
 
 FAIRFAX

COUNTY 

APPLICATION ACCEPTED:  June 9, 2006 
BOARD OF ZONING APPEALS:  January 23, 2007 

MOVED AT APPLICANT’S REQUEST 
TIME:  9:00 a.m. 

 
      V    I    R    G    I    N    I    A 

 January 16, 2007 
 

STAFF REPORT 
SPECIAL PERMIT AMENDMENT APPLICATION NO. SPA 82-V-091-5 

AND ANNUAL REPORT 
 

MOUNT VERNON DISTRICT 
 
APPLICANT: Vulcan Construction Materials, LP 
 
ZONING: R-1, R-C, I-6, NR 
 
LOCATION: 2,500 feet west of Route 123, south of 

Penniwill Drive, east of Elkhorn Run and north 
of the Occoquan River 

 
ZONING ORDINANCE PROVISIONS: 3-103, 3-C03, 5-603 
 
TAX MAP: 106-3 ((1)) 4B, 9 
 106-4 ((1)) pt. 20B, pt. 56 
 112-2 ((1)) pt. 8, pt. 9, 11-13 
 
LOT SIZE: Approximately 307.68 acres 
 
PLAN MAP: Public facilities, public park and  

residential, .1-.2 du/ac 
 
SP PROPOSAL: Group 1 Use – Amend SP 82-V-091 previously 

approved for stone quarrying, crushing, sales 
and related associated quarrying activities to 
permit renewal, increase in land area and site 
modifications. 

 
STAFF RECOMMENDATION:  
 
Staff recommends approval subject to the proposed development conditions contained 
in Appendix 1.  
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Department of Planning and Zoning 
Zoning Evaluation Division

12055 Government Center Parkway, Suite 801
Fairfax, Virginia  22035-5509

Phone 703 324-1290
Excellence * Innovation * Stewardship                                                                                                               FAX 703 324-3924

 Integrity * Teamwork* Public Service                                                                                                  www.fairfaxcounty.gov/dpz/



 
 
 
It should be noted that it is not the intent of staff to recommend that the Board, in 
adopting any conditions, 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 Zoning 
Appeals.  The Board of Zoning Appeals' decision does not become final until the day 
following the next official meeting day of the BZA, but not less than eight (8) days, 
whichever is the latter, unless the BZA waives this requirement.  A copy of the BZA's 
Resolution setting forth this decision will be mailed within five (5) days after the decision 
becomes final. 
 
For additional information, call Zoning Evaluation Division, Department of Planning and 
Zoning at 324-1280, 12055 Government Center Parkway, Suite 801, Fairfax, Virginia 
22035.  Board of Zoning Appeals' meetings are held in the Board Room, Ground 
Level, Government Center Building, 12000 Government Center Parkway, Fairfax, 
Virginia 22035-5505. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

American with Disabilities Act (ADA); Reasonable accommodation is available upon 7 
days advance notice.  For additional information on ADA call (703) 324-1334. 
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DESCRIPTION OF THE APPLICATION 
 

Special Permit Request: To amend SP 82-V-091 
previously approved for stone quarrying, crushing, 
sales and related associated quarrying activities to 
permit renewal, increase in land area and site 
modifications.  The increase in land area reflects the 
addition of several parcels and the deletion of several 
parcels and a portion of others which are part of a 
new entrance to the facility on Route 123 and the 
area adjacent to the final location of Penniwell Drive in 
the northern portion of the site.   Renewal of SP 82-V-
091 is required every five (5) years as per the 
approved development conditions and Par. 4 of Sect. 
8-104 of the Zoning Ordinance.  The application 
requests the renewal of the five-year term of the 
previously approved Special Permit. 

 
     In accordance with the provisions of Par. 7 of Sect.  

8-104 of the Zoning Ordinance, this staff report shall 
also serve as the 2001-2006 annual review of the 
Vulcan Quarry. 
 

 
Size:  Approximately 307.68 acres 

 Previously 305.4 acres  
 
Hours:       
 
Drilling and Crushing  7:00 am to 6:00 pm (Mon. – Sat.)    
   
Blasting  10:00 am to 6:00 pm (Mon. – Fri.) 
   
Repairs to plant and equipment Existing: Sundays 
 
Employees:  Forty (40) to sixty (60) depending on demand for 

stone 
 
Waivers and Modifications Requested:  None 
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LOCATION AND CHARACTER 
 
 Existing Site Description:  
 

The site contains approximately 307.68 acres and is zoned R-1, R-C and I-6 and 
falls within a Natural Resources (NR) Overlay District.  A rock quarry exists on 
the site.  Of the 307.68 acres, approximately 137.8 acres are an open pit area 
now under excavation, 66.1 acres are Environmental Quality Corridor (EQC), and 
open space, and 75.3 acres are an area approved for expansion under SPA 82-
V-091-2.  The remaining acreage consists of roadways, stockpile areas, plant 
operation areas, parking and equipment maintenance areas.  The total land area 
of the application increased from 305.4 acres to 307.68 acres which reflects the 
addition of a new entrance to the facility on Route 123 and the determination of 
the final location of Penniwell Drive in the northern portion of the site.   The 
existing structures on the property consist of a one-story office building with a 20 
foot high security tower, a one-story shop building, a plant area including crusher, 
towers, a pump distribution building, a storage bin, a switchhouse, a pugmill and 
bin, parking areas for the office employees and mobile equipment totaling  
eighty-one (81) spaces and a barge loading dock.  An Environmental Quality 
Corridor (EQC) exists in the northwestern and northeastern portion of the site.  
APAC-Virginia, Inc. leases a portion of the quarry site from Vulcan Quarry for an 
asphalt plant which obtains access via the quarry entrance from Route 123.  The 
asphalt plant is a permitted use under SEA 82-V-046 and is not a part of this 
application.  

 
 Surrounding Area Description: 
 

 
Direction 

 
Use 

 
Zoning 

 
Plan 

 
North 

 
Residential 

 
R-1, R-C, R-
E 

 
Residential at  
.1-.2 du/ac 

 
South 

 
Occoquan River and Prince William County 

 
R-1, R-C, I-
6 

 
Residential at  
.1-.2 du/ac, public 
park, public facilities, 
industry 

 
East 

 
Fairfax County Water Authority 

 
R-1, R-C 

 
Residential at  
.2-.5 du/ac, public 
facilities, 
governmental, 
institutional 

 
West 

 
Residential, public park 

 
R-1, R-C 

 
Residential at  
.1-.2 du/ac, public 
park, private open 
space 
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BACKGROUND 
 
Site History: 
 

 
Application 

 
Date 

 
Use 

 
BZA Action* 

S-1099-71 
 

1972 
 

 
Old quarry and restoration plan Approved 

 
RZ 77-V-031 

 
1977 

 
 
New quarry and restoration plan 

Approved* 
 

 
 

1981 
 

 
Old quarry as water storage facility by 
FCWA 

Approved 
 

 
1982 

 
 
Revised restoration plan for old quarry 

Approved 
 

SP 82-V-091 
 

1982 
 

 
Renewal of SP for new quarry 

Approved* 
 

SPA 82-V-091-1 
 
 

1988 
 
 

 
Renewal of SP for new quarry and 
expansion of land leased by the District 
of Columbia 

Approved* 
 
 

 

1991 
 
 

 
Amendment of Comprehensive Plan to 
add area for quarrying operations 

Approved 
 
 

RZ 92-V-005 
 

1992 
 

 
Extension of Natural Resources (NR) 
Overlay District on 75 acres 

Approved 

 

SP 92-V-027 
 

1992 
 

 
Expansion of quarrying operations on 
75.3 acres 

Approved* 
 

SPA 82-V-091-2 & 
SPR 82-V-091 

1993 
  

Increase land area, renew SP 82-V-091 

Approved*  
with 5 year term 

SPA 82-V-091-3 & 
SPR 82-V-091-2 

1995 
 

 
Building addition, renew  
SP 82-V-091 

Approved* 
with 5 year term 

SPA 82-V-091-4 2000 Renew  SP 82-V-091 
Approved* 

with 5 year term 

 
     * Approved with Proffers or Development Conditions.  A copy of the resolution and plat approved in conjunction  

with SPA 82-V-091-4 is attached as Appendix 4.  A copy of the proffers associated with RZ 77-V-031 are 
attached as Appendix 5. 
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COMPREHENSIVE PLAN PROVISIONS  
 
Plan Area: Pohick Planning District; Area III (western portion), Lower Potomac 

Planning District, Area IV (eastern portion) 
Planning Sector: Dominion Community Planning Sector (P5) (western portion), 

Laurel Hill Community Planning Sector (LP1) (eastern portion) 
Plan Map: Public facilities, public park and residential use at .1-.2 du/ac. 
 
 
ANALYSIS 
 
Special Permit Plat (Copy at front of staff report) 
 
Title of SP Plat: “Special Permit Application Renewal Plan, Occoquan Quarry, 

Mount Vernon Magisterial District, Fairfax County, Virginia” 
Prepared By: Bury + Partners Engineering Solutions dated 

Dated: May 25, 2006, signed May 31,2006 
 
Proposed Use 
 
The applicant, Vulcan Materials Company, is requesting approval of a Special Permit 
Amendment for a five year term renewal, as required by the Zoning Ordinance, to 
continue quarrying operations, stone crushing, stone sales and accessory uses at the 
existing Vulcan Occoquan Quarry and an increase in land area and site modifications. 
The increase in land area reflects the addition of a new entrance to the facility on Route 
123 and the determination of the final location of Penniwell Drive in the northern portion 
of the site.   This brings the total land area from 305.4 acres to 307.68 acres.  The 
modifications which have occurred since the previous application consist of moving the 
entrance to the property approximately 1200 feet north along Route 123 from its old 
location and the relocation of Penniwell Drive in the northern portion of the site.  No new 
construction or changes to the operation are requested.      
 
Environmental Analysis (Appendix 6) 
 
Issue: 
 
The subject property is approximately 307 acres and falls within the Occoquan 
Watershed.  There is a large Resource Protection Area (RPA) and a 100-yr floodplain 
on the northwestern periphery of the property, and another RPA on the northeastern 
portion of the site.  There is an Environmental Quality Corridor (EQC) associated with 
portions of the RPA in both locations.  The EQC has been previously delineated, 
however, the line is difficult to interpret on the current SPA plat.  Orange fencing on site 
delineates the EQC to prevent encroachment into the environmentally sensitive area.  
The SPA plat indicates that the Resource Protection Area (RPA) has been expanded 
since the quarry was last permitted in 2001.  Sheet 5 of the SPA plat states that a 
detailed study may show that the RPA classification is not entirely justified.   
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Erosion Control and stormwater detention is handled on the site by draining the majority 
of stormwater flow into the quarry pit.  Water discharged from this system is pumped out 
to the creek and groundwater flow after suspended solids and silt have settled out.  Any 
(SWM/BMP) facility will be subject to review and approval by staff in the Department of 
Public Works and Environmental Services (DPWES).   
 
Resolution: 
 
If the applicant intends to request an alteration of the RPA boundary, a redelineation 
should be provided for review and approval by DPWES.  The applicant revised the SPA 
plat to provide a clearer delineation of the EQC.    
 
Transportation Analysis (Appendix 7)  
 
The transportation analysis indicates that the proposed application does not create any 
significant additional impacts on the surrounding public street system and that there are 
no significant transportation issues associated with this application.  The transportation 
analysis did note that the applicant has shown a portion of Penniwell Drive to be 
abandoned.  At the date of the publication of this report the transportation department 
has not received such a request.  
 
The Virginia Department of Transportation has asked that the applicant consider a 
contribution for the recently completed improvements at the intersection of Route 123 
and the quarry entrance.  The suggestion was passed along to the applicant for 
consideration. 
 
Urban Forest Management Analysis (Appendix 8)  
 
 
There are no tree preservation or replanting issues associated with this application.   
 
 
Health Department Analysis (Appendix 9) 
 
The Air Pollution Control Division of the Health Department has conducted its annual 
review of the existing quarry operation and has reviewed the subject special permit 
amendment application.  It indicates that there is no problem with ambient particulate 
matter and the TSP (Total Suspended Particulates) are well controlled. 
 
 
Zoning Administration Division – Department of Planning and Zoning (DPZ) 
(Appendix 10) 
 
The Zoning Enforcement Branch of the Zoning Administration Division (ZAD) is 
responsible for monitoring noise, hours of operation and earthborne vibration and for 
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conducting general periodic inspections of the Vulcan Quarry site.  Inspections indicate 
that there are currently no violations existing with the quarry operation. 
 
As noted in the attached memo, several inspections were conducted throughout 2006 of 
the Vulcan facility to evaluate continued compliance with the standards and conditions 
listed in SPA 82-V-091-4.  Inspections were made of the pit area, the processing plant, 
the repair shop, the recovery area and the storage area.  These inspections revealed 
that Vulcan Materials Company has continued to comply with the requirements of the 
Special Permit. 
  
No citizen complaints were reported to the Zoning Enforcement Branch during 2006 
concerning quarry activities.  Additionally, a comprehensive tour was made of the facility 
on Friday, August 5, 2006.  Several blasts were conducted at that time.  Seismograph 
data covering the time period of January 4, 2006 to June 30, 2006, was submitted to the 
Explosives Enforcement Officer of the Fairfax County Fire and Resource Department, 
and he indicated that the ground vibration levels were below the County mandated 0.4 
inches per second.  Vulcan Materials continues to be in compliance with the conditions 
mandated in SPA 82-V-091-4. 
 
 
Fire and Rescue Department Analysis (Appendix 11) 
 
The Fire and Rescue Department also provided analysis which indicated no significant 
issues regarding ground vibration and air over pressure from analysis of tests 
conducted during the period of January 2006 to October 2006 at or near the Vulcan 
Quarry Lorton site.  The results of the ground vibration tests were well below the county 
mandated 0.4 inches per second.  The maximum air over pressure was also well below 
the County mandated 130 db.  During the period of January 4 –June 30, 2006 no 
complaints were received about blasting at the site.  The report also noted that on 
occasion the Quantico Marine Base conducts artillery training which can be felt and 
heard throughout the Lorton area. 
 
 
DPWES Stormwater Management Analysis (Appendix 12) 
 
There are no Stormwater Management issues associated with this application.   
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ZONING ORDINANCE PROVISIONS  
 

 
R-1, R-C, I-6 DISTRICT 
REGULATIONS  

 
 REQUIRED 

 
 PROVIDED 

 
Bulk Regulations  
(R-1, R-C, I-6) 

 
 

 
 

 
FAR 

 
R-1:   0.15 maximum 
R-C:  0.10 maximum 
I-6:    0.50 maximum 

 
R-1:   0.001 
R-C:  0.001 
I-6:    0.009 

 
Parking 

 
 

 
 

 
Parking Spaces 

 
74 

 
81 

 
 Transitional Screening 

 
 

 
 

 
North (Residential) 

 
TS 3-50 feet 

 
200 feet 

 
West (Residential) 

 
TS 3-50 feet 

 
EQC and undisturbed open 
space with a width ranging from 
approximately 500 feet to 
approximately 1,000 feet 

 
  Barrier 

 
 

 
 

 
North (Residential) 

 
D, E or F 

 
D, Chain link fence 

 
West (Residential) 

 
D, E or F 

 
D, Chain link fence 

 
 
WAIVERS/MODIFICATIONS REQUESTED: None 
 
 
OTHER ZONING ORDINANCE REQUIREMENTS 
 
Special Permit Requirements (See Appendix 13) 
 

• General Special Permit Standards (Sect. 8-006) 
• Group 1 Standards (Sect. 8-105) 

 
Overlay District Requirements  
 

• Natural Resources (NR) (Sect. 7-300) 
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Summary of Zoning Ordinance Provisions 
 
All applicable standards have been satisfied with the proposed development conditions. 
CONCLUSIONS  
 
Staff concludes that the subject application is in harmony with the Comprehensive Plan 
and in conformance with the applicable Zoning Ordinance provisions with the 
implementation of the Proposed Development Conditions contained in Appendix 1 of the 
Staff Report. 
 
In accordance with the terms for annual review required by Sect. 8-104, staff of the 
Department of Planning and Zoning, the Department of Public Works and 
Environmental Services and the Fairfax County Health Department have examined the 
operation.  It is staff’s belief that between the years 2001 and 2006, the quarry was 
operated in a manner consistent with the requirements contained in the Development 
Conditions which presently govern the operation of the use. 
 
 
RECOMMENDATIONS 
 
Staff recommends approval subject to the Proposed Development Conditions in 
Appendix 1. 
 
It should be noted that it is not the intent of staff to recommend that the Board, in 
adopting any conditions, relieve the applicant/owner from compliance with the 
provisions of any applicable ordinances, regulations, or adopted standards. 
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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 Zoning 
Appeals. 
 
 
APPENDICES 
 
1. Proposed Development Conditions 
2. Affidavit 
3. Statement of Justification 
4. Resolution and Plat Approved in Conjunction with SPA 82-V-091-4 
5. Proffers Approved in Conjunction with RZ 77-V-031 
6. Environmental Analysis 
7. Transportation Analysis 
8. Urban Forest Management Analysis 
9. Health Department Analysis 

10. Zoning Enforcement Analysis 
11. Fire and Rescue Analysis 
12. DPWES Stormwater Management Analysis 
13. Applicable Zoning Ordinance Provisions Checklist 
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