a future comprehensive sign plan to be filed by the Merrifield Town Center.  
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5. The Board shall determine that the proposed uses, if located in a residential district, 
shall not adversely impact the adjoining residential community in terms of traffic, 
vehicular access, parking, lighting, signs, and outside storage, length and intensity of 
outside activity, or general visual or noise impact. To this end, the additional standards 
set forth for particular proposed uses shall be used as a guide in considering all 
proposed uses. 

 
The proposed use is not adjacent to any residential community, therefore it will not 
adversely impact traffic, and the benefits of the proposed parking will be directly shared 
with FCPS and FCPA who have worked with the applicant to have all their needs met; 
therefore this standard has been addressed.  The additional standards are reviewed 
below. 

 
Provisions for Parking in R Districts (Section 9-609) 
 
1. No charge shall be made for the use of such parcel for parking purposes. 
 

As per the development conditions, there will be no charge for parking in this area. 
 
2. All such off-street parking facilities shall be used solely for the parking of vehicles in 

operating condition. No motor vehicle repair work except emergency service shall be 
permitted in association with any such off-street parking. 

 
As per the development conditions, the off-street parking facility located at the school 
site will be used solely for the parking of vehicles in operating condition. 

 
3. All such off-street parking space shall be provided with safe and convenient access to a 

street. If any such space is located contiguous to a street, the street side thereof shall 
be curbed, and ingress and egress shall be provided only through driveway openings 
through the curb of such dimension, location and construction as may be approved by 
the Director in accordance with the Public Facilities Manual. 

 
The parking area located in the northwest section of this site will have convenient 
access to Eskridge Road, which will be curbed and guttered. In addition, a driveway 
opening to serve this parking area will be constructed. 

 
4. All such off-street parking areas shall be in accordance with the provisions of Par. 11 of 

Sect. 11-102. 
 

The applicant proposes to construct the parking area with a dustless surface, and a 
development condition has been proposed to address this standard. 

 
5. All such off-street parking spaces and areas shall comply with the geometric design 

standards presented in the Public Facilities Manual. 
 

A development condition has been included to address this standard. 
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6. There shall be no parking of vehicles closer to any lot line which abuts an R district than 
a distance equal to the dimension of the abutting corresponding yard as required by this 
Ordinance. 

 
This provision does not apply, as there are not any other R Districts abutting this site. 

 
7. All lighting fixtures used to illuminate such off-street parking areas shall be designed to 

comply with the performance standards relative to glare of the zoning district in which 
such area is located.  

 
As per the proposed development condition, this area will only be lighted during the 
same hours that the use for which the parking is to be used in conjunction with is open 
for business, except for necessary security lighting. 

 
8. All such off-street parking shall comply with the provisions for landscaping and 

screening set forth in Article 13.  
 

The applicant has requested a waiver of the peripheral parking lot landscaping along 
the common boundary of the SEA and the Merrifield Town Center. Staff is generally 
supportive of this waiver as it will be internal to the proposed parking lot. This waiver will 
be discussed in further detail in the Waivers and Modification section of this report. 

 
This application is in compliance with the General Special Exception Standards as 
prescribed by Section 9-006 and pursuant to provisions of Section 11- 102 of the Zoning 
Ordinance. 
 

 Waiver and Modifications 
 

Modification of the private street limitations of Section 11-302 of the Fairfax County Zoning 
Ordinance 
 
As discussed in the transportation analysis, the applicant has requested this modification in 
order to maintain control over the use of the parallel parking areas, to permit temporary 
street closures, and to permit the traffic circulation described in the analysis. This 
modification also allows for the use of alternative paving materials, which the applicant 
feels is necessary to achieve the envisioned look of the Town Center.  Staff believes that 
the proposed design is desirable to support the intent of the development, and feels that 
the waiver should be granted. 
 
Modification of the loading space requirements for multi-family residential and office uses in 
favor of that shown on the CDP/FDP. 
 
As discussed in the overall plan description, each parcel on the site has loading spaces 
contained on it to facilitate the loading needs of the uses proposed on that parcel. Even 
though the number of spaces being proposed for each use is lower than required by the 
Ordinance, staff believes the number of spaces being proposed will provide adequate 
loading, as at least one loading space per use on each parcel is provided.  Since the 
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number of required loading spaces is based on a suburban requirement, and this is an 
urban development, the developments loading will be adequate due to the synergy of uses 
being proposed on each parcel.  Staff feels that this modification is pertinent for this type of 
development, and supports the request. 
 
Modification of transitional screening and barrier requirements in favor of the landscaping 
shown on the CDP/FDP Landscape Plan along the eastern and southern property 
boundaries. 
 
The barrier requirement for the southern boundary is a single row of six (6) foot tall trees 
averaging fifty (50) foot on center. These trees may be of different types.  There are no 
requirements for screening or barriers along the easterly property boundary. The applicant 
is proposing to provide plantings between the proposed southern surface parking lot and 
athletic fields. This is technically on the Luther Jackson Middle School property, but would 
visually look as if it is located between the two properties. Along the eastern property 
boundary, the applicant is proposing to do plantings along the Southern Service Alley, but 
on its eastern side, directly adjacent to the eastern property boundary.  This modification is 
being requested based upon the land to the east being envisioned as part of the Town 
Center with future redevelopment by others.  If the required barriers and screening were 
provided, they would be removed by any future redevelopment. Any barriers installed in this 
area, especially along the southern property boundary are viewed as a safety measure due 
to the separated nature of the area. Finally, the southern boundary is proposed to open to 
the athletic fields on the adjacent Luther Jackson Middle School property to facilitate the 
use of the surface parking area by both the athletic field users, and the patrons of the Town 
Center. Due to these reasons Staff supports the requested modifications. 
 
Waiver of the screening and barrier requirements interior to the site between PDC and 
PRM Districts. 
 
The normal requirement for screening between PDC and PRM districts is truly not 
applicable in case like this since the intent is for the two zoning districts to look and feel as 
a single development, and not as separate areas. Staff feels that in order for this case to 
succeed this waiver request is vital and supports the request.  
 
Waiver for onsite stormwater management (SWM). 
 
As previously discussed, DPWES has reviewed this request and recommends approval 
subject to conditions contained in Attachment A of the Proposed Development Conditions 
in Appendix 2. 
 
Waiver of service drive requirements along Lee Highway Frontage. 
 
The proposed development does not include a service drive as is usually required with a 
development with frontage along a major arterial road like Lee Highway. The 
Comprehensive Plan does not call for service drives within the Merrifield Town Center area 
due to vision of the area being a urban development. The proposed street grid that this 
application is proposing to construct performs the same function as a service drive in a 
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more urban fashion. Due to the intent of the Comprehensive Plan, staff feels that a service 
drive would not be in character for this development, or for any other development in the 
proposed town center area; therefore staff supports the request for the service drive waiver 
along the Lee Highway frontage. 
 
Modification of the parking geometric standards to allow for 75 degree angled parking. 
 
The applicant requests this modification due to the restricted space available for parking on 
the site, and the need to accommodate the parking either under or within the proposed 
buildings. This modification would allow the applicant to create narrower parking structures 
that would facilitate the same number of parking spaces. Staff feels that in order to fulfill the 
Comprehensive Plan’s vision of providing parking that does not impact that the pedestrian 
feel of the site, this modification request is appropriate, and therefore supports the request. 
 
Modification to allow residential as a secondary use within the PDC District up to 76% of 
the principal uses. 
 
The applicant is proposing to construct residential as a secondary use up to 76% of the 
principal uses in the PDC portion of the site which is permitted with a Board approval. This 
increase in residential within the PDC district is needed to accomplish the design and mix 
of uses contemplated in the Town Center area of Merrifield. Staff supports this request in 
order to accomplish the goals of the Comprehensive Plan. The applicant has proffered to 
maintain the overall amount of secondary uses on the site at no more than 55% of the total 
development, while maintaining a minimum of 45% residential. 
 
Modification of the PFM and Par. 12 of Sec 11-102 of the Fairfax County Zoning Ordinance 
to allow for the projection, by no more than 4% of the stall area, of structural columns into 
parking stalls in parking structures.  
 
Due to the nature of structured parking, some parking spaces may have structural columns 
projected into them. This modification is being requested to permit this intrusion (of up to 
4%) into a parking space before it will not be able to count as required parking space. This 
modification is once again to permit the building of parking structures in a way to facilitate 
the Comprehensive Plans vision of providing parking that does not impact that pedestrian 
orientation of the site. This modification would allow for a narrower parking structure than 
normally would be constructed, and Staff therefore supports the request. 
 
Waiver of 4 foot peripheral parking lot landscaping requirements north of Parcel G, West of 
Parcel C and E, and along the southerly and easterly property boundaries. 
 
This waiver request would help in facilitating the future redevelopment of the land adjacent 
to Parcel C, E and G by not locking those neighboring parcels in by a landscaping strip that 
would prevent them from connecting to the street grid that the town center is proposing. 
This request would aid in providing a similar connection to the parcels to the east of the 
site. This connection will be further strengthened by the applicant providing access 
easements to the eastern property line to facilitate the extension of North Street and the 
Southern Service Alley to the east, to continue the proposed street grid. The request along 
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the southern boundary permits the connection from the rear surface parking lot to the 
adjacent properties to the south of the site that, with the extension of Eskridge Road to 
Williams Drive, would need to use up to fourteen (14) parking spaces to meet their parking 
requirements. The applicant has proffered to allow the use of these parking spaces when 
the Eskridge Road improvements are completed through to Williams Drive. Staff supports 
this waiver request in order to facilitate the future redevelopment of adjacent properties. 
 
Waiver of the requirement to provide additional interparcel access beyond that indicated on 
the CDP/FDP. 
 
As shown on Sheet 41 of the CDP/FDP, the applicant is providing the beginnings of the 
Comprehensive Plans street grid network with the building of Strawberry Lane, North Street 
and the Southern Service Alley. The ability to extend North Street and the Southern Service 
Alley east to Gallows Road by others in the future has been provided through proffer 
commitments by the applicant granting access easements to its eastern property boundary. 
This waiver is being requested in order to make the proposed street grid envisioned by the 
Comprehensive Plan and illustrated in the CDP/FDP a reality. By providing the interparcel 
access at the designated points on the CDP/FDP the applicant is providing for the ultimate 
street grid layout for the town center area. Staff feels that the provided interparcel access 
points provide sufficient connections to the surrounding properties, and therefore supports 
the requested waiver. 
 
Modification of the requirement for dedication and construction of widening of existing 
roads, existing roads on new alignments, and proposed roads along Lee Highway as 
indicated on the Comprehensive Plan or as required by the Director, to that shown on the 
CDP/FDP. 
 
The applicant is requesting this modification due to a lack of finalized plans for the frontage 
along the Lee Highway improvements. The applicant is proffering to construct the southern 
curb in its ultimate location, but due to grade changes, the applicant will not be able to 
complete all of the improvements without the entire Lee Highway improvement project 
being completed simultaneously.  The applicant has proffered to work with VDOT to 
facilitate the design of other improvements that cannot be done until the entire Lee 
Highway project is initiated. Staff feels that the applicant’s request is justified due to the 
differences in timing of the Lee Highway improvements and the town center development; 
therefore staff supports the modification request. 
 
Modification of the materials for the proposed trail along Lee Highway, in favor of that 
shown on the CDP/FDP. 
 
The applicant is proposing to use certain paving materials throughout the Town Center 
development; in order to have all the frontages contain the same materials as within the 
Town Center this modification is needed. Staff feels that the materials being proposed 
internal to the site are of high quality and design, and incorporating them into the 
surrounding area that the entire Town Center area would provide for a more uniform 
identity of the final development of the Town Center area; therefore staff supports this 
modification request. 
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Waiver of onsite stormwater detention requirements, for the SEA to permit the provision of 
stormwater management off-site, in the Merrifield Town Center vault.  

 
As shown on the CDP/FDP of the Merrifield Town Center, one of two underground 
detention vaults being proposed is parallel to the southern property boundary. This vault 
has been designed to replace the existing pond that sits in approximately the same 
location. The Luther Jackson fields currently drain into this pond. The proposed 
underground vault has been designed to accommodate the runoff of the current pond plus 
any additional runoff that may be produced due to the Town Center development. Since the 
runoff from the proposed SEA application has already been accounted for on the Town 
Center site Staff supports the requested waiver to provide stormwater detention for the 
SEA off-site in the Town Center vaults. 

 
 
CONCLUSIONS AND RECOMMENDATIONS 
  
 Staff Conclusions 
 

The applicant, Merrifield Mixed Use, LLC requests approval to redevelop the existing 
National Amusements and United Rental properties consisting of 31.37 acres located 
between Lee Highway, Gallows Road, Eskridge Road and Luther Jackson Middle School, 
in the Merrifield Revitalization Area in order to create a mixed-use development consisting 
mainly of residential, with retail, office, hotel and entertainment venues as secondary uses. 
Also being provided are two parks and several major transportation improvements 
throughout the Town Center and surrounding area and a concurrent SEA to allow an 
alternate use of a public facility to permit the construction and shared use of a parking lot 
on the adjacent Luther Jackson Middle School property. The applicant has proposed 
proffers which also include the following improvements: 
 

• Commit to an aggressive TDM program, which, among other provisions, 
incorporates a thirty percent residential trip reduction at final build-out and with the 
implementation of an area-wide shuttle service;  

 
• Although all of the proposed residential units are exempt from the ADU Ordinance, 

the applicant is providing both ADU and Workforce Housing Units (12% total) in 
response to the recommendations of the Comprehensive Plan and to address policy 
directives of the Board of Supervisors; 

 
• Provides major improvements to the road network, including the improvement of 

Eskridge Road, to enable the future connection through to Route 50. 
 

• Provides improvements to the athletic fields and additional parking at Luther 
Jackson Middle School; 

 
• Participation in the on-going funding of the Merrifield Shuttle; 
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• Contribute up $11,630 per expected student to the Board of Supervisors for capital 
improvements and capacity enhancements to schools that serve the property; and 

 
• Provide Stormwater Management and Best Management Practices above the 

minimum requirement for the redevelopment. 
 

Along with the rezoning application, the applicant has also requested the approval of a 
Special Exception Amendment in order to provide parking on a 1.0 acre portion of the 
Luther Jackson Middle School property to be used jointly with the school, FCPA and the 
Merrifield Town Center development. 

 
Staff believes that the proposed redevelopment is in conformance with the Comprehensive 
Plan, and with all applicable Zoning Ordinance provisions as proffered and conditioned. 
 
Staff Recommendations 
 
Staff recommends approval of RZ 2005-PR-041 subject to the execution of proffers 
consistent with those found in Appendix 1 of this report. 
 
Staff recommends approval of FDP 2005-PR-041 subject to the development conditions in 
Appendix 2 of this report. 

 
Staff recommends approval of a modification of the private street limitations of Section 11-
302 of the Fairfax County Zoning Ordinance. 
 
Staff recommends approval of a modification of the loading space requirements for Multi-
Family dwelling units and office space in favor of that depicted on the CDP/FDP. 
 
Staff recommends approval of a modification of the transitional screening and a waiver of 
the barrier requirements to the south, east and internal to the site in favor of the treatments 
depicted on the CDP/FDP. 
 
Staff recommends approval of a waiver of the four (4) foot peripheral parking lot 
landscaping requirement north of Parcel G, West of Parcel C and E, and along the 
southerly and easterly property lines. 
 
Staff recommends that the Board approve the waiver to locate underground facilities for all 
residential development, subject to Waiver #0561-WPFM-002-1. 
 
Staff recommends approval of a waiver of the service drive along the Lee Highway 
frontage. 
 
Staff recommends approval of a modification of the parking geometric standards to allow 
for 75 degree angled parking spaces within parking structures. 
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Staff recommends approval of a modification to allow residential as a secondary use 
consisting up to 76% of the principal use in the PDC District pursuant to Sec. 6-206 of the 
Fairfax County Zoning Ordinance. 
 
Staff recommends approval of a modification of Par. 3 of Sec. 18-201 of the Fairfax County 
Zoning Ordinance which would require the provisions of further interparcel access in 
addition to that indicated on the CDP/FDP. 
 
Staff recommends approval of a modification of Par. 4 of Sec. 17-201 of the Fairfax County 
Zoning Ordinance for dedication and construction of widening for existing roads, existing 
roads on new alignments, and proposed roads along Lee Highway as indicated in the 
Comprehensive Plan or as required by the Director to that shown on the CDP/FDP and as 
proffered. 
 
Staff recommends approval of a modification of the materials for the proposed trail along 
Lee Highway shown in the Comprehensive Plan Trails Map to that shown on the CDP/FDP. 
Staff recommends that the Board of Supervisors direct the Director of DPWES to approve a 
modification of the PFM and Par. 12 of Sec 11-102 of the Fairfax County Zoning Ordinance 
to allow for the projection, by no more than 4% of the stall area, of structural columns into 
parking stalls in parking structures. 

 
Staff recommends approval of SEA 99-P-008 subject to the development conditions in 
Appendix 3 of this report. 
 
Staff recommends that the Board direct the Director of DPWES to waive the PFM on-site 
stormwater detention requirements, in favor of providing stormwater management off-site in 
the Merrifield Town Center vault. 
 
Staff recommends approval a modification of transitional screening and waiver of the 
barrier requirements along the southern property line where the proposed parking lot 
subject to SEA 99-P-008 straddles the boundary line immediately adjacent to the proposed 
movie theater. 
 
Staff recommends approval waiver of peripheral parking lot landscaping along the common 
boundary of both the SEA application and the Merrifield Town Center rezoning application. 
 

 It should be noted that it is not the intent of staff to recommend that the Board, in adopting 
any conditions proffered by the owner, relieve the applicant/owner from compliance with the 
provisions of any applicable ordinances, regulations, or adopted standards. 
 
 It should be further noted that the content of this report reflects the analysis and 
recommendation of staff; it does not reflect the position of the Board of Supervisors. 
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APPENDICES 
 

1. Draft Proffers for RZ 2005-PR-041 
2. Proposed for FDP 2005-PR-041 Development Conditions 
3. Proposed for SEA 99-P-008 Development Conditions 
4. Affidavit for RZ/FDP 2005-PR-041 
5. Affidavit for SEA 99-P-008 
6. Statement of Justification for RZ/FDP 2005-PR-041 
7. Statement of Justification for SEA 99-P-008 
8. Comprehensive Plan/Land Use Analysis and Environmental Assessment 
9. Transportation Analysis 

10. Fairfax County Park Authority  
11. Fairfax County Water Authority  
12. Fire and Rescue 
13. Schools 
14. Stormwater Planning/DPWES (inc: CBPO Waiver, Underground SWM Waiver) 
15. Board Matters – February 5, 2006, re: affordable/workforce housing 
16. Zoning Ordinance Provisions 
17. Residential Development Criteria 
18. Previously approved SE 99-P-008 and SE Plat 
19. Glossary 
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