F AIRFAX APPLICATION FILED: June 29, 2000

' PLANNING COMMISSION: November 2, 2000
COUNTY BOARD OF SUPERVISORS: November 20, 2000

@3:30 p.m.

VI RGINTIA

October 19, 2000
STAFF REPORT

APPLICATION SEA 80-P-078-10

PROVIDENCE DISTRICT
APPLICANT: Inova Health Care Services
LOCATIO_NIADDRESS: 3300 Gallows Road, Falls Church, VA
PARCEL(S): 49-3 ((1) 136, 136 C1,

59-2 ((1)) 1A pt,, 1Bpt. 1C pt, 1D, 1E

ACREAGE:: 59.10 Acres
ZONING: R-12
FAR: 0.59
OPEN SPACE: 38%
PLAN MAP: Public Facilities, Governmental and

Institutional Uses

PROPOSAL.: ' Amend SEA 80-P-078-9 previously approved
for a Medical Care Facility to Permit Building
Additions and Site Modifications

WAIVERS/MODIFICATIONS: Re-affirm Previously Ap;;roved

Waivers/Modifications of Transitional
Screening and Barrier Requirements

STAFF RECOMMENDATION:

Staff recommends that SEA 80-P-078-10 be approved, subject to proposed
development conditions contained in Appendix 1.

MAG:n\zed\Godfrey\Covers\SEA 80-P-078-10Inova Health Care Services doc



C O

Staff recommends approval of the requested modifications of Transitional
Screening and waiver of Barrier requirements in favor of that shown on the SEA
Plat and subject to development conditions contained 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.

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 additional information, call Zonlng Evaluation Division, Department of

Planning and Zoning at 12055 Government Center Parkway, Suite 801, Fairfax, Virginia
22035-5505, (703) 324-1290.

l m Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 7 days

advance notice  For additinnal infarmatinn an ATA call 77021 2741224




SPECIAL EXCEPTION AMENDMENT APPLICATION
SEA 80-P-078-10

SEA 80-P-078 -10 INOVA HEALTH CARE SERVICES _
FILED 06/29/00 AMEND SE 80-P-078 FOR MEDICAL CARE FACILITY
TO PERMIT BUILDING ADDITIONS AND SITE MODIFICATIONS
ZONING DIST SECTION: 03-1204
" ° -ART 9 CATEGORY/USE: 03-06
59.10 ACRES OF LAND; DISTRICT - PROVIDENCE
LOCATED: 3300 GALLOWS ROAD, FALLS CHURCH, VA 22046

ZONED R-12 PLAN AREA 2
OVERLAY DISTRICT(S):
TAX MAP 069-3- 701/ /0136-C ,0136-C1
059-2- /017 /0001-A P,0001-B P,0001-C P,0001-D »0001 E
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SPECIAL EXCEPTION AMENDMENT APPLICATION .
SEA 80-P-078-10 |

SEA 80-P-078 -10 INOVA HEALTH CARE SERVICES
FILED 06/29/00 AMEND SE B80-P-078 FOR MEDICAL CARE FACILITY
TO PERMIT BUILDING ADDITIONS AND SITE MODIFICATIONS
ZONING DIST SECTION: 03-1204
-‘ART 9 CATEGORY/USE: 03-06
59.10 ACRES OF LAND; DISTRICT - PROVIDENCE
LOCATED: 3300 GALLOWS ROAD, FALLS CHURCH, VA 22064é§

ZONED R-12 PLAN AREA 2
OVERLAY DISTRICT(S):
TAX MAP 049-3- /01/ /0136-C ,0136-C1
05%-2- 701/ /0001-A P,0001-B P,0001-C P,0001-D ;0001 E
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PARCEL 136C
SEE SHEET 2

i R 7 t.nhh:.‘__.r -
W - = -
R (M _..khwﬁqﬂ o ../

— edlbal rimrant TER MARINY BB RO v
{PABNS WL ACIS Bt Fo T PwD R | Swivd )

= T o e Ty

—_ LMY VLD AT IR YRAR
PR e a KPED &-TF .

= T WA B LS BEE SR TP AT IROY

llllllll = EAkTRe Pansas aTRATVAL
S —— e GaSvh TR P D R &
T i e AT TS S MAGARS § S

3 -
o —_— AISAK LENFY DS
< PR—— i e 0 R
[0} Ty ——— A . Skl (2,
> — . Tid »I . D18 A AL
- — ce—— i TR
- A e st S [} | S P
it i 1
H
| R
EXISTING/APPROVED BULLOING LNGEND w I 1 _
o swgmps | semny . 5 ] B !._
oy A = e ]
L ey . H - HER T - -
 vom mamma H - ' 1
T : " 1 R
s satwes Ny mapen . - HER B
S ARG JAP PUEATMAL TENTEL 1) - _
B dldvbdd fnadual . - H ‘s !
o Gt cane s b o . - g o
A 15 s manes ’ - i
[0 Ay W SPERRY SEETER - - L
. comruoer, rama cansa » . rattaea DA gy v saome v wpy e gy R Y
b, muboaltan SAFRET Fatairs " - 48 L - .. . MR T § ——
oy - il B lakad L N e -
= I N v s LR STUIIIg A T 8 ZOAD =Ny eyt
PO T Ty ey WOODBURN R iy -
- e gy —_— - L hawe & ﬂ i
FROPONED WURDOIG LIGEND - e o
v | o ity h
B MART b TTUTE ~ Pl ] ) i SAAY THID TSR B O IS I whnt
[20. SFERERET RO Pifeiiiail ] - i et
[ e At G it i =




T SCET VIOIMIFOTE? B Tl AR T HRE MG Lirtea S Gt 2 O L & . . ,

L | P ,
it |
HH P o
» SRR LEE 0]
Tl | i
BT B L
e Ul
HE i
oL
by

papuald syl

3 18 sutang pun
mapnsd Bupdypuas opwmanss syl

- s 4 1 Kinmpgasd 9 oy TR S P
. \

ey

“uEEP PRI E Pt Ui SauiIva (Ui i BALEMEIRATE JuIm of 120{qhn UG PavgaL

B ek Bt -

WW?WMW?WHWmeM%%H%i
%FJ? MﬂﬁmQWl !ﬁisd i &é“ﬁ”iﬁ*%ﬁ ﬁﬁyﬁ
i 1 Sl gl e '“' '%@** L
%%wwﬂwwﬁﬁﬁﬁﬁgﬁm@ﬁﬁﬁm-ﬁhs
ﬁﬁ it i i i dhili | & ﬁ;%&hﬁzizzaiig aﬂ“ i
ga:ié _iggag ;ia ;.!!iisz : gg; Hi !Eg igi E%s!;iggis gizigiilm isi it :!Ezsi § § §E! =§§ ; ﬁ% §E Eig

U e el ) 0 e O
R F%@%ﬁﬁ%%@ﬁﬁﬁ%ﬁﬁ%%ﬁﬁ

EGURE T oRpD o i tamah o BB AR T Gl G
. L L*~f£ﬁ¢~‘%%ﬁ%%é%¥4%?
P bl oty %ﬁ@ﬁ@?ﬁﬁ#ﬁ%
CHRE P @ WL HE e
Pl U H o R w L
A R i b IS Rt il v




LECEND

Tree Niand / Forestod Area

EXISTING VEGETATION MAP CaVEK FYI'E SUMMARY
" Trlimary wecewional] |

Hpoakes | Slege 1T
[Seh. Epramere Fwﬂ[- -

s, dprvas,

¥

ettmas

i

e

T[ITTT Ty

s

sty

i

Lo pe—




)




A GLOSSARY OF TERMS FREQUENTLY
USED IN STAFF REPORTS WILL BE
FOUND AT THE BACK OF THIS REPORT

'DESCRIPTION OF THE APPLICATION

Proposal:

Other:

Staff proposed development conditions are contained in Appendix 1. The

Arpend SE 80-P-078 to permit site modifications and
building additions to the Fairfax Hospital complex
which modifications include:

Construction of a 240,000 square foot Heart
institute; Phase | proposed to be seventy (70) feet
in height (four stories) located in the southwestern
comer of the site adjacent to the previously
approved Phase | garage; 190 below grade parking
spaces to be constructed under the proposed
building. According to the applicant, the Heart
Institute is being designed to accommodate the
potential future addition of four (4) additional
stories.

Construction of a 15,000 square foot expansion to
the emergency room facilities in two areas; Building
22 proposed to have new walk-in entrance and
increased lobby space; Building 23 to have new
ambulance dock and 28 additional surface parking
spaces

Existing parking structure (Gray Garage) and
construction trailer to be removed and replaced by
Heart Institute which will result in the loss of 495
parking spaces. Applicant states that the adjacent
Phase | parking garage (975 parking spaces) will be
completed prior to removal of the Gray Garage.

Addition of 177 beds to the hospital complex in the
Heart Institute and the main hospital

No change to the approved gross floor area (GFA) or
to the operation of the hospital facilities (including
hours of operation, number of employees, number of
children enrolied in the child care center). Reduction in
open space from 40% to 39%.

Y 1 N Y



SEA 80-P-078-10

-

LOCATION AND CHARACTER

Site Description:

Page 2

The 59.10 acre hospital complex is located on the

west side of Gallows Road and north of Woodbum
Road. The site is developed with the following

components:

e Main Campus (Hospital)

o North Campus (resident student housing)

¢ Ronald McDonald House; two (2) child care
center buildings

Surrounding Area Description:

Direction | Use Zoning | Plan

North Willow Oaks Corporate C-3 Mixed Use
Center, Bedford Village | R-20 Residential, 16-20
(townhouse and multi-family) du/ac

South Woodburn Village R-20 Res. 1 -2 du/ac
Condominiums
Pine Ridge Park

d R-1 Open Space
Vacant Land .
C-2 Retail, Commercial,
and Other
East Bedford Village (townhouse | R-20 Res. 16-20 du/ac
' and muiti-family)

Mobil Oil Headquarters PDC Office

West Prosperity Heights (single R-3 Res. 2-3 du/ac
family detached) '
Strathmeade Square
(townhouses) R-12 Res. 8-12 du/ac
N. Virginia Mental Heaith

| Institute R-1 | Institutionzal Uses




SEA 80-P-078-10

BACKGROUND

Site History:

Page 3

The original port'ion of the Fairfax Hospital, containing 131,614 square feet, was
_ constl:uctgd by right in 1960 on 32.65 acres which were zoned R-1 and R-20. The
following is a summary of subsequent zoning actions on the hospital property.

Application - Date Use BOS Action*
SE 80-P-078 1980 Expand Laundry Facility Approve
SEA 80-P-078 1983 Add conference center Approve
SEA 80-P-078-2 1984 Expand hospital; Approve
(w/RZ 84-P-090) Rezone to R-8; increase FAR
SEA 80-P-078-3 1985 Parking structure/lot; Approve
MR facility
SEA 80-P-0784 1986 Expand emergency room; Approve
Trauma center; helipads,
parking
SEA 80-P-078-5 1988 Parking garage; Approve
Women and Children’s Center;
temporary parking lot
SEA 80-P-078-6 1990 Increase in height; Approve
(Ww/RZ 89-P-045) Pedestrian bridge; medical
care facility; rezone entire
property to R-12 (FAR 0.55)
SE 89-P-066 1990 Child care center for hospital Approve
(Ww/PCA 77-P-146-2) employees only
SEA 80-P-078-7 1994 Operating room replacement; | Approve with
W/RZ 94-P-005 critical care wing expansion; proffers
radiology/medical library wing;
research institute relocation;
helicopter support facility;
hospital auditorium; care
center expansion; patient and
family support center; resident |
student housing; rezone
northern portion of site from
R-8 to R-12 w/max. FAR of
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SEA 80-P-078-10 | Page 4
Application | Date Use BOS Action*
SEA 80-P-078-8 - 1996 Reconfigure footprint of Approve
Ronald McDonald House;

delete SWM #1 and replace
with underground facility; add
SWM U1 and WH1; delete 26
parking spaces; reconfigure
footprint of operating room
replacement building; increase
FAR from 0.49 t0 0.495 to
reflect prior right-of-way
dedications

SEA 80-P-078-9 January, 2000 | Construct 2 additional parking | Approve (See
garages with a total of 1998 Appendix 4)
parking spaces (Phase | and ||
Garages); relocate oxygen
tanks |

* Proffers provide for amendments to the special exception without a proffered condition
amendment (PCA)

Comments:

A copy of the Clerk’s letter, the SEA Plat, and the development conditions for
$EA 80-P-078-9 are contained in Appendix 4. Complete documents for this site,
including previously approved proffers and development conditions, are on file
with the Zoning Evaluation Division, Department of Planning and Zoning.

Constructipn is cumrently taking place on the operating room replacement .
approv_ed in conjunction with RZ 94-P-005 and concurrent SEA 80-P-078-7, and
relocation of the oxygen tanks approved in SEA 80-P-078-9.

The maximum FAR permitted on the site is 0.70. This equates to 1,821,286
square feet of gross floor area (GFA). A total of 1,275,197 square feet of GFA,

which is the maximum permitted in the R-12 District, has been approved to date
with the approval of SEA 80-P-078-9.

COMPREHENSIVE PLAN PROVISIONS (Appendix 5)

Plan Aras- A ramem §1
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On page 51 in the 1991 Area Ii Plan, as amended through June 26, 1995, in the
LAND USE RECOMMENDATIONS section of the Mantua Community Planning
Sector (F2) in the Fairfax Planning District, the Comprehensive Plan states:

On page 51 in the 1991 Area Il Plan, as amended through June 26, 1995, in the
LAND USE RECOMMENDATIONS section of the Mantua Community Planning
Sector (F2) in the Fairfax Planning District, the Comprehensive Plan states:

“7. The Fairfax Hospital complex, located on Gallows Road just south of Route
50 and opposite the Mobil Corporate complex, includes the Fairfax Hospital
and related ancillary uses. The Northern Virginia Mental Health institute is
adjacent to the Fairfax Hospital Complex but owned and operated by the
State of Virginia. The Fairfax Hospital complex (excluding Parcel
49-3((1))136C) is planned for hospital uses, medical/physicians offices,
clinics, and ancillary hospital uses. Parcel 136C is planned for low-intensity
ancillary hospital uses such as child care facilities, a patient/family support
center, and medical resident student housing. Medical/physicians offices
are not appropriate on Parcel 136C. Allowable uses as indicated herein are
permitted up to 0.7 FAR on the Fairfax Hospital complex except that the
FAR on Parcel 136C is limited to 0.25 with any remaining FAR permitted in
the applicable zoning district to be transferable to the main campus.

Expansion of hospital facilities or ancillary hospital facilities should occur only if
the impacts, including transportation, on the surrounding community are
appropriately mitigated. Specifically, the siting, height and design of proposed
buildings on Parcel 136C should ensure compatibility with the adjacent stable
single family residential communities. '

Additional Plan citations are contained in Appendix 5.

ANALYSIS _
Special Exception Amendment Plat (Copy at front of staff report)

Title of SEA Plat. Fairfax Hospital
Prepared By: Dewberry & Davis
Date: June 27, 2000
-Revision: October 9, 2000
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Sheet 1:

Sheet 2:

Page 6

SEA Plat showing site.layout. The proposed Heart
Institute (Building 21) is located in the southwestern corner
of the site between the surgery center (Building 14) and
the previously approved Phase | garage. The surgery
center is currently under construction and a new access
and drop off area which serves both the proposed Heart
institute and the surgery center is depicted on the SE Plat.
A traffic circle in front of the Heart Institute is depicted
with a “possible retaining landscape wall with signage”.
Access into the proposed below grade parking is located
at the southeastern comer and the northern side of the
Heart Institute. A new traffic circle in the hospital loop
road is proposed at the northwest comner of pond S1.

The proposed emergency room expansions are located in
Buildings 22 and 23 on the east side of the main hospital.
Building 22 is adjacent to the helicopter support facility
which is not proposed to change with this application. The
proposed addition is twenty (20) feet in height and extends

the front of the building approximately fifty (50) feet closer
to Gallows Road. A new walk-in enfrance, canopy and
drop off area is depicted. Building 23, located south of
Building 22, also extends fifty (50) feet from the edge of
the existing building toward Gallows Road to the east. A
new ambulance dock and 28 new surface parking spaces
are located east and southeast of this addition in an area
which is currently wooded, north of existing Pond Rl. A
new driveway, which extends from the proposed waik-in
entrance to Building 22 to the existing hospital loop road
south of Pond R, also cuts through this wooded area and
may impact some of the landscaping approved with

SEA 80-P-078-9. The previous driveway connection to
the loop road is proposed to be closed as it is being
displaced by the additions and new parking lot. No
phasing schedule is provided. Additional landscaping
consisting of deciduous, evergreen, and ornamental trees
is proposed around the proposed 28 space parking lot and
new ambulance dock. No changes in access or to other
areas of the site are proposed.

Notes and Tabulations; Approved layout shown for
Parcel 136 C, including student housing, interim parking,

v
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Sheet 3:

Page 7

space from 40% to 39% is proposed. FAR is proposed to
increase from 0.49 to 0.59 for a proposed total of
1,530,197 square feet with the proposed additions. The
maximum permitted FAR is 0.70. Note #8 states that a
request is made for renewal of the Board's previous
approval of a modification of transitional screening and
waiver of barrier requirements. The total number of

hospital beds is proposed to increase from 656 to 833.
The number of existing parking spaces is shown at 2,750.
The total number of required parking spaces is 2,574
which inciudes the increase in beds from 656 to 833. The
proposed grand total of parking spaces to be provided is

- 4,042, whereareas previously, 4,271 spaces were

proposed. Footnote #5 states that there are 280 interim
parking spaces proposed on Parcel 136C that will be
provided in accordance with Development Condition 7
that was imposed in conjunction with the approval of

SE 80-P-078-9. These spaces were not included in either
the existing or the proposed grand total parking spaces.
No information is provided on the plat regarding when
these spaces will be available. However, the applicant
has stated that they should be available before the end of
2000.

A schematic rendering of the proposed Heart Institute is
provided. The note states that “it is presented to
represent the general character and theme of the
proposed Heart Institute. It will be refined and subject to
minor modification with final engineering and architectural
design.”

Existing vegetation map (EVM). The EVM shows the area
proposed to be developed with the emergency room
expansions with new parking and driveway classified as a
maintained woodland with an excellent stand of mature
oaks, with ornamental cherry and plum understory. The
area proposed to be developed with the Heart Institute is
already developed with a parking structure and impacts on
vegetation are minimal. There are no tree cover
calculations provided which demonstrate if tree cover
requirements will be met and at what rate. This issue will
be addressed during the site plan approval process.
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Land Use Analysis (Appendix 5)

Issue:

The subject property is planned for public facilities, institutional and govemmen_tal
uses, according to the Comprehensive Plan Map; therefore, the proposed use is
in conformance with the Plan. The proposed FAR of 0.59 is also within the
maximum permitted FAR of 0.70 for this site. Plan text specifically speaks to the
need for the hospital complex to: provide adequate parking so that there will be
no net deterioration to the parking capacity of the hospital causing spillover into
adjacent neighborhoods; provide buffering and screening in excess of Zoning
Ordinance requirements adjacent to single-family neighborhoods; and, protect
adjacent neighborhoods from noise and lighting to the extent practicable.

Resolution:

The submitted SEA Plat described above generally addresses the Plan issues.
Parking tabulations indicate that parking will meet Ordinance requirements.
Previously approved development conditions need to be carried forward to ensure

that at all times, both during and after construction, adequate parking will be
provided. The proposed Heart Institute is adjacent to the Woodbum Village
Condominiums, zoned R-20. The proposed Heart Institute is shown at a height of
70 feet in Phase i. The existing parking garage which is proposed to be replaced
by the Heart Institute is a four (4) level structure with a height which does not
exceed fifty (50) feet. As stated earlier, the applicant proposes a structural design
for the Heart Institute which can be expanded upward by four (4) additional stories
if available FAR exists. The Heart institute will be a minimum 80 feet from the
southern property boundary, while the existing parking garage which will be
replaced with the Heart Institute is 65 feet from this boundary. The hospital loop
road runs between the proposed building and a narrow strip of existing trees
located along the site boundary which has provided screening of the hospital
complex from the adjacent residential units. The limits of clearing and grading
depicted on the applicant's prior submission showed that clearing would extend
into this vegetated area, nearly to the property line in places, which would have
resulted in no screening between the hospital and adjacent residential uses. The
applicant had requested a modification of transitional screening in favor of
screening previously approved; however, the proposed clearing was not
consistent with that. The applicant has revised the SE Plat to eliminate the
clearing and grading between the proposed Heart Institute and the property
boundary to demonstrate that adequate screening will be provided. Staff has
proposed a development condition which calls out the fact that no clearing or

raresrdienms e enoarvnnibboasl b o mari e svn i mrrmem Llsvzsmiionr bl rnlond AdilF ombuosraien  oulom o oot e o
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_shifted to avoid damage tp the existing trees. Given the above, staff believes the
Issue of adequate screening has been addressed and there are no Plan issues.

Transportation Analysis (Appendix 6)

There are no transportation issues as long as all previous transportation

commitments are brought forward and adequate parking i '
it . g is provided. No changes
to existing transportation commitments are proposed. Development conditionsg

regarding provision of adequate parking are proposed to be brought forward with
this request.

Environmentél Analysis (Appendix 7)
There are no environmental issues associated with this application.
Zoning Ordinance Provisions (Appendix 8)

The following standards were evaluated and satisfied with approval of
SEA 80-P-078-9. The current application continues to satisfy these provisions:

R-12 Bulk Standards for Non-Residential Uses

Section 9-006: General Standards for All Special Exceptions

Section 8-303: Additional Submission Requirements

Section 9-304: Standards for All Category 3 Uses

Section 9-308: Additional Standards for Medical Care Facilities

Section 9-309; Additiona! Standards for Child Care Facilities

Parking and Loading

The SEA Plat indicates that 4,042 parking spaces are proposed with approval of
the application, which is a slight decrease from the 4,271 spaces proposed with
SEA 80-P-078-9. Note #9 on the applicant's SEA Plat states that no fewer than
2,574 spaces shall be provided without approval of a special exception
amendment. Note #9 on the SEA Plat approved pursuant to SEA 80-P-078-9

stated that no fewer than 2,402 would be provided; therefore, the minimum
nitmber of parking spaces has been increased by 172 spaces. However, with the
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The applicant has stated verbally that the 280 parking spaces \fvili be available
prior to the end of 2000. Attached in Appendix 3, with the applicant’s Statement of

Justification, is a discussion of the parking issue submitted in response to staff
concems regarding parking on the site. Given the concems regarding adequate
parking on this site, it-would be desirable for the 280 parklng spaces to be '
completed prior to demolition of the existing Gray Garage with |ts. 495 parking
spaces which is to be replaced with the Heart Institute. The appllcgr]t has already
committed to completing the Phase | parking garage prior to demol.lt':on of the
Gray Garage. Staff has proposed an additional development con_dutrpn to that
effect. Staff has also proposed a development condition which requires t.h_e 280
parking spaces proposed on Parcel 136C to be completed prior to deq\olnlon of
the Gray Garage. Previously imposed development conditions regardlng
adequate parking are proposed to be carried forward with approval of this
application. With those conditions, parking issues have been addressed.

Transitional Screening and Barrier Requirements

The applicant requests re-affirmation of previously approved modifications of
-transitional screening and waiver of barriers around areas not affected by thts_,

proposal. The applicant has revised the SEA Plat to delete the limits of cleanrolg

and grading which previously showed removal of some of the existing vegetation

which provided adequate screening of the area now proposed to be developed
with the Heart Institute. With the revised SEA Plat and a staff proposed
development condition prohibiting clearing or grading in this area, staff believes
re-affirmation of a modification of transitional screening is appropriate.

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, w

ith the staff proposed development conditions.

Staff Recommendations
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Staff recommends approval of the requested modifications of Transitional
Screening and waiver of Barrier requirements in favor of that shown on the SEA
Plat and subject to development conditions contained in Appendix 1.

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.

APPENDICES

Staff Proposed Development Conditions

Affidavit

Statement of Justification

Development Conditions and Plat for SEA 80-P-078-9
. Comprehensive Plan and Land Use Analysis
Transportation Analysis

Environmental Analysis

Zoning Ordinance Provisions

Glossary of Terms
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APPENDIX 1
DEVELOPMENT CONDITIONS

SEA 80-P-078-10

OCTOBER 18, 2000

I it is the intent of the Board of Supervi
pervisors to approve SEA 80-P-078-
at Tax Map 49-3 ((1)) 136C, 136C1 and 59-2 ((1))1Apt, 1B pt, 1Cpt 1D, 1:Eof£c:t3d

Medical Care Facility and related uses and two (2) Chi
_ ) Child Care Centers, pursuant to
gggt.d 3-1235. of.the Fairfax County Zgning Ordinance, the staff recommgnds that the
dr. con |t|c_>n the qpprovg! by requiring conformance with the following development
conditions which are in addition to development conditions approved with SE 80-P-078

Mrough SEA S0-P0784

1. This Special Exception Amendment is granted for and runs with the land
indicated in this appiication and is not transferable to other land.

2. This Special Exception Amendmeht 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 Amendment is subject to the provisions of Article
17, Site Plans as may be determined by the Director, Department of
Public Works and Environmental Services (DPW&ES). Any plan
submitted pursuant to this special exception amendment shall be in
substantial conformance with the Special Exception Amendment Plat
entitled Fairfax Hospital prepared by Dewberry & Davis, which was last
revised October 9, 2000, and these development conditions. Minor
modifications to the approved special exception may be permitted
pursuant to Par. 4 of Sect. 9-004 of the Zoning Ordinance.

4. The existing trees located along the southwestern property boundary
which extend from south of the proposed Heart Institute to the western
side of Parking Lot #9 shall not be disturbed by clearing and grading and
shall be retained as a buffer between the hospital and the adjacent
Woodburn Village Condominiums. 1t is understood that the location of the
proposed traffic circie in the main hospital loop road will be modified from
that shown on the SE Plat in order to avoid damage to any of the existing
trees in the buffer area. Additional trees shall be planted in this area
where needed to provide adequate year-round screening, as
recommended by the Urban Forester.  Any existing trees located in this
area which are damaged or destroyed by construction activities shall be
replaced, as determined by the Urban Forester.
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6. The proposed Heart Institute shall be constructed in substantial
conformance with the schematic rendering on Sheet 2 of the SEA Plat.
Building materials and final design shall be compatible with those of the
main hospital building.

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 Amendment shall not be valid until this has been accomplished.

Under Section 9-015 of the Zoning Ordinance, this special exception amendment
shall automaticaily expire, without notice, thirty (30) months after the date of approval
unless construction has commenced on the Heart Institute or emergency room
expansion, or unless additional time is approved by the Board of Supervisors. 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 tme is required.



SPECIAL EXCEPTION AFFILaVIT APPENDIX 2

DATE: May 17, 2000
{enter date affidavit is notarized)

I, Timothy S. Sampson, attorney/agent

(enter name of applicant or authorized agent)

. do hereby state that I am an

(check one) { ] applicant
[x] applicant's authorized agent listed in Par. l(a} below

in Application No(s):

{enter County-assigned applicatton number(s), e.g. RZ 88-v-001)

and that to the best of my knowledge and belief, the following information is true:

- - — -
e b s 8 i - —
- =t = et ——pr—p ]

1. (a). The following constitutes a listing of the names and addresses of all
APPLICANTS, TITLE OWNERS, CONTRACT PURCHASERS and LESSEES of the land
described in the application, and if any of the foregoing is a TRUSTEE*. each
BENEFICIARY of such trust, and all ATTORNEYS and REAL ESTATE BROKERS, and all
AGENTS who have acted on behalf of any of the foregoing with respect to the
application:

(NOTE: All relationships to the application listed above in BOLD print are to be
disclosed. Multiple relationships may be listed together, e.g.. Attorney/Agent,
Contract Purchaser/Lessee, Applicant/Title Owner. etc. For a multiparcel
application, list the Tax Map Number(s) of the parcel(s) for each owner.)

NAME ADDRESS RELATICNSHIP(S)
(enter first name, middle (enter number, street. (enter applicable relation-
initial & 1ast name) city, state & zip code) ships 1isted in BOLD above)
Inova Health Care Services 8110 Gatehouse Rd, Ste 200 Applicant/Lessce (“Title Owner” by virtue ~
Agent: East Tower of a ground lease in excess of 30 years) of
- James M. Scott ' Falls Church, VA 22042 Tax Map 59-2 ((1)) pt. 1A, pt. 1B, pt. 1C, 1D,
- Steven E. Brown & 1E; Title Owner and Lessor of Tax Map
-Randall K. Hart 49-3 ((1)) 136C1; and Title Owner
-Joan M. Dannemann of Tax Map 49-3 ((1)) 136C
-J. Knox Singleton
-Mary LaFalce (nmi)
-Harley L. Tabak
Fairfax County Board of Supervisors 12000 Government Center Pkwy  Title Owner of Tax Map 59-2
County Executive/Agent: Suite 533 (1) 1A 1B, 1C, ID. and 1E A
-Anthony H. Griffin Fairfax, Virginia 22305

(check if applicable) [x] There are more relationships to be listed and Par. l(a:.) is
continued on a "Special Exception Attachment to Par. l{a)"” form.

* List as follows: (name of trustee)., Trustee for (name of trust., if applicable}. for
the benefit of: (state name of each beneficiary).




D})QCC. EXCepuLion Attdoiiieny v !-3« . aye) saye gy s

DATE: May 17, 2000
(enter date affidavit is notarized)

for Application No(s):

{enter County-assigned application number(s))

(NOTE: All relationships to the application are to be disclosed. Multiple
relationships may be listed together, e.g., Attorney/Agent. Contract
Purchaser/Lessee, Applicant/Title Owner, etc. For a multiparcel application,
list the Tax Map Number(s) of the parcel(s) for each owner.)

NAME ADDRESS RELATIONSHIP(S)

(enter first name, middle (enter number, street, (enter applicable relation-

initial & last name) city, state & zip code) ships 1isted in 80LD in Par. 1(a))

Ronald McDonald House 3312 Gallows Road Lessor (“Title Owger” by virtue .
Charities of Greater Washington Inc. Falls Church, Virginia 22042 of a ground lease in excess of 30 years) —

Agent: of Tax Map 49-3 ((1)) 136C1 o

-Deborah Wargo

Dewberry & Davis 8401 Arlington Boulevard Engineers/Planners/Agent

Agents: Fairfax, Virginia 22031

-Philip G. Yates
-Lawrence A. McDermott

Wilmot Sanz, Inc. 18310 Montgomery Village Ave  Architects/Agent
Agents: Suite 700
-James C. Wilmot Gaithersburg, MD 20879
-Thomas Camey (nmi)
" Walsh, Colucci, Stackhouse, 2200 Clarendon Blvd. Attomeys/Planners/Agent
Emrich & Lubeley, P.C. 13th Floor :
Agents: Arlington, VA 22201
- Martin D. Walsh
- Keith C. Martin
- Lynne J. Strobel

- Timothy S. Sampson
- M. Catharine Puskar
- Susan K. Yantis

- Elizabeth D. Baker

- Inda E. Stagg

(check if applicable) [ ] There are more relationships to be listed and Par. 1(a) is

continued further on a “Special Exception Attachment to Par.
1{a)" form. .



SE .IAL EXCEPTION AFFIDAVIT Page Two

DATE: May 17, 2000
(enter date sffidavit is notarized)

for Application No(s):

{enter County-assigned application number(s))

1. (b). The follpwing constitutes a listing** of the SHAREHOLDERS of _;11
corporations disclosed in this affidavit who own 10% or more of any class of stock

i§sugd by said corporation, and where such corporation has 10 or less shareholders, a
listing of all of the shareholders:

(NOTE: 1Include sole prbprietorshipé herein. )

CORPORATION INFORMATION

NAME & ADDRESS OF CORPORATION: (enter complete name & number. street, city, state & zip code)

Inova Heaith Care Services

8110 Gatehouse Road, Suite 200, East Tower
Falls Church, VA 22042

DESCRIPTION OF CORPORATION: (check gne statement)

|
[.

] There are 10 or less shareholders., and all of the shareholders are listed below.

] There are more than 10 shareholders. and all of the shareholders owning 10% or
more of any .class of stock issued by said corporation are listed below.

[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any

class of stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name. middle initial, Tast name & title

Inova Health Care Services, formerly Inova Health System Hospitals, foﬁnerly Inova Hospitals, formerly Fairfax Hospital
System, Inc., formerly Fairfax Hospital Systems, Inc., formerly Fairfax Hospital Association, is a non-stock, non-profit
corporation, the Board of Trustees of which is appointed by Inova Health System Foundation.

A ————

(check if applicable) [x] There is more corporation information and Par. 1(b) is continued
on a "Special Exception Affidavit Attachment 1l(b)" form.

«% 211 listings which include partnerships or corporations must be broken down
successively until {a) only individual persons are listed, or (b) the listing for a
corporation having more than 10 shareholders has no shareholder owning 102 or more of
any class of the stock. Use footnote numbers to designate partnerships or
corporations which have further listings on an attachment page. and reference the
same footnote numbers on the attachment page. ‘

il
——— . oy



—
DATE: ‘' _May 17, 2000
{enter date affidavit is notarized)

for Application No(s):

{enter County-assigned application number(s))

NAME & ADDRESS QF CORPORATION: (enter compiete name & number, street, city, state & zip code)
Ronzld McDonald House Charities of Greater Washington, Inc '

3312 Gallows Road

Falls Church, VA 22042

DESCRIPTION OF CORPORATION: (check gpe statement)

| } There are 10 or less shareholders, and all of the shareholders are listed below.
. ] There are more than 10 shareholders, and all of the shareholders owning 10% or

more of any class of stock issued by said corporation are listed below.
{ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any
class of stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial & last name)

Ronald McDonald House is a not-for-profit organization with no shareholders or officers.

NAME & ADDRESS OF CORPORATION: (enter complete name & number, street, city, state & zip code)
Wilmet Sanz, Inc.

18310 Montgomery Village Avenue, Suite 700

Gaithersburg, MD 20879

DESCRIPTION OF CQRPORATIW: {check gne statement)

[X] There are 10 or less shareholders, and all of the shareholders are listed below.

[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or
more of any class of stock issued by said corporation are listed below. :

[ } There are more than 10 shareholders, but no shareholder owns 10% or more of any
class of stock issued by said corporation., and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS:
Rolando }. Sanz

(enter first name, middle initial & last name)

James C. Wilmot

Craig M. Moskowitz

(check if applicable) [X] There is more corporation information and Par. 1l(b) is continued

further on a “Special Exception Attachment to Par. 1(b)" form.

Form SEA-Attachli{b)-1 (7/27/89)



DATE: : May 17, 2000

(envcr date affidavit is notarized)

for Application No(s):
(eater Connty-assigned applicat ion number(s))

NAME & ADDRESS OF CORPORATION: (enter complete name & number, street, city, state & zip code)
Walsh, Colucci, Stackhouse, Emrich & Lubeley, P.C. .

2200 Clarendon Boulevard, Thirteenth Floor
Arlington, Virginia 22201
DESCRIPTION OF CORPORATION: (check gne statement)

[ ] There are 10 or less shareholders, and all of the shareholders are listed below,

(X There are more than 10 shareholders. and all of the shareholders owning 10% or
more of any class of stock issued by said corporation are listed below.

[ ] There are more than 10 shareholders. but no shareholder owns 10% or more of any
class of stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle inittal & last name)

Martin D. Walsh  ____ Michael D. Lubeley
Thomas J. Colucci Nan E. Terpak
Peter K. Stackhouse

Jerry K. Emrich

NAME & ADDRESS OF CORPORATION: (enter complete name 3 number. street, city, state & zip code)

Dewberry & Davis LLC
8401 Arlington Boulevard
Fairfax, VA 22031

DESCRIPTION OF CORPORATION: (check gne statement)

] There are 10 or less shareholders., and all of the shareholders are ligted below.

] There are more than 10 shareholders, and all of the shareholders owning 10% or

: more of any class of stock issued by said corporation are listed below. :

] There are more than 10 shareholders, but no shareholder owns 10X or more of any
class of stock issued by said corporation., and no shareholders are listed below.

[ T o J s |

NAMES OF THE SHAREHCLDERS: (enter first name, middle initial & last name)

The Dewberry Companies LC
Larmry J. Keller

Dennis M. Couture

Steven A. Curtis

(check 1f applicable) [x] There is more corporation information and Par. 1(b} is"continued
further on a “"Special Exception Attachment to Par. 1(b) form.

Form SEA-Attachi(b}-1 (7/27/89)



pATE: <) May 17, 2000 D

(ente? date affidavit is notarized)

for Application No(s):
{enter Connty-assigned application number{s))

NAME & ADDRESS OF CORPORATION: {enter complete name & number, street, city, state & zip code)
The Dewberry Companies LC
8401 Arlington Boulevard

Fairfax, VA 22031 ‘
DESCRIPTION OF CORPORATION: (check gne statement)

[ ] There are 10 or less shareholders, and all of the shareholders are listed below.

{ ] There are more than 10 shareholders, and all of the shareholders owning 10% or
more of any class of stock issued by said corporation are listed below.

[ 1] There are more than 10 shareholders. but no shareholder owns 10% or more of any
class of stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial & last name)

Sidney O. Dewberry
Barry K. Dewberry

KMT Limited Partnership
Karen S. Grand Pre

Michael S. Dewberry
Thomas L. Dewberry

NAME. & ADDRESS OF CORPORATION: (enter complete name & number, street, cily, state & zip code)

DESCRIPTION OF CORPORATION: (check gne statement)

{ ] There are 10 or less shareholders, and all of the shareholders are listed below.
{ ] There are more than 10 shareholders, and all of the shareholders owning 10% or
more of any class of stock issued by said corporation are listed below.

There are more than 10 shareholders. but no shareholder owns 10% or more of any
class of stock issued by said corporation, and no shareholders are listed beiow.

NAMES OF THE SHAREHOLDERS: (enter first name, middle 1nitial & last name)

(check if applicable) [ ] There is more corporation information and Par. 1(b) is continued

further on a “Special Exception Attachment to Par. 1(b)" form.

Form SEA-Attachi(b)-1 (7/27/89)



S!' 1AL EXCEPTION AFFIDAVIT | Page Three

DATE; May 17, 2000
(enter date affidavit is notarized)

for Application No(s):

{enter County-assigned application number(s))

g - s e - - ———
P—t—t—t - o - -
= - - Pty - S — =
-

1. (¢). The following constitutes a listing** of all of the PARTNERS, both GENERAL
and LIMITED, in any partnership disclosed in this affidavit:

PARTNERSHIP INFORMATION
PARTNERSHIP NAME & ADDRESS: (enter complete name & number. street. city. state & zip code)
KMT Limited Partnership
¢/o K.S. Grand Pre, General Partner
10707 Miller Road

Oakton, VA 22124
(check if appitcable) [ ] The above-listed partnership has no limited partners.

NAMES AND TITLES OF THE PARTNERS (enter first name, middle initfal, last name & title, e.g.
General Partner, Limited Partner, or General and Limited Partner)

Karen S. Grand Pre, General Partner
Michael S. Dewberry, Limited Partner
Thomas L. Dewberry, Limited Partner

(check if applicable) [ ] There is more partnership information and Par. 1(c) is continued
on a "Special Exception Affidavit Attachment 1l(c)" form.

#* A1l listings which include partnerships or corporations must be broken _down
successively until (a) only individual persons are listed. or (b) the listing for 2
corporation having more than 10 shareholders has no shareholder owning 10% or more of
any class of the stock. Use footnote numbers to designate partnerships or
corporations which have further listings on an attachment page, and reference the
same footnote numbers on the attachment page.

. L L L e i e em s n



DATE: / May 17, 2000 ‘W\:
(enler date affidavit is notarized)

for Application No(s):
(enter County-assigned application number(s))

N - o e o o i o e e -
—— ] - 3 ogenp s = Pt a3 T
M- —— — —  s— — -

2. That no member of the Fairfax County Board of Supervisors or Planning Commission or
any member of his or her immediate household owns or has any financial interest in
the subject land either individually, by ownership of stock in a corporation owning
such land, or through an interest in a partnership owning such land.

EXCEPT AS FOLLOWS: (NOTE: If answer is none, enter "NONE" on line below.)}

None

(check if applicatle) [ ] There are more interests to be listed and Par. 2 is continued on
a "Special Exception Attachment to Par. 2" form.

D e ey —
D D e P e S - e S e e e e o e

3. That within the twelve-month period prior.to the filing of this application, no
member .of the Fairfax County Board of Supervisors or Planning Commission or any
member of his or her immediate household. either directly or by way of partnership in

which any of them is a partner, employee, agent, or attorney, or through a partner of
any of them, or through a corporation in which any of them is an officer, director,
employee. agent, or attorney or holds 10% or more of the outstanding bonds or shares
of stock of a particular class, has, or has had any business or financial
relationship, other than any ordinary depositor or customer relationship with or by a
retail establishment, public utility, or bank, including any gift or donation havmg
a value of $200 or more; with any of those listed in Par. 1l-above. '

e e e S S S A PR S W e e

EXCEPT AS FOLLOWS: (NOTE: If answer is none, enter "NONE" on line below.)

Sharon Bulova is a trustee on the Inova Health Care Services Board.
Pennty Gross is a trustee on the Inova Health Care Services Board.
Elaine McConnell is 2 member of the Inova Health System Foundation Board.

(check if appl-icab'le) [ ] There are more disclosures to be listed and Par. 3 is continued
on a "Special Exception Attachment to Par. 3" form.

4. That the information contained in this affidavit is complete and that prior to each
and every public hearing on this matter, I will reexamine this affidavit and provide
any changed or supplemental information, including business or financial

relationships of the type described in Paragraph 3 above, that arise on or after the
date of this application.

—— T

WITNESS the following signature:

v
(check one) [ 1 Apﬁ]‘icant S A#;licant's Authorized Agent

Timothy S. Sampson nt
{type or print first name. middle initial, Tast name & title of signee)

Subscribed and sworn to before me this __17 day of _May ' - XX 2000, in

the state of _Virpinia Z
: /7’/5%1,&. & //f /4’)?0?%/
My commission expires: 11/30/2003 . Ngtary Public




L | | APPENDIX 3
Dewberry & Davi
vis LLC
8401 Arlington Boulevard « Fairiax, VA 220314666 ENGINEERSPLANNERS »SURVEYORS*LANDSCAPE ARCHITECTS
voice 703-8490100 fax 7038490118 www.dewberry.com

October 9, 2000

Mary Ann Godfrey

Zoning Evaluation Division, DPZ
12055 Government Ctr Pkwy, Suite 800
Fairfax, Virginia 22035

RE:  Fairfax Hospital: SEA 80-P-078-10
Dear ey.

May this leter serve as s response to the question you posed at our meting on October 3,

2000 concerning the subject special exception amendment application. In short, you asked for a
clarification on why there is a difference between the 4,042 (previously 4,052) total parking
spaces that we are representing on the tabulation on the pending Special Exception Amendment
(SEA) Plat and the 4,271 total spaces that are represented on the currently approved SEA Plat.
The difference is attributed to several factors:

1. The parking counts on the currently approved SEA Plat were taken from previous
approved plans of the hospital campus. The counts on the pending SEA Plat were taken
from a recent field survey that we prepared for the hospital campus. Consequently, they
are more current and accurate. This factor is the cause for many small differences in the
number of parking spaces in the various existing parking lots. :

2. The parking count in the proposed Phase I garage has been reduced to 971 spaces (rather '
than 999 spaces) based on a more detailed design of the garage. (I will be representing
971 spaces on both the tabulation and the graphic on the SEA Plat that I will be
forwarding to you in the next several days for a grand total of 4,042 spaces.)

3. The major difference in the total counts is attributable to the spaces lost to new
construction. On the currently approved SEA Plat we represented 629 spaces to be lost to
new construction. On the pending SEA Plat we are representing 1,049 spaces lost to new
construction. This significant difference is due in large part to the 305 net spaces that
will be reduced by the proposed Heart Institute building.

As you are aware, the Heart Institute building will be located on the site of the existing
Gray Garage which will be razed. Consequently, 495 existing spaces will be lost. There
are 190 spaces, however, proposed in the Heart Institute Garage which results in the net
reduction of 305 spaces referenced above (495-190).

This single factor above results in a greater difference than the total difference, but when
coupled with the other adjustments referenced above, there is only a 229 space difference

. Yr.5Y
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Ms. Mary Ann Godfrey Page 2
October 9,2000 -

In summary, these are the major factors that create the difference in the number of
parking spaces that are represented on the two SEA Plats. Whereas admittedly there are a lesser

number of total parking spaces represented on our pending SEA Plat, we would note that the
proposed number of spaces is still far in excess of the number. of spaces that are required by the
provisions of the Zoning Ordinance (2,574 spaces) and the number of needed spaces that were
identified in the Wells and Associates Parking Study of May 1994 (2,237).

In addition, we would note that the ratio of existing parking spaces to the existing number
of approved beds on the hospital campus is 4.2 (2,750 spaces - 656 licensed beds). In contrast,
the ratio of proposed parking spaces to the proposed number of beds on the campus will be
increased to 4.85 (4,044 spaces - 833 licensed beds). Looking at it another way, we are adding
177 new beds with this special exception amendment which will be supported by 1,292
additional parking spaces. This represents a ratio of 7.3 spaces per new bed.

Lastly, at our meeting you asked us to establish when the parking study that was required
by Development Condition #17 when the Board approved SEA 80-P-078-8 on August 6, 1996
had to be submitted. The Development Condition states in part that "the study shall be submitted
to the Fairfax County Department of Transportation upon the completion of 75,000 square feet
of new construction on the main campus of the hospital and shall be amended upon completion
of construction of the entire 146,838 square feet on the main campus.”

We have concluded that the threshold 75,000 square feet of net new construction was

reached eatlier this year with the completion of the S“Igbly OIITP&ﬁem Addtion (Phase H) A

co:shequence, heprking sty i now due, e sty will bt undertaken in the

f : ; :
f;)naﬁcztﬁmg weeks and will be submitted to the Department of Transportation when it is

I trust that this statement will satisfy your .. )
or the need for elaboration, please give mesz i;n need, but should you have addltlongl questions

Sincerely,

CM

Philip G. Yates
Senior Associate

cc:  Linda Smyth
- Jim Scott
Randy Hart



WaLsH, CoLuccl, STACKHOUSE, EMRICH & LUBELEY

A PROFESSIONAL CORPORATION

ATTORNEYS AT LAW
Timothy S. Sampson Wmmmm %
I
(703) 5284700 {703) 8004664
FACSIMILE (703) 525-3197 METRO (703) 8004647
DEPARTMENT OF PLANNING AND Z0NING WEBSITE hitpc/wwwe wesel com (7as) o00-2412
MANASBAS OFFICE
N 2000 UANASSAS, GRdA 21105108
{703) 330-7400
METRO (763) 803-7474
May 31, 2000 FACSMILE (r02) 3%0-14%0
LOUDOUN OFFICE
ZONING EVALUATION DIVISION "E WARKET STREST. T Mrm
Barbara Byron, Director PacsmaLE 1) 77002

Zoming Evaluation Division
Department of Planning & Zoning
12055 Government Center Pkwy, #801
Fairfax, VA 22035

Re:  Special Exception Amendment Application 80-P-078-10 (the
“Application”) :
Applicant: Inova Health Care Services (Fairfax Hospital)

Dear Ms. Byron:

On behalf of Inova Health Care Services (the “Applicant™), please accept this letter
as a statement of justification for the above-referenced Application, which is proposed to
amend SEA 80-P-078-9 approved by the Board of Supervisors on January 10, 2000. The
property that is subject to this Application is identified on the Fairfax County zoning map as
59-2 (1)) pt. 1A, pt. 1B, pt. 1C, 1D and 1E and 49-3 ((1)) 136C and 136C1 and consists of
59.10 acres (the “Application Property”). The Applicant is the fee owner of parcels 49-3
((1)) 136C and 136C1, and the Applicant is the “title owner” for purposes of the Zoning
Ordinance (by virtue of a ground lease in excess of 30 years) of the remainder of the
Application Property.

The Application proposes two primary modifications to the currently approved
hospital facilities for the Application Property. Specifically, the Application proposes the
addition of a Heart Institute (identified as Building 21 on the Special Exception Amendment
Plat (the “SEA Plat”) enclosed herewith). The Heart Institute would consist of a total of
approximately 240,000 square feet of floor area contained in a four-story building. The
construction of the Heart Institute will necessitate the demolition of the existing “Gray”
garage (495 spaces) and the existing pedestrian bridge. One level of below-grade parking
(190 spaces) will be constructed below the Heart Institute building.



May 31, 2000
Page 2

The second primary modification to the currently approved hosp%tal fa(.:ilitits.s is the
request for an expansion to the emergency room facility in two locations (1de.nt1ﬁed as
proposed Buildings 22 and 23 on the SEA Plat). The emergency room expansion would
consist of a total of approximately 15,000 square feet of floor area. As shqwn on the_ SEA
Plat, the additional square footage proposed by the Application remains w1thln the maximum
floor area ratio (‘FAR”) permitted for the Application Property, and sufficient parking for
the entirety of the hospital facilities will be maintained with the additions proposed by this
Application. |

The following is additional information in order to address | the submission
requirements set forth in Paragraph 7 of Section 9-011 of the Zoning Ordinance:

The proposed facilities will be operated 24 hours per day and will result in an addition
of approximately 250-300 patients and visitors and 450-500 doctors and other employees on
a daily basis.

The following is a breakdown of the trip generation rates for a hospital as presented

in the book Trip Generation, 6th Edition, Institute of Transportation Engineers, 1997. There
are 656 beds currently approved at Fairfax Hospital and with the proposed Heart Institute
addition, the bed count will increase to 833 beds.

. The proposed addition will result in approximately 2,084 total additional daily vehicle
trips, with approximately 190 additional vehicle trips in the AM peak hour and 216
additional trips in the PM peak hour.

Average vehicle trip ends per bed on a weekday with a directional distribution of 50
percent entering and 50 percent exiting = 11.77.

Average vehicle trip ends per bed on a weekday peak hour of adjacent street traffic,
one hour between 7 and 9 AM with a directional distribution of 72 percent entering
and 28 percent exiting = 1.07.

Average vehicle trip ends per bed on a weekday peak hour of adjacent street traffic,
one hour between 4 and 6 PM with directional distribution of 34 percent entering and
66 percent exiting = 1.22.

. Average vehicle trip ends per bed on 2 weekday AM peak hour of generator with a

I L ) - . e



May 31, 2000
Page 3

. Average vehicle trip ends per bed on a weekday PM peak hour of generator with a
directional distribution of 36 percent entering and 64 percent exiting = 1.41.

The requested building additions will allow the Applicant to even better meet the

needs of the residents of Fairfax County, and care has been taken to ensure the compatibility
of the proposed additions with the existing facilities. The Application for a State Medical
Facilities Certificate of Public Need has been submitted at this time.

The SEA Plat also reflects the location of the 280 interim parking spaces (located on

parcel 136C), which are the subject of an administrative interpretation approved on May 1,
2000.

This application is in conformance with the Comprehensive Plan, and to the best of
our knowledge meets all current applicable land development ordinances, rltzgulatiorfs3 and
adopted standards. A request is hereby made for a renewed modification of the transitional
screening and barrier requirements to that shown on the SEA Plat.

As always, if you have any questions, please do not hesitate to give me a call.

Very truly yours,

WALSH, COLUCCI, STACKHOUSE, EMRICH & LUBELEY, P.C.

Timothy S. Sampson

TSS:kak

JAINOVA333.5VUSTIFLT.DOC
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F AI RI“ AX OFFICE OF THE CLERK
. . BOARD OF SUPERVISORS -
12000 Govemment Center Parkway, Suite 533 -
COUNTY e Vi 203 07
. Telephone: 703-324-3151
v iR G 1 N1 A  FAX: 703-324-3926
January 26, 2000 |

TTY: 703-324-3903

Susan K. Yantis, Land-Use Coordinator
Walsh, Colueci, Stackhouse,

Emrich and Lubeley, P.C.

2200 Clarendon Boulevard - 13* Floor
Arlington, Virginia 22201-3359

RE: Special Exception Amendment
Number SEA 80-P-078-9

Dear Ms. Yantis:

At a regular meeting of the Board of Supervisors held on Jamuary 10, 2000, the Board
approved Special Exception Amendment Number SEA 80-P-078-9 in the name of Inova Health
Care Services, located at Tax Map 49-3 ((1)) 136C, 136C1; 59-2 ((1)) Pt. 1A, Pt. 1B, Pt. IC,
1D, and 1E for a medical care facility and related uses and two (2) child care centers. pursuant
to Section 3-1204 of the Fairfax County Zoning Ordinance, by requiring conformance with the

following development conditions which are in addition to development conditions approved
~ with SE 80-P-078 through SEA 80-P-078-8.

1. This Special Exception Amendment is granted for and runs with the land indicated in
this application and is not transferable to other land.

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

3. This Special Exception Amendment is subject to the provisions of Article 17, Site Plans
~ as may be determined by the Director, Department of Public Works and Environmentai
Services (DPW&ES). Any plan submitted pursuant to this Special Exception
Amendment shall be in substantial conformance with the Special Exception Amendment

Plat entitied Fairfax Hospital prepared by Dewberry & Davis, which was last
revised September 16, 1999, and these development conditions.  Minor

modifications to the approved Special Exception Amendment may be permitted
pursuant to Paragraph 4 of Section 9-004 of the Zoning Ordinance.



SEA 80-P-078-9
January 26, 2000
-2.

4. The gas tank area located adi i i
: jacent to the mechanical buiidi
enclosed by 8 foot hngl? fencing which shall be either chain lixu:lg( \:rl:hu sgelidc‘i)nlzepxilze y
board-on-board to provide screening of the tanks and accessory equipment, subj o
DPWES approval. e

5. Prior to site plan approval for the i
e _ hi¢ proposed parking garages labeled Phase I and Phase
0, limits of clearing and grading shall be established which, to the exient feasible

PrOtet adjacen ewsing e, s approved by the Urhen Foreser,

6. The proposed landscaping along the northern side of the proposed Phase I parking
garage shall be reviewed by the Urban Forester to ensure that the proposed plantings

will provide maximum year-round screening of the garage from the adjacent Bedford
Village development.

7. Pror to the issuance of a building permit(s) for each proposed parking garage(s),
labeled Phase I and Phase II on the Special Exception Amendment Plat, documentation
shall be provided which demonstrates to the satisfaction of DPWES that adequate
interim parking will be provided, either on-or off-site, during each construction phase.

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 Amendment shall not be
valid until this has been accomplished.

Under Section 9-015 of the Zoning Ordinance, this Special Exception Amendment shall
autornatically expire. without notice. thirty (30) months after the date of approval uniess Phase

1 or Phase 2 has been established, or unless additional time is approved by the Board of
Supervisors. 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. '

The Board also waived and modified the transitional screening and barrier requirements
to that shown on the Special Exception Amendment Plat and subject to these development
conditions. ' X



¢ .

SEA 80-P-078-9
January 26. 2000

If you have questions regarding the expiration of this Special Exception Amendment or filing a
request for additional time they should be directed fo the Zoning Evaluation Division in the
Department of Planning and Zoning at 703-324-1290. The mailing address for the Zoning
Evaluation Division is Suite 801, 12055 Government Center Parkway, Fairfax, Virginia

22035.

.3

Sincerely,

{m

Nancy Ve
Clerk to the Board of Supervisors

NV/ns
cc:

Chairman Katherine K. Hanley
Supervisor Providence District
Janet Coldsmith, Director, Real Estate Div., Dept. of Tax Administration

- Michael R. Congleton, Deputy Zoning Administrator

Frank Jone, Assistuy Chie, PPRB, P2

Audrey Clark, Chief, Inspection Sevs., BPRB, DPW&ES
Barmeobert l\?. Byron, Director, Zoning Evaluation Div., DPZ

oore, Trnsprt'n. Planning Div., Department of Transportati
Ellen Gallagher. Project Planning Section, Deparment of Transportat(i)::n

Michelle A Brickner Acting Director, Site Develo i
» ment Se
DPW&ES - Bonds & Agreements ) rrices. DPW&ES

Deparunent of Highways, VDOT
LandAcqu & Planning Div., Park Authority
District Planning Commissioner
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0 | D APPENDIX 5

FAIRFAX COUNTY, VIRGINIA

MEMORANDUM |

TO: Barbara A. Byron, Director
Zoning Evaluation Division, DPZ
B 5D
FROM: Bruce G. Douglas, Chief
Environment and Development Review Branch, DPZ

SUBJECT: LAND USE ANALYSIS: SEA 80-P-078-10
(INOVA Fairfax Hospital)

DATE: 29 September 2000

This memorandum includes citations from the Comprehensive Plan that provide guidance
for the evaluation of this application. The proposed use, intensity and site design are
evaluated in terms of the relevant Plan recommendations and policies.

DESCRIPTION OF THE APPLICATION:

Date of Development Plan | June 29, 2000

Request Additions to the hospital, including a heart
institute and emergency room expansion

FAR 59

Land Area 59 acres

CHARACTER and PLANNED USE OF THE ADJACENT AREA:

The property is located on Gallows Road south of Route 50. It is opposite the Mobil corporate
office facility. The Bedford Village apartments (zoned R-20) are located on the northern
boundary of the site. That land is planned for residential use at a density of 16-20 dwelling
units per acre.” The County’s Woodbum mental health facility is located on the southern
boundary of the site. The Woodburn Village condominium apartments (zoned R-20) are

located on the southern boundary of the site, also. The Strathmeade Square townhouses {zoned
R-12) are located on the western boundary of the site.



Barbara A. Byron
SEA 80-P-078-10
Page 2

COMPREHENSIVE PLAN CITATIONS AND ANALYSIS:
Plan Text:

On page 51in the 1991 Area II Plan, as amended through June 26, 1995, in the LAND USE
RECOMMENDATIONS section of the Mantua Community Planning Sector (F2) in the Fai
Planning District, the Comprehensive Plan states: o Flatuing Sector (F2)n the Fartax

“7. The Fairfax Hospital complex, located on Gallows Road just south of Route 50 and opposite
the Mobil Corporate complex, includes the Fairfax Hospital and related ancillary uses. The
Northern Virginia Mental Health Institute is adjacent to the Fairfax Hospital Complex but owned
and opc.arated by the State of Virginia. The Fairfax Hospital complex (excluding Parcel 49-3((1))
136C) is plan_ned for hospital uses, medical/physicians offices, clinics, and ancillary hospital uses.
Parcel 136C is planned for low-intensity ancillary hospital uses such as child care facilities, a
patient/family support center, and medical resident student housing. Medical/physicians offices are
not appropriate on Parcel 136C. Allowable uses as indicated herein are permitted up to 0.7 FAR on

the Fairfax Hospital complex except that the FAR on Parcel 136C is limited to 0.25 with any
remaining FAR permitted in the applicable zoning district to be transferable to the main campus.

Expansion of hospital facilities or ancillary hospital facilities should occur only if the impacts,
including transportation, on the surrounding community are appropriately mitigated. Specifically,
the siting, height and design of proposed buildings on Parcel 136C should ensure compatibility
with the adjacent stable single family residential communities.

Development within the Fairfax Hospital complex should:

. Provide parking to meet the parking demand of any new development: supply the
parking on the Hospital campus, so that there would be no net deterioration to the
parking capacity of the Hospital and spillover into adjacent neighborhoods will be
minimized;

. Provide buffering and screening in excess of Zoning Ordinance requirements
adjacent to single family residential neighborhoods and;

. Protect adjacent neighborhoods from noise and lighting to the extent practicable.”
Plan Map: ‘

The subject property is planned for public facilities, institutional and governmental, according to
the Comprehensive Plan map.

Analysis:

This proposal does not expand the hospital above the .70 FAR maximum stated in the Plan. The
application is consistent with the guidance of the Plan.

BGD: SEM
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- APPENDIX 6

FAIRFAX COUNTY, VIRGINIA

MEMORANDUM

TO: Barbara A. Byron, Director
Zoning Evaluation Division,
Department of Planning and Zoning .

FROM:  Angela Kadar Rodeheaver, Chief
Site Analysis Section
Department of Transportation

FILE: 3-5 (SE 80-P-078)
SUBJECT: " Transportation Impact

REFERENCE: SEA 80-P-078-10; INOVA Health Care Services
Traffic Zone: 1526

Land Identification Map: 49-3 (1)) 136-C, 136-C1
59-1((1)) 1-A, 1-B, 1-C, 1-D, 1-E

DATE: September 18, 2000

Transmitted herewith are the comments of the Department of Transportation with respect to the

referenced application. These comments are based on information made availabl is Departm
dated June 27, 2000. wbletois ™

The proposed application is to amend SE 80-P-078 to add a building addition i ificati

1€ Prope or ; and site modifications.
Itis antlcxpa.ted the ad(_huona_l beds qs.socxaied with this application will generate 1,306 VPD/290 VPH
based on Trip Generation, Sixth Edition Update: Institute of Transportation Engineers, February 1997

O(I;l?f‘fa:nc:s use code 610). This Department has reviewed the subject application and offers the following

All previously approved transportation commitments should be carried forward.

This application proposes the demolition of the existing parking i i

_ n pr garage. While parking adequacy
is the re3pons§b1h.ty of PPW&ES at time of site plan review, the applicant should insure that
adequate parking is available both in the interim construction phase and at ultimate buildout.

AKR/MGC:mge

cc: Mic!lelle Brickner, Director, Office of Site Development, Department of Public Works and
Environmental Services



APPENDIX 7

FAIRFAX COUNTY, VIRGINIA

MEMORANDUM

TO: Barbara A. Byron, Director
Zoning Evaluation Division, DPZ

' (e HD :
FROM: Bruce G. Douglas, Chief

Environment and Development Review Branch, DPZ

SUBJECT: ENVIRONMENTAL ASSESSMENT for: SEA 80-P-078-10

[nova Health Care Services

DATE: 29 September 2000

Staff of the Environment and Development Review Branch has reviewed this ap}_)lication for an
expansion internal to the Fairfax Hospital property. There are no significant environmental
issues. '

BGD
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9-006 General Standards

In addition to the specific standards set forth hereinafter with regard to particular special
exception uses, all such uses shall satisfy the following general standards:

L.

The proposed use at the spéciﬁed location shall be in harmony with the adopted
comprehensive plan.

The proposed use shall be in harmony with the general purpose and intent of the
applicabie zoning district regulations.

The proposed use shall be such that it will be harmonious with and will not adversely
affect the use or deveiopment of neighboring properties in accordance with the applicable
zoning district regulations and the adopted comprehensive plan. The location, size and
height of buildings, structures, walls and fences, and the nature and extent of screening,
buffering and landscaping shall be such that the use will not hinder or discourage the

appropriate development and use of adjacent or nearby land and/or buildings or impair
the value thereof.

The proposed use shall be such that pedestrian and vehicular traffic associated with such
use will not be hazardous or conflict with the existing and anticipated traffic in the
neighborhood.

In addition to the standards which may be set forth in this Article for a particular category
or use, the Board shall require landscaping and screening in accordance with the
provisions of Article 13.

Open space shall be provided in an amount equivalent to that specified for the zoning
district in which the proposed use is located.

Adequate utility, drainage, parking, loading and other necessary facilities to serve the

prioposed use shall be provided. Parking and loading requirements sha!l be in accordance
with the provisions of Article 11.

Signs shz.lll be regulatod by the provisions of Article 12; howevef, the Board ma})r impose
more strict requirements for a given use than those set forth in this Ordinance.



9-304 Standards for all Category 3 Uses

In addition to the general standards set forth in Sect. 006 above, all Category 3 special exception
uses shall satisfy the following standards:

1.

For ;_Jublic uses, it shall be concluded that the proposed location of the special exception
use is necessary for the rendering of efficient governmental services to residents of
properties within the general area of the location.

Except as may be qualified in the following Sections, all uses shall comply with the lot
size requirements of the zoning district in which located.

Except as may be qualified in the following Sections, all uses shall comply with the bulk
regulations of the zoning district in which located; however, subject to the provisions of
Sect. 9-607, the maximum building height for a Category 3 use may be increased.

All uses shall comply with the performance standards specified for the zoning district in
which located.

Before establishment, all uses, including modifications or alterations to existing uses,
shall be subject to the provisions of Article 17, Site Plans.
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9-308 Additional Standards for Medical Care Facilities

1.

In its development of a recommendation and report as required l?y Par. 3- of Sect. 303
above, the Health Care Advisory Board shall, in addition to information from the
applicant, solicit information and comment from such providers and consumers of hea'lth
services, or organizations representing such providers or consumers and health planning
organizations, as may seem appropriate, provided that neither said Board nor the Board
of Supervisors shall be bound by any such information or comment. The. Health Care
Advisory Board may hold such hearing or hearings as may seem appropriate, and may
request of the Board of Supervisors such deferrals of Board action as may'be reasonably
necessary to accumulate information upon which to base a recommendation.

The Advisory Board, in making its fecommendations, and the Board of Supervisors, in
deciding on the issuance of such an exception, shall specifically consider whether or not:

A.  There is a demonstrated need for the proposed facility, in the location, at the time,
and in the configuration proposed. Such consideration shall take into account
alternative facilities and/or services in existence or approved for construction, and
the present and projected utilization of specialized treatment equipment available
to persons proposed to be served by the applicant.

B.  Any proposed specialized treatment or care facility has or can \provid.e fc?r' a
working relationship with a general hospital sufficiently close to ensure availability
of a full range of diagnostic and treatment services.

C.  The proposed facility will contribute to, and not divert or subvert, implementation
of a plan for comprehensive health care for the area proposed to be served; such
consideration shall take into account the experience of the applicant, the financial
resources available and projected for project support and operation, and the nature
and qualifications of the proposed staffing of the facility.

All such uses shall be designed to accommodate service vehicles with access to the
building at a side or rear entrance.

No freestanding nursing facility shall be established except on a parcel of land fronting

on, and with direct access to, an existing or planned collector or arterial street as defined
in the adopted comprehensive plan.

No building shall be located closer than 45 feet to any street line or closer than 100 feet
to any lot line which abuts an R-A through R-4 District.

In the R-E through R-5 Districts, no such use shall be located on a lot containing less than
five (5) acres.

For hospitals, the Board of Supervisors may approve additional on-site signs when it is
determined, based on the size and nature of the hospital, that additional signs are
necessary in order to provide needed information to the public and that such signs will

e ond Lmcerm = o300 o0 0 4 mw



APPENDIX 9

GLOSSARY
This Glossary is provided to assist the public in understanding
the staff evaluation and analysis of development proposals.
It should not be construed as representing legal definitions.
Refer to the Fairfax County Zoning Ordinance, Comprehensive Plan
or Public Facilities Manual for additional information.

ABANDONMENT: Refers to road or street abandonment, an action taken by the Board of Supervisors, usually through the public hearing
process, to abolish the public’s right-of-passage over a road or road right-of way. Upon abandonment, the right-of-way automatically

reverts to the underlying fee owners. If the fee to the owner is unknown, Virginia law presumes that fee to the roadbed rests with the
adjacent property owners if there is no evidence to the contrary.

ACCESSORY DWELLING UNIT (OR APARTMENT): A secondary dwelling unit established in conjunction with and clearly subordinate to
a single family detached dwelling unit. An accessory dwelling unit may be allowed if a special permit is granted by the Board of Zoning
Appeals (BZA). Refer to Sect. 8-918 of the Zoning Ordinance.

AFFORDABLE DWELLING UN!IT (ADU) DEVELOPMENT: Residential development to assist in the provision of affordable housing for
persons of low and moderate income in accordance with the affordabie dwelling unit program and in accordance with Zoning Ordinance
regulations. Residential development which provides affordable dwelling units may result in a density bonus (see below) permitting the
construction of additional housing units. See Part 8 of Article 2 of the Zoning Ordinance.

AGRICULTURAL AND FORESTAL DISTRICTS: A land use classification created under Chapter 114 or 115 of the Fairfax County Code

for the purpose of qualifying landowners who wish to retain their property for agricuttural or forestal use for use/value taxation pursuant to
Chapter 58 of the Fairfax County Code. oo

BARRIER: A wall, fence, earthen berm, or plant materials which may be used to provide a physical separation between land uses. Refer
to Articie 13 of the Zoning Ordinance for specific bamier requirements.

BEST MANAGEMENT PRACTICES (BMPs): Stormwater management techniques or land use practices that are determined to be the

most effective, practicable means of preventing and/or reducing the amount of poliution generated by nonpoint sources in order to improve
water quality.

BUFFER: Graduated mix of land uses, building heights or intensities designed to mitigate potential conflicts between different types or
intensities of land uses; may also provide for a transition between uses. A landscaped buffer may be an area of open, undeveloped land
and may include a combination of fences, walls, berms, open space and/or iandscape plantings. A buffer is not necessarily coincident
with transitional screening.

CHESAPEAKE BAY PRESERVATION ORDINANCE: Regulations which the State has mandated must be adopted to protect the
Chesapeake Bay and its tributaries. These regulations must be incorporated into the comprehensive plans, zoning ordinances and
subdivision ordinances of the affected localities. Refer to Chesapeake Bay Preservation Act, Va. Code Section 10.1-2100 et seq and VR
173-02-01, Chesapeake Bay Preservation Area Designation and Management Regulations.

CLUSTER DEVELOPMENT: Residential development in which the lots are clustered on a portion of a site so that significant
environmental/istorical/cultural resources may be preserved of recreational amenities provided. While smaller lot sizes are permitted in a
cluster subdivision to preserve open space, the overall density cannot exceed that permitted in the zoning district if the site were
developed as a conventional subdivision. See Sect. 9-615 of the Zoning Ordinance.

COUNTY 2232 REVIEW PROCESS: A public hearing process pursuant to Sect. 15.2-2232 (Formerly Sect. 15.1-456) of the Virginia
Code which is used to determine if a proposed public facility not shown on the adopted Comprehensive Plan is in substantial accord with
the plan. Specifically, this process is used to determine if the general or approximate location, character and extent of a proposed facility
is in substantial accord with the Plan. -

dBA: The momentary magnitude of sound weighted to approximaie the sensativity of the human ear to certain frequencies; the dBA value
describes a sound at a given instant, a maximum sound level or a steady state value. See aiso Ldn.

DENSITY: Number of dwelling units (du) divided by the gross acreage (ac) of a site being developed in residential use; or, the number of
dwelling units per acre (du/ac) except in the PRC District when density refers to the number of persons per acre.

DENSITY BONUS: An increase in the density otherwise allowed in 2 given zoning district which may be granted under specific provisions
of the Zoning Ordinance when a developer provides excess open space, recreation facilities, or affordable dwelling units (ADUs), etc.

DEVELOPMENT CONDITIONS: Terms or conditions imposed on a development by the Board of Supervisors (BOS) or the Board of
Zoning Appeais (BZA) in connection with approval of a special exception, special permit or variance application or rezoning application in
a "P" district. Conditions may be imposed to mitigate adverse impacts associated with a development as well as secure compliance with
the Zoning Ordinance and/or conformance with the Comprehensive Plan. For example, development conditions may regulate hours of
operation, number of employees, height of buildings, and intensity of development.
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DEVELOPMENT PLAN: A graphic representation which depicts the nature and character of the development proposed for a specific land
area: information such as topography, location and size of proposed structures, location of streets trails, utifities, and storm drainage are
generally included on a development plan. A development plan is s submission requirement for_ rez_oning to the PRC_ Digtrict. A
GENERALIZED DEVELOPMENT PLAN (GDP) is a submission requirement for a rezoning application for all conventional zoning districts
other than a P District. A development plan submitted in connection with a special exception (SE) or special permit (SP)is generally
referred to as an SE or SP piat. A CONCEPTUAL DEVELOPMENT PLAN (CDP) is a submission requirement when filing a rezoning
application for a P District other than the PRC District, a CDP characierizes in a general way the planned development of the site. A
FINAL DEVELOPMENT PLAN (FDP) is a submission requirement following the approval of a conceptual development plan and rezoning
application for a P District other than the PRC District; an FDP further details the planned development of the site. See Article 16 of the
Zoning Ordinance.

EASEMENT: A right to or interest in property owned by another for a specific and limited purpose. Examples: access easement, utility
easement, construction easement, etc. Easements may be for public or private purposes.

ENVIRONMENTAL QUALITY CORRIDORS (EQCs): An open space system designed fo link and preserve natural resource areas,

provide passive recreation and protect wildiife habitat. The system includes stream valleys, steep slopes and wetlands. For a complete
definition of EQCs, refer to the Environmental section of the Policy Plan for Fairfax County contained in Vol. 1 of the Comprehensive Plan.

ERODIBLE SOILS: Soils that wash away easily, especially under conditions where stormwater runoff is inadequately controlled. Silt and
sediment are washed into nearby streams, thereby degrading water quality.

FLOODPLAIN: Those land areas in and adjacent to streams and watercourses subject to periodic flooding; usually associated with
environmental quality comridors. The 100 year fioodplain drains 70 acres or more of land and has a one percent chance of flood
occumrence in any given year. .

FLOOR AREA RATIO (FAR): An expression of the amount of development intensity (typically, non-residential uses) on a specific parcel
of land. FAR is determined by dividing the total square footage of gross floor area of buildings on a site by the total square foctage of the
site itself.

FUNCTIONAL CLASSIFICATION: A system for classifying roads in terms of the character of service that individual facilities are providing
or are intended to provide, ranging from trave! mobility to land access. Roadway system functional classification elements include
Freeways or Expressways which are limited access highways, Other Principal (or Major) Arterials, Minor Arterials, Collector Streets, and
Local Streets. Principal arterials are designed to accommodate travel; access to adjacent properties is discouraged. Minor arterials are
designed to serve bath through traffic and local irips. Collector roads and streets link local streets and properties with the arterial network.
Local streets provide access to adjacent properties.

GEOTECHNICAL REVIEW: An engineering study of the geology and soils of a site which is submitted to determine the suitability of a site
for development and recommends construction techniques designed to overcome development on problem soils, e.g., marine ciay soils.

HYDROCARBON RUNOFF: Petroleum products, such as motor oil, gasoline or transmission fluid.deposited by motor vehicles which are
camied into ﬂ:le local storm sewer system with the stormwater runoff, and ultimately, into receiving strearns; a major source of non-point
source poliution. An oil-grit separator is a common hydrocarbon runoff reduction method.

IMPERVIOUS SURFACE: Any land area covered by buildings or paved with a h
s into the g . by ngs or pav ard surface such that water cannot seep through the

INFILL: Development on vacant or undenutilized sites within an area which is already mostl i i
ot or b, . | y y developed in an established development

INTENSITY: The magnitude of development usually measured in such termhs as density, floor area ratio building height, percentage
- > - - - ! N Of
impervious surface, traffic generation, etc. Intensity is also based on a comparison of the development proposal against environmental

constraints or other conditions which determine the ing capacity of i i
et . carrying capacity of a specific iand area to accommodate development without

Ldn: Day night average sound ievel. it is the twenty-four hour average sound level expressed in A-weighted decibels; the measurement

E!SSigﬂsa'penally'tonight time noise to account for night time sensitivity. Ldn sents the total noise envi j i
time and correfates with the effects of noise on the pubic health. safety ond weffare, fronment which varies over

LEVEL OF SERVICE (LOS): An estimate of the effectiveness of a roadway to camy traffic, usually under anticipated peak fraffic
conditions. Level of Service efficiency is generally characterized by the letters A through  wi ibi traffic
conditions and LOS-F describing jammed or grid-“ylock conditions. o "ouan F. With LOS-A describing free flow

MARINE CLAY SOILS: Soils that occur in widespread areas of the County generally east of Interstate 95. Because of the abundance of

el massmll mlonsaen fon bomaen o mom®le 23 o o S 4. B - L' bR a i



OPEN SPACE: That portion of a site which generally is not covered by buildings;
N S _ _ ngs,
provide light and air; open space may be function as a buffer between ¥and usegs

OPEN SPACE EASEMENT: An easement usually granted to the Board of Supervi i tract
. ; . ¥ . isors which i
some public benefit in perpetuity or for a specified period of time. Open spaoep:asements maf brees:rr:voeesptzd by gelaBn:alrz g;f)%nupemmspaqe -

upon request of the la ) teri j
shon or:g g etnd sec:.mer, after evaluation under criteria established by the Board. See Open Space Land Act, Code of Virginia,

Streets, or parking areas. Open space is intended fo
or for scenic, environmental, or recreational purposes.

P DISTRICT: A "P" district refers to land that is planned and/or developed as a Pla i i
; 0 lai nned Development Housing (PDH }
aDreeveIopmgmmal (PDC) District or a Plnped Residential Community (PRC) District. l'lt':‘hpe PDH, PDCngn(: PR)CDéos?l%gaDmPlapm
romoemmte shed encourage innovative and creative design for iand development; to provide ample and efficient use of open space; to
p a balance in the mix of land uses, housing types, and intensity of development; and to allow maximum fiexibility in order to '

ohi , A \ ) . . ;
?) rdtien\a': :;oellence in physical, social and economic planning and development of a site. Referto Articles 6 and 16 of the Zoning

PROFFER: A written condition, which, when offered voluntarily b ISOrS i

FER: » Which, v ered voluntarily by a property owner and accepted by the Board of Supervisors
rezoning action, becomes a l_egally binding condition which is in addition to the zoning district mgulabgons applicable tomdﬁcmp?opeﬂy.
Profiers are submitted and signed by an owner prior to the Board of Supervisors public hearing on a rezoning application and run with the
fand. Once accepted by the Board, proffers may be modified only by a profiered condition amendment (PCA) application or other zoning

actg:‘?: ooff \trhe.B.oard and the hearing process required for a rezoning application applies. See Sect. 15.2-2303 (formerty 15.1-481) of the
irginia.

PUBLIC FACILITIES MANUAL (PFM): A technical text approved by the Board of Supervisors containing guidefines and standards which
govem the design and construction of site improvements incorporating applicable Federal, State and County Codes, specific standards of
the Virginia Department of Transportation and the County's Department of Public Works and Environmental Services.

RESOURCE MANAGEMENT AREA (RMA): That component of the Chesapeake Bay Preservation Area comprised of lands that, if
improperly used or developed, have a potential for causing significant water quality degradation or for diminishing the functional value of
the Resource Protection Area. See Fairfax County Code, Ch. 118, Chesapeake Bay Freservation Ordinance.

RESOURCE PROTECTION AREA (RPA): That component of the Chesapeake Bay Preservation Area comprised of lands at or near the
shoreline or water's edge that have an intrinsic water quality value due to the ecological and biological processes they perform or are
sensitive to impacts which may result in significant degradation of the quality of state waters. In their natural condition, these lands
provide for the removal, reduction or assimilation of sediments from runoff entering the Bay and its tributaries, and minimize the adverse
effects of human activities on state waters and aquatic resources. New development is generally discouraged in an RPA. See Fairfax
County Code, Ch. 118, Chesapeake Bay Preservation Ordinance. . .

SITE PLAN: A detailed engineering plan, to scale, depicting the development of a parce! of land and containing all information required
by Asticle 17 of the Zoning Ordinance. Generally, submission of a site ptan to DPWES for review and approval is required for all
residential, commercial and industrial development except for development of single family detached dwellings. The site plan is required
to assure that deveiopment complies with the Zoning Ordinance. ] :
SPECIAL EXCEPTION (SE) / SPECIAL PERMIT (SP): Uses, which by their nature, can have an undue impact upon or can be
incompatible with other land uses and therefore need a site specific review, After review, such uses may be allowed to locate within given
designated zoning districts if appropriate and only under special controls, limitations, and regulations. A special exception is subjectto
public hearings by the Planning Commission and Board of Supervisors with approval by the Board of Supervisors; a special permit
requires a public hearing and approval by the Board of Zoning Appeals. Unlike proffers which are voluntary, the Board of Supervisors or
BZA may impose reasonable conditions to assure, for example, compatibility and safety. See Article 8, Special Permits and Article 9,
Special Exceptions, of the Zoning Ordinance.

STORMWATER MANAGEMENT: Engineering practices that are incorporated into the design of a development in order o rnitigate'or
abate adverse water quantity and water quality impacts resulting from development. Stormwater management systems are designed fo
slow down or retain runoff to re-create, as nearly as possible, the pre-development fiow conditions.

SUBDIVISION PLAT: The engineering plan for a subdivision of land submitted to DPWES for review and approved pursuant to Chapter
101 of the County Code.

TRANSPORTATION DEMAND MANAGEMENT (TDM): Actions taken to reduce single occupant vehicle automobile trips or actions taken
to manage or reduce overall transportation demand in a particular area. :

TRANSPORTATION SYSTEM MANAGEMENT (TSM) PROGRAMS: This term is used to describe a full spectrum of actions that may be
applied to improve the overall efficiency of the transportation network. TSM programs usually consist of low-cost altematves to major
canital expenditures. and may include parking management measures, ridesharing programs, flexible or staggared work hours, transit
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URBAN DESIGN: An aépect of urban or suburban planning that focuses on creating a desirable environment in which to live, work and
play. A well-designed urban or suburban environment demonstrates the four generally accepted principles of design: clearly identifiable
function for the area; easily understood order; distinctive identity; and visual appeal.

VACATION: Refers to vacation of street or road as an action taken by the Board of Supervisors in order to abolish the public's
right-of-passage over a road or road right-of-way dedicated by a plat of subdivision. Upon vacation, titie to the road right-of-way transfers
by operation of law to the owner(s) of the adjacent properties within the subdivision from whence the road/road right-of-way originated.

VARIANCE: An application to the Board of Zoning Appeals which seeks relief from a specific 2oning regulation such as lot width, building
height, or minimum yard requirements, among others. A variance may only be granted by the Board of Zoning Appeals through the public
hearing process and upon a finding by the BZA that the variance application meets the required Standards for a Variance set forth in Sect
18-404 of the Zoning Ordinance. ‘

WETLANDS: Land characterized by wetness for a portion of the growing season. Wetlands are generally delineated on the basis of
physical characteristics such as soil properties indicative of wetness, the presence of vegetation with an affinity for water, and the
presence or evidence of surface wetness or soil saturation. Wetland environments provide water quality improvement benefits and are
ecologically valuable. Development activity in wetlands is subject to permitiing processes administered by the U.S. Army Corps of
Engineers :

TIDAL WETLANDS: Vegetated and nonvegetated wetlands as defined in Chapter 116 Wetlands Ordinance of the Fairfax County Code:

includes tidal shores and tidally infuenced embayments, creeks, and tributaries to the Occoquan and Potomac Rivers. Development
activity in tidal wetlands may require approval from the Fairfax County Wetlands Board.

Abbreviations Commonly Used in Staff Reports

ASF Agricultural & Forestal Districc o PD Planning Division
ADU Affordable Dweifing Unit L PDC Planned Development Commercial
ARB Architectursl Review Board PDH Planned Development Housing
BMP Best Management Practices PFM Public Facilities Manual
BOS Board of Supervisors .. o - PRC Planned Residential Community
BZA Board of Zoning Appeals _ RMA Resource Management Area
coG Council of Govemments : : RPA Resource Protection Area
CBC Community Business Center RUP Residential Use Permit
COP Conceptual Development Ptan RZ Rezoning
CRD Commercial Revitakzation District SE Special Exception
DOT Department of Transportation SP Special Permit
DP ) Developnm:hn ) ) TDM Transportation Demand Management
DPZDMES Department “Public Works and‘EnwmntaI Sewvices TMA Trampoﬂahon Management Association
DUAC Department mwwm TSA Transit Station Area
EQC  Emvironmeatal Qualiy Comidor U op  ansportation System Management
,’:3,.'3 mwm ) ve amlanmngandbesagnnwswn. DPWES
Development Plan " .
GPA  Oroes oo e et Pan SV Ve raey
VPH Vehicles per Hour
neo mwnﬂv Development WMATA . Washingion Metropoitan Area Transk Authority
NonRUP  Non-Residential Use Pesmit ZAD Zoning Administration Division, DPZ
OSDS  Office of Site Development Services, DPWES ZED Zoning Evaluation Division, DPZ
PCA Proffered Condition Amendment ZPRB Zoning Permit Review Sranch



