
 
APPLICATION FILED: June 13, 2007  

PLANNING COMMISSION: November 15, 2007  
BOARD OF SUPERVISORS: January 7, 2008 at 4:00 PM 

   

C o u n t y  o f  F a i r f a x ,  V i r g i n i a   
 

November 1, 2007 
 

CRDSTAFF REPORT 
 

SPECIAL EXCEPTION APPLICATION  
SE 2007-MA-016 

 
MASON DISTRICT 

 
APPLICANT: Annandale Plaza, LLC 
 
ZONING: C-8, HC, SC, CRD 
 
PARCEL(S): 71-1 ((01)) 80 
 
ACREAGE: 42,784 square feet 
 
FAR: 0.30 
 
OPEN SPACE: 11% 
 
PLAN MAP: Retail and Other 
 
SE CATEGORY: Category 6 - Waiver of Certain Sign 

Regulations.  
 
PROPOSAL: Special exception request to allow two 

existing building-mounted signs which 
total 42 square feet in area to remain 
on the existing buildings.   

 
STAFF RECOMMENDATIONS: 
 

Staff recommends approval of SE 2007-MA-016, 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 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 Special Exception 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. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

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 APPLICATION 
 
Proposal: Approval of a Category 6 Special Exception for an increase in 

sign area.  Two existing building-mounted identification signs 
labeled as Annandale Plaza and measured to be a total of 42 
square feet do not have sign permits and require approval of this 
special exception to remain on the existing buildings.   

 
Copies of the proposed development conditions, applicant’s affidavit, and 
applicant’s statement of justification are contained in Appendices 1 through 3 of 
this report. 
 
 

LOCATION AND CHARACTER 
 
 Site Description: 
 

The subject property consists of one parcel developed as a small retail center 
(known as Annandale Plaza) with two separate buildings, located in the 
Annandale Commercial Revitalization District at 7326 and 7328 Little River 
Turnpike.  The Special Exception area encompasses the entire retail center.  The 
retail center was redeveloped in 2003, and currently has nine tenants in two 
buildings.  Two access points are provided from Little River Turnpike.  Nine 
existing tenants in the retail center currently have sign permits, but two existing 
Annandale Plaza signs located above the existing tenant signs do not.  The 
applicant is seeking approval of a special exception to increase the allowable 
sign area to allow these signs to be issued permits to remain on the buildings.       
 
Surrounding Area Description: 

 
SURROUNDING AREA DESCRIPTION 

Direction Use Zoning Plan 

North Retail (Bowling Alley)  C-6 Retail and Other 

South Retail  C-8 Retail and Other 

East Retail C-8 Retail and Other 

West Retail C-6 Retail and Other 
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BACKGROUND  
 

On January 28, 1985, the Board of Supervisors approved SE 84-M-123 on Tax 
Maps 71-1((01)) 80, 81 and 82 for a waiver of minimum lot area and lot width 
requirements in the C-6 and C-8 Districts to allow a re-subdivision pursuant to 
Sections 4-606 and 4-806 of the Fairfax County Zoning Ordinance.  The 
approved development conditions are included in Appendix 4.   
 
On March 23, 2007, a notice of violation was issued for two building mounted 
signs on 7328-C Little River Turnpike.  These signs include a half sphere and the 
lettering “Annandale Plaza.” No sign permits were obtained prior to the 
installation of these signs.  The applicant seeks approval of a special exception 
for an increase in sign area to allow these signs on the existing property.  The 
notice of violation is included in Appendix 5. 

 
 
COMPREHENSIVE PLAN PROVISIONS (Appendix 6) 
 

Plan Area: Area I 
 
Planning District: Annandale 

 
Planning Sector: Annandale Planning District, Annandale Community 

Business Center, Land Unit A, Sub-unit A-1  
 

Plan Map: Retail and Other  
 
Plan Text: 
 
The Fairfax County Comprehensive Plan, 2007 Edition, Area I, Annandale 
Planning District, Annandale Community Business Center, Land Unit A and Sub 
Unit A-1, as amended through October 23, 2006, page 32 through 33 provides 
lands use recommendations, which states:  
 
“Land Unit A is located north of Little River Turnpike and west of Annandale 
Road. It is currently developed with community-serving retail uses including the 
Little River Center, the Markham East Center, and a variety of commercial retail, 
recreation, and service uses. Directly north and west of this land unit are located 
some of the highest density residential neighborhoods in the Annandale 
community. This land unit also acts as a visual point of entry to the Annandale 
CBC from the north and west and the portion located nearest the intersection of 
Little River Turnpike and Annandale Road occupies a prime location within the 
planned Annandale CBC Town Center area. This land unit serves a valuable 
community function which should be retained and enhanced both by the 
revitalization of existing uses and structures and the development of appropriate 
new ones. In general, any redevelopment or revitalization efforts within this land 
unit should provide for streetscape improvements, parking lot landscaping, and 
improvements to signage and building facades. 
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Within the overall planning concept described above, the following 
recommendations apply to specific sub-units of Land Unit A: 
 
Sub-Unit A-1 
 
Sub-Unit A-1 includes approximately eleven acres and is planned for community 
serving retail use up to .35 FAR. Improvements to parking area landscaping as 
well as pedestrian linkages with adjacent higher-density residential 
neighborhoods should be provided to enhance the visual and functional aspects 
of the area. Because this sub-unit is a visual entry point to the Annandale CBC 
from the west, development of any additional retail uses adjacent to Little River 
Turnpike should present a primary facade to that street and provide sidewalk 
access and landscaping complementary to streetscape improvements planned 
for the area. Additional vehicular access should be limited to Medford Drive or 
Markham Street rather than Little River Turnpike.”   

 
 
ANALYSIS 
 
 Special Exception (SE) Plat (copy at front of staff report) 
  

Title of SE Plat: James and Helen Chang Minor Site Plan   
 
Prepared By:  Barnes and Johnson, Inc.    
 
Original and Revision Dates:  August 8, 2001 as revised through  

April 8, 2002   
 
The SE Plat consists of one sheet that is part of an approved Site Plan dated 
June 3, 2002.  Two separate buildings are depicted in an L-shaped configuration 
on Tax Map 71-1 ((01)) 80 and labeled 7326 and 7328 Little River Turnpike.  The 
two existing signs that currently do not have sign permits are labeled on the SE 
Plat as “A.P. Sign” and located in the middle of the building facades above the 
existing tenant signs.  A graphic of the signs and the sign dimensions are 
included in Appendix 7. 
 
Land Use Analysis 
 
There are no use or character issues raised by the proposal 
 
Transportation Analysis (Appendix 8) 
 
There are no transportation issues raised by this application.     
 
Environmental Analysis  
 
There are no environmental issues raised by the proposal.     
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ZONING ORDINANCE PROVISIONS (Appendix 9) 
 

The proposal is subject to the three sections in the Zoning Ordinance, which 
include: 1) Sect. 9-620 (Additional Standards for the Waiver of Certain Sign 
Regulations), 2) Sect. 9-006 (General Special Exception Standards) and Overlay 
District requirements.  A brief discussion of the Zoning Ordinance requirements is 
as follows.  

 
 Sect. 9-620 (Additional Standards for the Waiver of Certain Sign Regulations) 
 

Sect. 9-620 contains four standards for a Waiver of Certain Sign Regulations.  
This application addresses these standards as follows.   

 
 Standard 1 states that such waiver may be for an increase in sign area, increase 

in sign height or different location of a sign, not otherwise provided by  
Sect. 12-304. Such waiver shall not allow the erection of a freestanding sign or 
off-site sign, not otherwise permitted by this Ordinance, or the establishment of 
any sign prohibited by the provisions of Sect. 12-104.  Sect. 12-203-9 of Zoning 
Ordinance indicates that:  

 
Building-mounted signs on buildings housing more than one (1) tenant 
where each tenant has its own outside entrance(s) shall not exceed one 
and one-half (1 1/2) square feet of sign area for each linear foot of building 
frontage occupied by each tenant, except as provided for in Par. 3 of Sect. 
106 above. The maximum allowable sign area for any one tenant, 
however, shall not exceed a total of 200 square feet, except that a tenant, 
which has building frontage that results in an allowable sign area greater 
than 200 square feet and occupies an area with more than one perimeter 
wall containing a main entrance for use by the general public, may place a 
maximum of 200 square feet of allowable sign area on each such 
perimeter wall; however, in no instance shall the square footage of 
signage on any such wall exceed one and one-half (1 1/2) times the length 
of such wall.  

 
The table below summarizes the amount of sign area that would be permitted in 
the Annandale Plaza retail center under the Zoning Ordinance. 
 

 Building Linear 
Frontage 

Allowable Sign 
Area 

Total Existing and 
Proposed Sign Area 

Annandale Plaza 205 ft* 
214** 

307.5 sq. ft. 
321 sq. ft. 

350 sq. ft. 
 

 
*  Estimated Building Linear Frontage based on existing sign permits in the Fairfax County 

Zoning Evaluation street file 
**   Estimated Building Linear Frontage based on a measurement along the entire frontage of 

both buildings 
 
According to the table, there are two options to calculate allowable sign area on 
the subject property, which yield slightly different totals.  Option 1 is based on the 
existing individual sign permits and Option 2 is based on an aggregate 
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measurement along the entire frontage of both buildings on the property.  
Pursuant to Sect. 12-203-9 of Zoning Ordinance, a maximum of 307.5 square 
feet of building-mounted sign area is allowed for the retail center based on 205 
linear feet of building frontage and 321 square feet of sign area based on 214 
linear feet.  Nine tenants in the retail center currently have sign permits for the 
maximum allowable signage.  The applicant is seeking a special exception to 
allow an increase in the maximum allowable sign area to retain two existing 
Annandale Plaza signs that do not have sign permits.  A graphic of one of the 
Annandale Plaza signs is located in Appendix 7 and shows the elevation and 
sign dimensions for one of the signs.  Both signs are identical and would result in 
a total of 42 square feet of additional signage on the site.   
 
Staff believes that the additional signage is reasonable.  The proposed signs are 
architecturally compatible with the existing building and complement existing 
tenant signage.  Staff recommends a development condition to ensure that the 
proposed Annandale Plaza signs remain consistent with the existing sign 
dimensions provided in the graphic in Appendix 7.  In addition, staff recommends 
another development condition to require the applicant to provide a matrix for 
retail signage to the Zoning Administrator prior to the issuance of the sign permits 
and all subsequent sign permits on the property, which includes the tenant name, 
address, sign type, sign height, sign area, and Non-Residential Use Permit 
number and/or any other pertinent information deemed necessary by the Zoning 
Administrator in order to allow efficient tracking of all signage on the site.  With 
imposition of these proposed development conditions, staff believes that this 
standard will be met. 
 
Standard 2 states that such waiver may be approved only when it is 
demonstrated by the applicant that there are unusual circumstances or 
conditions in terms of location, topography, size or configuration of the lot; 
access to the lot; unusual size or orientation of the structure on the lot; or other 
unique circumstance of the land or structure that impacts the applicant's ability to 
provide for a reasonable identification of the use.   
 
The applicant indicated in their statement of justification that a tenant applied for 
a sign permit to reface the existing “Nextel” sign with a “Sprint” sign.  Zoning 
Enforcement denied the permit and issued a notice of violation for lack of sign 
permits for two retail center identification signs (“Annandale Plaza”). Existing 
tenant signs account for the allowable signage area on the site.  The applicant is 
seeking approval of the special exception to permit additional sign area which 
would allow the Annandale Plaza signs to remain.  Since the retail center is 
designed with an L-shaped configuration that limits visibility for interior tenants, 
staff believes that the Annandale Plaza signs should remain to continue to 
provide customers with additional identification for way-finding within the retail 
center and from Little River Turnpike.  Staff also believes that removal of the 
existing Annandale Plaza signs would cause visible damage to the Building 
façades.  The signs are integrated into the building facades and architecturally  
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complement the retail center.  However, staff recommends a development 
condition to ensure that the façade of the building and the design of the signs 
remain consistent with the existing sign dimensions provided in Appendix 7.  With 
imposition of the proposed development conditions, this standard will be met.       
 
Standard 3 requires that a waiver be in harmony with the Comprehensive Plan.  
Staff believes that the proposed signage is compatible with other existing 
signage in the Annandale Commercial Revitalization District and that the 
proposal is in harmony with the Comprehensive Plan.   
 
Standard 4 requires that the proposed signs not have a deleterious effect on the 
existing or planned development of the surrounding properties.  Staff believes 
that the proposal would not have a deleterious effect on the existing or planned 
development of the surrounding properties and that this standard has been 
satisfied. 
 
Sect. 9-006 (General Special Exception Standards) 
 
The General Special Exception Standards require the proposal to be in harmony 
with the adopted Comprehensive Plan and to be in harmony with the general 
purpose and intent of the applicable zoning district regulations.  In addition, the 
general special exception standards require a finding of no significant negative 
impacts on surrounding properties, safe and adequate vehicular and pedestrian 
access provided on the site and that signs shall be regulated by the provisions of 
Article 12 of the Zoning Ordinance.  The applicant seeks approval of a Category 
6 Special Exception for an increase in sign area to allow two existing building-
mounted identification signs labeled as Annandale Plaza and measured to be a 
total of 42 square feet to remain on the existing buildings.  Staff believes that the 
request is reasonable.  Therefore, staff believes that the request satisfies all of 
the General Special Exception Standards.   
  
Overlay District Requirements 

 
Sect. 7-500 (Sign Control (SC)) 
Sect. 12-204 Commercial and Industrial Uses in Sign Control Overlay Districts 

 
The provisions of the Sign Control Overlay District and the portion of Article 12 
(Signs) relating to the Sign Control Overlay District provide additional controls for 
free standing signs located within this Overlay District.  The proposal is for 
building mounted signs only; therefore, no additional controls are applicable.   

 
Sect. 7-600 (Highway Corridor (HC))  

 
The provisions of the Highway Corridor Overlay District do not apply to the 
existing use or to the proposed expansion of signage. 
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Summary of Zoning Ordinance Provisions 
 
All applicable standards have been satisfied with the proposed development 
conditions. 
 

 
CONCLUSIONS AND RECOMMENDATIONS 
 
 Conclusions 
 

Staff concludes that the proposed increase in sign area is in harmony with the 
Comprehensive Plan and in conformance with the applicable Zoning Ordinance 
provisions. 
 
Recommendations 
 
Staff recommends approval of SE 2007-MA-016, subject to the proposed 
development conditions contained in Appendix 1. 
 
It should be noted that it is not the intent of Staff to recommend that the Board of 

Supervisors, 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 Special Exception 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 

recommendations of Staff; it does not reflect the position of the Board of Supervisors. 
 
 
APPENDICES 
 
1. Proposed Development Conditions 
2. Affidavit 
3. Statement of Justification 
4. Development Conditions for SE 84-M-123 
5. Notice of violation issued for 7328-C Little River Turnpike 
6. Comprehensive Plan Citations 
7. Graphic depicting the Annandale Plaza Sign 
8. Transportation Analysis 
9. Applicable Zoning Ordinance Provisions 

10. Glossary of Terms 
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     APPENDIX 1 
       

PROPOSED DEVELOPMENT CONDITIONS 
 

SE 2007-MA-016 
 

November 1, 2007 
 

If it is the intent of the Board of Supervisors to approve SE 2007-MA-016 
located at Tax Map 71-1 ((01)) 80 for a waiver of certain sign regulations 
pursuant to Sect. 9-620 of the Fairfax County Zoning Ordinance, the staff 
recommends that the Board condition the approval by requiring conformance 
with the following development conditions: 
 

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 approved with the 
application, as qualified by these development conditions.   

 
3. This Special Exception is subject to the issuance of a Sign Permit (s); 

any permit issued pursuant to this Special Exception shall be in 
substantial conformance with the approved Special Exception Plat 
entitled “James and Helen Chang Minor Site Plan”, prepared by Barnes 
and Johnson, Inc., consisting of 1 sheet dated August 8, 2001 as revised 
through April 8, 2002, and these conditions.  Minor modifications to the 
approved special exception may be permitted pursuant to Par. 4 of Sect. 
9-004 of the Zoning Ordinance.   

 
4. A matrix for retail signage shall be provided to the Zoning Administrator 

prior to the issuance of the sign permits for the building-mounted signs 
identifying “Annandale Plaza” and all subsequent sign permits, which 
shall include the tenant name, address, sign type, sign height, sign area, 
and Non-Residential Use Permit number and/or any other pertinent 
information deemed necessary by the Zoning Administrator in order to 
allow efficient tracking of all signage to be provided on site.   

 
5. The two proposed building-mounted signs identifying “Annandale Plaza” 

shall be limited to the size and dimensions provided in Exhibit A. 
 
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, twelve (12) 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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