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@ 3:30 pm   
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STAFF REPORT 

 
SPECIAL EXCEPTION AMENDMENT APPLICATION SEA 2004-MA-022 

 
MASON DISTRICT 

 
APPLICANT: Amerada Hess Corporation 
 
ZONING: C-6, HC, SC, CRD 
 
PARCEL(S): 71-1 ((1)) 109 and portions of Little River 

Turnpike to be vacated and/or abandoned  
  
ACREAGE: 35,719 square feet 
 
FAR: 0.09 
 
OPEN SPACE: 37% 
 
PLAN MAP: Retail and Other 
 
 
SE CATEGORY: Category 6: Quick Service Food Store in a                  

                    Highway Corridor District 
 Category 6: Service Station in a Highway          

                    Corridor Overlay District 
 
PROPOSAL: To amend SE 2004-MA-022 previously 

approved to permit a quick service food store 
and service station in a Highway Corridor 
Overlay District to permit an increase in land 
area and waivers and modifications in the 
commercial revitalization district. 
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Staff recommends approval of SEA 2004-MA-022 subject to the proposed 
development conditions contained in Appendix 1. 
 
Staff recommends a reaffirmation of the waiver of the service drive requirement 
along Little River Turnpike (Route 236). 
 
Staff recommends a reaffirmation of the waiver of the Comprehensive Plan trail 
requirement.     
 
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. 
 

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. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 
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 WILL BE 

FOUND AT THE BACK OF THIS REPORT 
 
 

DESCRIPTION OF THE APPLICATION 
 
Proposal:  
 
The applicant, Amerada Hess, seeks to amend SE 2004-MA-022, approved by the 
Board of Supervisors on December 6, 2004, to include the service drive (to be 
vacated) along Little River Turnpike frontage in the special exception application 
property.  SE 2004-MA-022 previously approved a quick service food store and 
service station with an accessory fast food component in a Highway Corridor 
Overlay District.  As part of the approval of the case, the Board of Supervisors 
waived the service drive requirement for Little River Turnpike (Route 236) and the 
Comprehensive Plan trail requirement.   
 
During the site plan review process, it was determined that the land area of the 
service drive is a dedicated right-of-way owned by the Board of Supervisors of 
Fairfax County. The Zoning Ordinance and the Code of Virginia require that all 
owners of the application site or portions of the site must consent to the 
application.  Since the BOS had not consented to the inclusion of the area of the 
service drive in the previous application, the applicant is filing amendment 
application SEA 2004-MA-022 in order to include the area of the service drive in 
the special exception application property.  On July 11, 2005, the BOS adopted a 
resolution to authorize inclusion of the service drive in the application.   
   
Concurrent with this application, the applicant has also filed a notice of intent for 
“Abandonment of a Service Drive Adjoining Route 236” with the Department of 
Transportation, which is currently scheduled for decision by the BOS on  
March 27, 2006.  
   
 

LOCATION AND CHARACTER 
 

Site Description:   
 

The subject property is located at 7100 Little River Turnpike, in the northwest 
quadrant of the intersection of Little River Turnpike and John Marr Drive.  The site 
is zoned C-6 and is within the Highway Corridor Overlay District (HC), Sign 
Control Overlay District (SC), and the Annandale Commercial Revitalization 
District (CRD).  The property currently operates as a Hess service station which 
includes an 833 square foot brick and metal frame service station building with 
four (4) pump islands, all of which will be demolished.  The property is accessed 
by two entrances on John Marr Drive and two entrances on Little River Turnpike. 
The entire site is developed, and no streetscape is provided along either site 
frontage. 
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SURROUNDING AREA DESCRIPTION 

Direction Use Zoning Plan 

North Post Office C-6, HC, SC, CRD Retail & Other 

South Motor Vehicle Repair C-8, HC, SC, CRD Retail & Other 

East Shopping Center C-6, HC, SC, CRD Retail & Other 

West Retail Sales C-6, HC, SC, CRD Retail & Other 

 
 
BACKGROUND 
 

Site History: 
 
The existing building on the property was constructed in 1973 and has operated 
as a Hess service station since that time.  On December 6, 2004, the Board 
approved SE 2004-MA-022, with development conditions dated December 1, 
2004, to permit a quick service food store and service station in a Highway 
Corridor Overlay District.  The special exception application depicted a quick 
service food store which included a Blimpie fast food restaurant with no seating 
and a service station consisting of three pump islands underneath a canopy.  A 
waiver of the service drive requirement along Little River Turnpike (Route 236) 
was granted, as well as a waiver of the Comprehensive Plan recommended trail. 

 
 

COMPREHENSIVE PLAN PROVISIONS (Appendix 5) 
 
Plan Area:   Annandale Planning District, Area I  
Planning Sector:   Annandale Community Business Center,  
 Land Unit E, Sub-Unit E-1 
Plan Map:   Retail and Other 
Plan Text: Plan text can be found in Appendix 5. 
 
 

ANALYSIS 
 

Special Exception Amendment Plat (Copy at front of staff report) 
 
Title of SEA Plat: Special Exception Amendment Plat, 

Amerada Hess Corporation, Little River 
Turnpike Annandale 
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Sheets 1-3 prepared by: Burgess & Niple 
 
Original and Revision Dates: June 2005, with revisions through  
  October 4, 2005 
 
Description: Sheet 1 of 8, Cover Sheet, is the cover 

sheet providing tabulations and notes. 
 
  Sheet 2 of 8, Special Exception Plat, 

depicts the proposed layout of the site, 
provides angle of bulk plane diagrams and 
landscape legend. 

 
  Sheet 3 of 8, Existing Conditions Plan, 

shows the existing conditions of the site. 
 
Sheet 4 prepared by: Burgess & Niple 
 
Original Date: February 2004 
 
Description: Sheet 4 of 8, Details, provides details of the 

dumpster enclosure, light poles, benches 
and trash receptacles. 

 
Sheets 5-6 prepared by: Bertin Engineering Associates, Inc. 
 
Original Date: September 8, 2004 
 
Description: Sheet 5 of 8, Front & Left Elevation, depicts 

the proposed elevations of the quick 
service food store. 

 
  Sheet 6 of 8, Canopy Elevations, shows the 

proposed details of the service station 
canopy. 

 
Sheet 7 prepared by: Philadelphia Sign Company 
 
Original Date: September 2, 2004 
 
Description: Sheet 7 of 8, no title, illustrates the 

appearance of the proposed monument 
sign 
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Sheet 8 prepared by: LSI Industries 
 
Original Date: February 24, 2004 
 
Description: Sheet 8 of 8, Lighting Proposal for Hess 

Annandale, VA, is the photometric plan for 
the proposed quick service food store and 
service station. 

 
Description of Proposal: 
 
The applicant proposes to include in the special exception amendment request 
the 0.17 acre portion of right-of-way to be vacated which is located on the south 
portion of the property, adjacent to the frontage of Little River Turnpike.  The 
inclusion of the right-of-way does not affect the previous layout or orientation of 
the site as approved with SE 2004-MA-022.  The 2,480 square foot building will 
house the quick service food store and a Blimpie fast food restaurant with no 
seating.  The site will include three gasoline pump islands located underneath a 
20 foot tall canopy and will provide 17 parking spaces.  Access to the site will 
remain as approved—one from the west side of John Marr Drive and one from 
the north side of Little River Turnpike.  An interparcel access easement will be 
provided to the property to the west and is not effected by the inclusion of the 
area of the service drive in the application amendment.   
 
Land Use Analysis 
 
The inclusion of the area of the service drive does not affect the Annandale 
Commercial Business Center Streetscape Design Guidelines as proposed on the 
SE Plat.  The application is in harmony with the recommendations of the 
Comprehensive Plan.  There are no land use issues. 

 
Transportation Analysis (Appendix 6) 
 
The applicant has filed an application for notice of intent for “Abandonment of a 
Service Drive Adjoining Route 236” with the Department of Transportation to 
abandon the dedicated right-of-way along the frontage of Little River Turnpike 
currently scheduled for decision by the BOS on March 27, 2006.  The property 
included will be utilized as previously approved on the SE—a paved circulation 
area for access to the gasoline pumps on the site.  Staff has no objection to the 
inclusion of the service drive area in the application for a special exception 
amendment.   
 
In addition, with abandonment of the right-of-way, the applicant must relocate the 
existing pole sign on the property, which will be replaced with a monument sign.  
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A development condition has been proposed by staff and included in the  
development conditions, that the removal of the existing sign and its replacement 
shall be completed solely at the applicant’s expense.  Transportation staff also 
recommends that the previous transportation development commitments, 
approved with that application, be carried forward with this special exception 
amendment, with the addition of the monument sign development condition. 

 
Environmental Analysis 
 
There are no new environmental issues applicable to the amendment request.  
The previous application development conditions addressed all environmental 
issues and have been carried forward. 
 
 

ZONING ORDINANCE PROVISIONS 
 
C-6 Bulk Standards for Non-Residential Uses 
 
The C-6 Bulk Standards were evaluated and satisfied with the previous approval. 
 The current application continues to satisfy these provisions. 

 
Service Drive Waiver
 
The BOS approved a waiver of the service drive along the frontage of Little River 
Turnpike with SE 2004-MA-022.  The applicant will continue to provide an 
interparcel access easement to the property to the west as shown on the SEA 
Plat and as carried forward in the development conditions. 
 
Trails Waiver
 
The BOS approved a waiver of the Comprehensive Plan recommended trail 
along the site’s Little River Turnpike and John Marr Drive frontage, as well as an 
on-road bike route along Little River Turnpike, with SE 2004-MA-022.  The 
applicant will continue to provide sidewalks along the site’s frontages as shown 
on the SEA Plat and as carried forward in the development conditions. 
 
Staff recommends both waivers be reaffirmed. 

  
Other Zoning Ordinance Requirements: 

 
Special Exception Requirements (Appendix 7) 
 
General Special Exception Standards (Sect. 9-006)
 
The General Standards were evaluated and satisfied with the previous approval. 
 The current application continues to satisfy these provisions. 
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Provisions for Approving…Quick-Service Food Stores, Service Stations…in a 
Highway Corridor Overlay District (Sect. 9-611) 
 
The provisions for approving quick-service food stores and service stations in a 
Highway Corridor Overlay District were evaluated and satisfied with the previous 
approval.  The current application continues to satisfy these provisions. 
 
Overlay District Requirements 
 
The requirements for the Highway Corridor Overlay District Use Limitations 
(Sect. 7-608) and the Sign Control Overlay District (SC) (Sect. 7-500) were 
evaluated and satisfied with the previous approval.  The current application 
continues to satisfy these provisions. 

 
Summary of Zoning Ordinance Provisions 
 
All applicable standards have been satisfied with the proposed development 
conditions. 
 
 

CONCLUSIONS AND RECOMMENDATIONS 
 
Staff Conclusions 
 
The application is in harmony with the Comprehensive Plan and meets Zoning 
Ordinance requirements, with the staff proposed development conditions. 
 
Recommendation 
 
Staff recommends approval of SEA 2004-MA-022 subject to the proposed 
development conditions contained in Appendix 1. 
 
Staff recommends a reaffirmation of the waiver of the service drive requirement 
along Little River Turnpike (Route 236). 
 
Staff recommends a reaffirmation of the waiver of the Comprehensive Plan trail 
requirement.     

 
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 

recommendations of staff; it does not reflect the position of the Board of Supervisors. 
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APPENDICES 
 
1. Proposed Development Conditions 
2. Affidavit 
3. Statement of Justification 
4. Clerk’s Letter, Development Conditions and Plat for SE 2004-MA-022 
5. Comprehensive Plan 
6. Transportation Analysis  
7. Special Exception Standards 
8. Glossary 



 
APPENDIX 1 

PROPOSED DEVELOPMENT CONDITIONS 
 

SEA 2004-MA-022 
 

March 1, 2006 
 
 

 If it is the intent of the Board of Supervisors to approve SEA 2004-MA-022 
located at 7100 Little River Turnpike (Tax Map 71-1 ((1)) 109) to permit a quick 
service food store and service station pursuant to Section 7-607 of the Fairfax 
County Zoning Ordinance, staff recommends that the Board condition the approval 
by requiring conformance with the following development conditions (note:  previous 
conditions which have been carried forward from SE 2004-MA-022 are indicated 
with the asterisk symbol *, with changes to conditions indicated by underline and 
strike-through): 

 
1. *This Special Exception is granted for and runs with the land indicated 

in this application and is not transferable to other land. 

2. *This Special Exception is granted only for the purpose(s), structure(s) 
and/or use(s) indicated on the Special Exception Plat (SE Plat) 
approved with this application, as qualified by these development 
conditions.   

3. *A copy of this Special Exception and the Non-Residential Use Permit 
(Non-RUP) SHALL BE POSTED in a conspicuous place on the 
property of the use and be made available to all departments of the 
County of Fairfax during the hours of operation of the permitted use. 

4. * This Special Exception is subject to the provisions of Article 17, Site 
Plans, as may be determined by the Director, Department of Public 
Works and Environmental Services (DPWES).  Any plan submitted 
pursuant to this Special Exception shall be in substantial conformance 
with the approved SE Plat entitled “Special Exception Plat, Amerada 
Hess Corporation, Little River Turnpike Annandale,” consisting of 8 
sheets, which includes Sheets 1-3 prepared by Burgess & Niple, dated 
June 2005 with revisions on Sheet 2 through October 4, 2005, and 
revision on Sheet 3 through July 20, 2005; Sheet 4 prepared by 
Burgess & Niple, dated February 2004; Sheets 5-6 prepared by Bertin 
Engineering Associates, Inc., dated September 8, 2004; Sheet 7 
prepared by Philadelphia Sign Company, dated September 2, 2004; 
and Sheet 8 prepared by LSI Industries, dated February 24, 2004.  
Minor modifications to the approved Special Exception may be 
permitted pursuant to Par. 4 of Sect. 9-004 of the Zoning Ordinance. 

5. * Architecture and architectural materials shall be as shown on Sheets 
5-7 of the SE Plat.  Materials used for the construction of the quick 
service food store, canopy, dumpster enclosure and freestanding sign 
shall all be consistent in type and color. 



 
6. * Irrespective of that shown on Sheet 6 of the SE Plat, the canopy shall 

be sheathed with a green standing seam metal roof consistent with 
that used in the construction of the service station/quick service food 
store building. 

 
7. * The accessory fast food component (Blimpie restaurant) shall not 

occupy more than 5.6% (138 square feet) 140 square feet of the gross 
floor area of the building.  No seating shall be provided for the 
accessory fast food component.   

 
8. * All exterior lighting, including canopy lighting, security, pedestrian 

and/or other incidental lighting, shall be in conformance with Part 9 of 
Article 14 of the Zoning Ordinance.  Lighting shall not exceed a 
maintained lighting level of 30 foot-candles under the canopy as 
measured horizontally at grade.  Compliance with the photometric plan 
(Sheet 8 of SE Plat) shall be demonstrated at the time of site plan 
approval. 

 
9. * All signage on site shall conform to the provisions of Article 12 of the 

Zoning Ordinance.  Prior to issuance of the Non-RUP for the proposed 
uses, all existing signage shall be removed from the site.  Any signs on 
the canopy shall be non-illuminated.  The freestanding monument style 
sign shall be in conformance with that shown on page 7 of the SE Plat.  
Notwithstanding any previous commitments, removal of the existing sign 
and its replacement shall be completed solely at the applicant’s expense. 

 
10. * Temporary promotional banners, balloons, flags, or rooftop displays shall 

not be permitted on site.  No promotional signage shall be permitted on 
any light poles; however, this shall not preclude the display of seasonal 
banners. 

 
11. * The proposed streetscape design and materials shown on the SE Plat 

(sidewalk, lighting, landscaping and street furnishings) shall meet the 
standards and specifications of the streetscape as outlined in the 
Comprehensive Plan for the Annandale Community Business Center, as 
determined by DPWES. 

 
12. * At the time of site plan submission, a landscape plan shall be submitted 

to DPWES.  The landscape plan shall not permit any plantings that will 
obstruct adequate sight distance at each entrance to the site.  The 
landscape plan shall be subject to review and approval by Urban Forest 
Management. 

 
13. * At the time of site plan approval or upon demand, whichever first occurs, 

1,307 square feet of right-of-way along John Marr Drive as shown on the 
SE Plat shall be dedicated to the Board of Supervisors in fee simple. 

 
14. * As shown on the SE Plat, the northernmost site entrance on John Marr 

Drive and the easternmost site entrance on Little River Turnpike shall be 
closed. 

 



 
15. * An interparcel access easement shall be granted to the property to the 

west (Tax Map 71-1 ((1)) 110) as shown on the SE Plat. 
 
16. * Parking shall be provided as depicted on the SE Plat.  All parking shall 

be on-site. 
 
17. * An underground stormwater management/best practices facility shall be 

provided as depicted on the SE Plat, as determined by DPWES, unless 
the stormwater management/best management practices facility is waived 
by DPWES. 

 
18. * There shall be no outdoor storage or display of goods offered for sale. 
 
19. * No major vehicular repairs shall occur on the property. 
 
20. * No abandoned, wrecked, or inoperable vehicles shall be stored on the 

property. 
 
21. * The maximum number of employees assigned to staff the site at any one 

time shall be limited to two. 
 
22. * The site shall be patrolled daily by the service station employees to pick 

up any trash on site. 
 
23. * The existing underground gasoline storage tank shall be removed and 

replaced in accordance with state and federal regulations.  The applicant 
shall perform a tank closure report documenting the condition of the 
existing tank and the soils on the site.  Said report shall be submitted to 
the Virginia Department of Environmental Quality (DEQ) for review, and a 
copy shall be submitted to the Department of Planning and Zoning prior to 
issuance of the Non-RUP.  If soil contaminants are found above state 
standards, the applicant shall institute a remedial action program and/or 
corrective action plan to the satisfaction of DEQ. 

 
24. The applicant shall grant to the Board of Supervisors a Landscape 

Easement and a Storm Drainage Easement at no cost as shown on the 
SEA Plat and in conformance with design plans for the Amerada Hess 
Corporation project, subject to approval by DPWES. 

 
25. Notwithstanding the submission for processing of any applications, plans 

or plats in furtherance of the development of the Application Property, the 
Applicant acknowledges that no such application, plan, or plat shall be 
approved by Fairfax County until or unless the vacation of right-of-way 
proposed as part of the application property is approved by the Board of 
Supervisors and is final. In the event that such vacation is not approved by 
the Board of Supervisors, or in the event that the Board’s approval is  



 
overturned by a Court of Competent Jurisdiction, any development of the 
Application Property under the C-6, HC, SC, CRD District shall require a 
Special Exception Amendment and the Applicant acknowledges that such 
Amendment may result in loss of density.   The Applicant hereby waives 
any right to claim, or assert a taking or any other Cause of Action that 
otherwise may have arisen out of a Board decision to deny in whole or in 
part the Right of Way Vacation. 

 
 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. 

 
 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 or construction has 
commenced and been diligently prosecuted.  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. 
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