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Department of Planning and Zoning  

Zoning Evaluation Division 

12055 Government Center Parkway, Suite 801 

Fairfax, Virginia  22035-5509 

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

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

  

APPLICATION ACCEPTED: January 30, 2013 
PLANNING COMMISSION: May 9, 2013   

BOARD OF SUPERVISORS: June 4, 2013  
 

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

 
April 23, 2013 

 
STAFF REPORT 

 
SE 2012-MA-018 

 
MASON DISTRICT 

 
APPLICANT: Agape Health Management, Inc. 
 
ZONING: R-2 (Residential, 2 du/ac) 
 
PARCELS: 72-1 ((1)) 50A and 50B 
 
ACREAGE: 2.94 acres 
 
FAR: 0.13 
 
OPEN SPACE: 40% 
 
PLAN MAP: Institutional & Residential at 1-2 du/ac 
 
SE CATEGORY: Category 3 – Child Care Center (Adult) 
 
PROPOSAL: A special exception to permit a day care 

center for adults for up to 150 participants 
within a building of approximately 23,622 
square feet (sf) and to permit an associated 
office use within a separate single-family 
detached structure of approximately 4,060 sf. 

 
 
STAFF RECOMMENDATIONS: 
 

Staff recommends denial of SE 2012-MA-018 in its current form.  If the 
application were to be modified, staff recommends that it be subject to the proposed 
development conditions in Appendix 1. 
  

http://www.fairfaxcounty.gov/dpz/


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

 

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. 
 

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

 
For information, contact the Zoning Evaluation Division, Department of Planning 

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

O:\jgorney\SE-2012-MA-018 - Agape Health Management\STAFF_REPORT-Agape-PCPH-042313.docx 
 

 
 

 

 
 

 

 
 

 

 
 

 

 
 

 
 

 

 
 

 

 

Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 48 hours advance 

notice. For additional information on ADA call (703) 324-1334 or TTY 711 (Virginia Relay Center). 
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A GLOSSARY OF TERMS FREQUENTLY 
USED IN STAFF REPORTS WILL BE 

FOUND AT THE BACK OF THIS REPORT 
 

 

APPLICATION DESCRIPTION 
 
The applicant, Agape Health Management, Inc., requests approval of a special 
exception to permit a day care center for adults for up to 150 participants within a 
building of approximately 23,622 square feet (sf) and to permit an associated office 
within a separate single-family detached house of 4,060 sf.  The project site is 
comprised of two parcels, located at 6349 and 6453 Lincolnia Road, has a total area of 
2.94 acres, and is contained within the Residential (R-2) Zoning District.  The site most 
recently housed The Leary School, a school of general education for students ranging in 
age from 6 to 21 years.  The proposed project would include the demolition of the 
existing 20,000-sf Leary School, the construction of an enlarged building in the same 
general location, the retention of the existing single-family detached house as an office, 
and the reconfiguration of various parking and driveway areas. 
 
Waivers and Modifications: 

 

 Conservation easement over the floodplain, in lieu of stormwater detention. 

 Reductions to Transitional Screening and Barriers to the northeast (along 
Lincolnia Road); southeast (adjacent to a vacant residential lot), and between 
the two subject parcels. 

 
Category and Use: 

 
A Category 3 special exception use is proposed on the subject property.  This 
use must comply with the Use Limitations of §3-205, the General Standards of 
§9-006, the Standards for all Category 3 Uses of §9-304, and the Additional 
Standards for Child Care Centers and Nursery Schools of §9-309, among others 
(Appendix 12). 
 
A reduced copy of the submitted special exception plat is included at the front of 
this report.  Copies of the proposed development conditions, the affidavit, and the 
applicant’s statement of justification are included in Appendices 1, 2, and 3, 
respectively.  An excerpt of relevant land use policies is included as Appendix 4, 
staff analyses are included in Appendices 5 through 9, a memorandum from the 
Health Care Advisory Board is included as Appendix 10, an excerpt from the 
Virginia Administrative Code regarding adult day care centers is included as 
Appendix 11, and the applicable Zoning Ordinance standards are included in 
Appendix 12. 
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LOCATION AND CHARACTER 
 

Site Description: 
 

 
Aerial view of site looking north to Lincolnia Road 

 
The 2.94-acre site is located on Parcels 72-1((1)) 50A and 50B, at 6349 and 
6353 Lincolnia Road, and on the southwest side of Lincolnia Road, between 
Braddock Road and Beauregard Street.  The site currently houses a vacant 
school, vacant garage, vacant single-family detached house, parking, playground 
equipment, and an asphalt basketball court, all of which were used by The Leary 
School.  The site contains more than 22,000 square feet of floodplain associated 
with Turkeycock Run and a more extensive Resource Protection Area (RPA).  
Much of the floodplain and RPA have been cleared of trees and shrubs and 
contain mowed grasses.  Forested areas contain extensive amounts of invasive 
shrubs and vines.  Chain link fences at the property boundaries and within the 
floodplain are overtopped with invasive vines.  The property frontage is generally 
level with Lincolnia Road and drops sharply, approximately 25 feet, to the 
floodplain and Turkeycock Run.  A 45-inch underground stormwater drainage 
pipe runs along the property's Lincolnia Road frontage and proceeds parallel to 
northwest property line between an adjacent church and the proposed site.  The 
drainage pipe ends at a concrete ditch that connects with and is built into 
Turkeycock Run.  Properties to the northeast and southwest contain single-family 
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detached houses.  The property to the northwest contains a church.  The 
property to the southeast is a vacant residential parcel. 

 

 
Lincolnia Road Frontage (view to west) 

 

 
Former Leary School Building 

 

 
Single-Family Detached House 
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SURROUNDING AREA DESCRIPTION 

 
Direction 
 

Use Zoning Comprehensive Plan Recommendation 

Northeast Single-Family Detached Houses R-3 Residential at 2-3 du/ac 

Southeast 
Vacant Lot; 
Single-Family Residential 

R-2 Residential at 1-2 du/ac 

Southwest Single-Family Detached Houses R-1 
Public Park; 
Residential at 1-2 du/ac 

Northwest Church R-2 Institutional 

 
 
BACKGROUND 
 
The subject property is comprised of two parcels.  The largest of the two measures 
approximately 2.44 acres and houses the vacant Leary School building.  According to 
tax records, the 2½-story portion of the building fronting Lincolnia Road was constructed 
in 1915.  Historic aerial photography indicates that the house was part of an agricultural 
use.  The remaining 0.5-acre parcel houses a vacant single-family detached house, 
which was constructed in 1965. 
 

Chronology: 
 
1915: A 2½-story house is constructed on the property. 
 
February 25, 1958: The property receives a special use permit and begins 
operation as a school known as Pixieland within the historic farmhouse.  Building 
additions are approved in 1962, 1963, 1964, and 1969.  In June 1963 the school 
ultimately receives permission for an enrollment of 180 children with a total of 
140 at any given time. 
 
1965: A single-family detached house is constructed on the 0.5-acre parcel, 
recorded as Lot 1 of the Cermele Subdivision, and formerly used as a pony 
corral. 
 
July 24, 1974: A special permit (S-104-74) is granted to the Leary School to 
operate a school of general education for up to 150 children aged 12 to 19 years 
on the 2.44-acre property.  Pixieland continues its operation. 
 
July 5, 1977: Pixieland Preschool is sold to the Leary Education Foundation, Inc. 
 
September 20, 1977: The Board of Zoning Appeals grants an amendment to S-
104-74 to change the age limitation for the children from a range of 12-19 years 
to a range of 6-15 years. 
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November 23, 1998: The Board of Supervisors approves a Special Exception 
(SE 98-M-028) to permit a private school of general education with an enrollment 
of 130 students aged 6-21 years. 
 
October 16, 2000: The Board of Supervisors approves an amendment to the 
Special Exception (SEA 98-M-028) for an increase in land area and to permit an 
accessory child care center with a maximum of ten children on the adjacent 0.5-
acre parcel.  The children are limited to those of school employees.  The 
proposed SE would supersede all previously approved uses. 

 
 
COMPREHENSIVE PLAN PROVISIONS 
 

Plan Area: I 
 
Planning District: Lincolnia 
 
Planning Sector: L-1 - Pinecrest 
 
Plan Map: Institutional (2.44-acre parcel); 
 & Residential @ 1-2 du/acre (0.5-acre 

parcel) 
 
Plan Text: No site specific text.  Applicable policy 

guidance is compiled in Appendix 4. 
 
 

ANALYSIS 
 

SE Plat: (copy at front of staff report) 
 
Title: Agape Adult Day Health Care Center 
 
Prepared by: Paciulli Simmons & Associates, Ltd. 
 
Original and Revision Dates: September 12, 2012, as revised through 

March 11, 2013 
 
The proposed SE Plat contains 11 sheets with the following: 
 
Proposed Use/Site Layout: The applicant requests approval of a special 
exception to permit a day care center for adults for up to 150 participants within a 
building of approximately 23,622 square feet (sf) and to permit an associated 
office within an existing building of 4,060 sf.  The proposed day care center 
would replace the existing 20,000-sf school building.  The property is currently 
developed with the school building, a detached garage, and a single-family 
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house.  All of these structures are vacant.  The site contains floodplain and 
Resource Protection Area associated with Turkeycock Run.  The applicant 
proposes the demolition of the school building, the construction of an enlarged 
day care center in the same general location,  the demolition of the garage, the 
retention of the single-family detached structure, and the reconfiguration of 
various parking and driveway areas. 
 
The applicant has provided illustratives of the two levels of the main building.  
The building is proposed with a 12,920 sf upper level and a 10,702 sf lower level 
(cellar).  The upper level would be used for program activities.  The lower level 
would include a commercial kitchen, a work room, an employee room, restroom, 
and mechanical/electrical room.  The balance and majority of the space within 
the lower level is undefined.  Including all building areas results in a Floor Area 
Ratio (FAR) of 0.22 for the site.  However, since the lower level is considered a 
cellar in accordance with the definition in the Zoning Ordinance, the FAR is 0.13. 
 

 
Proposed Main Level Floor Plan  

 

 
Proposed Cellar Floor Plan 
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Additionally, in accordance with the Virginia Administrative Code (VAC), the 
applicant would be required to have one staff person on duty for every six 
participants in care, which equates to a minimum of 25 employees.  The 
applicant has indicated that the adult day care center would operate from 
Monday through Saturday from 8:00 a.m. to 2:00 p.m. and that all participants 
would be transported to the facility through the use of the center's shuttle buses 
and van.  Staff would be present at the facility from approximately 7:30 a.m. to 
3:00 p.m. 
 
Access and Parking: Site access is proposed from Lincolnia Road.  No turn lanes 
or striping on Lincolnia Road are proposed.  A one-way entrance and a one-way 
exit are proposed for the site, which would help foster easy vehicular circulation, 
particularly for large vehicles, such as shuttle buses.  The entrance to the 
proposed adult day care center would feature a shuttle bus drop-off lane with a 
canopy.  Although Sheet 11 of the plan set notes that 24 parking spaces would 
be provided per §11-106-2.B. of the Zoning Ordinance, Sheet 4 indicates that the 
applicant would provide 39 parking spaces to accommodate employee, visitor, 
delivery, shuttle bus, and van parking.  The applicant currently employs a fleet of 
shuttle buses and a van.  Shuttle busses can accommodate up to 12 passengers 
and the van can accommodate up to six passengers.  These vehicles would be 
parked on-site. 
 
Plantings and Open Space: The VAC requires the provision of outdoor spaces 
with appropriate seasonal outdoor furniture for supervised participant activities.  
The applicant proposes an outdoor courtyard of approximately 1,250 sf (25 feet x 
50 feet) with three benches along with an outdoor deck of approximately 300 sf 
(10 feet x 30 feet).  These spaces equate to only 10 square feet of usable 
outdoor space per participant.  The proposed site design would entail the 
reconstruction of the day care center and associated parking in the same general 
locations as the existing structures.  These structures were constructed in the 
1960s and do meet current transitional screening requirements. 
 
Stormwater Management: A 45-inch underground stormwater drainage pipe runs 
along the property's Lincolnia Road frontage and proceeds parallel to the 
northwest property line between the church and the proposed site.  The pipe 
ends within the subject property at a concrete channel that connects into 
Turkeycock Run, which is in a degraded condition.  The applicant does not 
propose any corrective actions for the concrete channel or Turkeycock Run.  The 
applicant has requested a waiver to stormwater detention requirements in favor 
of an existing conservation easement across the stream valley. 
 
Current Day Care Operations: The applicant currently operates an adult day care 
center within Fairfax County at 5701-A General Washington Drive in Alexandria, 
Virginia.  The website for the Virginia Department of Social Services indicates 
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that the center operates from Monday through Friday from 8:00 a.m. to 5:00 p.m. 
and is licensed for 120 participants. 
 

Land Use Analysis (Relevant Comprehensive Plan Land Use policies are included in 
Appendix 4). 

 
The larger of the two subject properties is designated as Institutional by the Land 
Use Map of the Comprehensive Plan.  The smaller parcel is designated as 
Residential at one to two dwelling units per acre.  The adjacent church to the 
northwest of the smaller parcel is also designated as Institutional.  
Comprehensive Plan text designates the area as suitable for residential 
development at one to two dwelling units per acre (Area Plan, Area I, Land Use 
Recommendation 2, p. 16). 
 
“Adult day care center” is not a defined term in the Zoning Ordinance.  However, 
based on interpretation, an adult day care center is deemed most similar to a 
child care center, which is defined in the Zoning Ordinance.  Child care centers 
are allowed by Special Exception in the R-2 Zoning District.  The applicant seeks 
approval of an adult day care center to operate as a Special Exception within the 
R-2 Zoning District.  The proposed use for an adult day care center may be 
reasonable provided that it is designed to be compatible with surrounding uses. 
 
Although an adult day care center may be considered a reasonable use of the 
property and could provide a valuable service to the surrounding community, the 
application in its current form is not in harmony with the Comprehensive Plan or 
the applicable Zoning Ordinance provisions.  More specifically, the application 
does not adequately address the provision of usable open spaces for supervised 
participant outdoor activities, compatibility with the surrounding uses, forest 
resources, stream valley resources, stormwater management, site remediation, 
or heritage resources.  The placement of the day care center in the same general 
location as the existing building, whose placement dates back to the late 1950s 
and 1960s, constrains the site design, limits the amount of usable open space for 
participants, significantly reduces the transitional screening, and creates issues 
of compatibility with the surrounding uses.  The site layout limits the amount of 
usable open space per participant to approximately 10 sf per participant.  By 
comparison, the Eastern Loudoun Adult Day Center, located in Ashburn, Virginia, 
provides approximately 185 sf per participant.  The Braddock Glen Adult Health 
Care Center of Fairfax provides more, as participants have access to a small 
enclosed courtyard, a sidewalk and path, raised gardens, and outdoor seating 
areas.  Insufficient outdoor activity areas or passive recreation areas with 
landscaping may be detrimental to both the physical and mental health of the 
participants.  Staff recommends that the applicant incorporate outdoor activity 
areas and passive recreation areas with landscaping that can be used by 
participants. 
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Proposed Site Plan 

 
Additionally, staff recommends the investigation and documentation of the 1915 
structure with consideration of its reuse or the recovery and reuse of its 
component parts.  The application does not currently address this resource. 
 
Given the intensity of the proposed use, the specialized needs associated with it, 
and the sensitivity of the site, further work is necessary to ensure consistency 
with the Virginia Administrative Code (which is discussed further on Page 17 of 
the Staff Report), the Comprehensive Plan, and the Zoning Ordinance.  The 
demolition of various structures and the reconfiguration of parking afford the 
applicant the opportunity to develop the site while being responsive to the needs 
of the participants, compatible with the surrounding community, and sensitive to 
the stream valley resources.  Staff recommends that the applicant shift the day 
care center building toward the center of the site, add fenced and programmed 
open spaces to the southeast of the day care building, and demolish the single-
family detached structure while incorporating the desired office uses into the 
center.  Staff notes that the applicant has already committed to the removal of 
invasive plant species from the stream valley, the replanting of the Resource 
Protection Area, and the removal of some paved impervious areas.  Irrespective 
of the outstanding issues associated with the current site design, several edits 
are recommended to the proposed plan set. 
 

Environmental Analysis (Appendix 5) 
 
Planning staff analysis included citations from the Comprehensive Plan and 
potential solutions to remedy environmental impacts.  The analysis recognized 
that other solutions may be acceptable, provided that they achieve the desired 
degree of mitigation and are compatible with Plan policies. 
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Green Buildings: Staff encouraged the applicant to develop the site in a manner 
consistent with green building goals.  As a result, the applicant has agreed to a 
number of green building measures.  Staff finds that the proposed measures 
adequately satisfy the request for green building commitments.  These measures 
include redevelopment, alternative transportation for participants, water quality 
control, restoration of open space and Resource Protection Areas, no irrigation, 
and the reuse of the single-family detached house. 
 
Additionally, staff encourages the applicant to reuse all salvageable building 
materials from the demolished structures, particularly the portion of the existing 
school constructed in 1915, as these materials may be valuable resources and 
their reuse may limit the amount of waste generated by the demolition. 
 
Open Space: Staff notes that the retention of the single-family detached house 
would limit flexibility in siting/shifting the location of the expanded adult day care 
center, thereby precluding the applicant from providing usable outdoor spaces for 
participants as required by the VAC, restricting the provision of the transitional 
screening, impacting the viability of the plants within constrained transitional 
screening areas, particularly given the proposed lack or irrigation, and separating 
the office use from the day care center, which may be problematic in regards to 
VAC requirements for staff supervision of participants. 
 
Stormwater Management (SWM)/Water Quality: Staff noted that the applicant is 
not proposing any onsite stormwater detention facilities.  Rather than providing 
these facilities, the applicant intends to rely upon an existing conservation 
easement over a portion of the stream valley.  Additionally, staff noted that there 
is marked erosion within the stream channel flowing through the property and 
that in order to meet adequate outfall requirements it may be necessary to 
restore and/or modify a portion of the stream channel. 
 
Staff recommends that the applicant provide SWM in accordance with the PFM.  
In response to agency comments, conditions of approval have been proposed 
stating that water quality and water quantity management measures would 
conform to the requirements of the Public Facilities Manual.  Additionally, a 
condition of approval has been proposed regarding stream restoration. 
 
Environmental Quality Corridor (EQC)/Resource Protection Area (RPA): A 
portion of the property is designated as an RPA and EQC associated with the 
Turkeycock Run stream valley.  While some native plant materials are present in 
the area, there are also areas of impervious surfaces, such as a basketball court 
and a concrete spillway.  The applicant has proposed Best Management Practice 
(BMP) credit for the RPA area.  Additionally, the applicant proposes the removal 
of the basketball court, but not the concrete spillway, which intrudes into a 
section of Turkeycock Run.  Staff encouraged the applicant to prepare a 
restoration plan for this area, which should include the removal of the basketball 
court and spillway, if possible, the removal of invasive plants and the existing 



 
SE 2012-MA-018 Page 11 

chain link fence, and the restoration of the on-site stream channel.  Completing 
these actions would restore the area to a more natural state and help achieve 
water quality improvement goals within the property.  Staff recommends a 
condition of approval regarding stream restoration for the on-site portions of 
Turkeycock Run upstream and downstream of the concrete channel. 
 
Tree Cover: The applicant provided a plan to preserve existing tree cover to the 
greatest extent possible.  The plan identifies a number of areas where 
landscaping and supplemental plantings are to be provided. 
 
The applicant has not adequately described the condition of the forest resources 
within the stream corridor.  Additionally, it is likely that several of the trees 
identified for canopy credit and designated for preservation would be severely 
impacted by construction, are not desirable species for preservation, and/or are 
of questionable quality.  Further work is necessary to rectify these deficiencies.  
Conditions of approval are proposed regarding forest resources.  (See the 
following section regarding Urban Forestry Analysis). 
 

Urban Forestry Analysis (Appendix 6) 
 
Extensive agency comments were received regarding forest resources, which 
are included in Appendix 6.  Highlights include the following: 
 
Transitional Screening: The applicant is requesting to modify the required 
transitional screening along the northeast, southeast, and southwest sides of the 
site and notes that existing screening, proposed landscaping, and barriers will be 
used to satisfy the requirement.  The justifications provided on Sheet 7 are not 
sufficient and have not been supported by the proper justifications from §13-305 
of the Zoning Ordinance.  The existing barrier, an old and worn 5-foot tall chain 
link fence overtopped with invasive vines, and the narrow landscape area 
proposed do not meet the intent of the Type D, E, or F barrier and Type I (25 foot 
wide) transitional screening, both of which are required along the northeast, 
southeast, and southwest sides of the site.  Additionally, the Comprehensive 
Plan for the Lincolnia Planning District (L-1 Pinecrest) states that sites being 
redeveloped should provide screening and buffering to minimize the impact on 
adjacent areas planned for low-density residential use.   
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Existing Fence & Landscape Area (southeast property line) 

 

 
Existing Fence & Landscape Area (southeast property line) 

 
Staff recommends that the applicant revise the site layout to provide the full width 
of Type I Transitional Screening (25-foot wide) and all required landscaping in 
accordance with §13-303-3.A., along with a Type D, E, or F barrier along the 
northeast, southeast, and southwest boundaries of the site to meet the intent of 
the Zoning Ordinance and the Comprehensive Plan to help minimize the impact 
on adjacent residential parcels.  Any areas, such as the southwestern boundary, 
that are proposed to be modified must be properly justified and supported with 
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one of the justifications of §13-305 of the Zoning Ordinance.  In addition, a 
transitional screening matrix as detailed in §13-303-3.B. should be provided to 
demonstrate that all required landscaping densities have been met for each 
transitional screening yard. 

 
Canopy: It appears that Ten-Year Canopy coverage is being applied to the entire 
bottomland forest, including portions that are sparse and shown to be in fair to 
poor condition on the Existing Vegetation Map (EVM), which encompasses most 
of the existing canopy on the site.  Additionally, the canopy identified in the EVM 
is significantly less than that listed on Table 12.10, the Tree Canopy Worksheet.  
Ten-Year Canopy credit is also being taken for at least two existing easements, 
including floodplain and storm drainage easements, which are within the 
bottomland forested area.  Applying canopy credit for these areas is not allowed.  
Further, these easements are not shown on the Tree Preservation Plan sheet.  
The applicant also assumes a Ten-Year Canopy credit with a 1.25 multiplier for 
all trees proposed for preservation outside of the Resource Protection Area 
(RPA), many of which are undesirable species, in poor condition, have a large 
portion of their critical root zones impacted by the limits of clearing and grading, 
or are within the limits of clearing and grading and are not eligible for canopy 
credit.  It is unclear how the two willow oaks (Trees # 4 and 5) along Lincolnia 
Road, which are worthy candidates for preservation, will be preserved since they 
are located within the limits of clearing and grading.  Also, the tabulation for the 
interior parking lot landscaping requirement uses three existing trees, which are 
within the limits of clearing and grading, are adjacent to infrastructure being 
removed, and consist of species that do not qualify for Ten-Year Canopy credit. 
 
Staff recommends that the applicant revise the SE Plat to show areas that are 
proposed for Ten-Year Canopy credit to not include trees within existing or 
proposed easements or provide a justification for how canopy credit can be taken 
for the large floodplain and storm drainage easement.  All easements should be 
clearly depicted and labeled on the Tree Preservation Plan sheet.  The limits of 
clearing and grading should also be adjusted to provide additional protection to 
existing trees such as 16, 17, and 18 in order to allow applying Ten-Year Canopy 
credit.  Ten-Year Canopy credit and the additional 1.25 canopy multiplier can 
only be applied to trees being preserved that meet the health and species 
requirements and when the critical root zones of these trees are outside of the 
limits of clearing and grading.  If Ten-Year Canopy credit is to be taken for Trees 
# 4 and 5, the limits of clearing and grading must be moved outside their critical 
root zones along with added notes and details that specify how the existing 
asphalt trail and any of the parking lot will be removed by hand in a way that 
reduces impacts to their critical root zones.  The SE Plat must also specify how 
repaving around the tree will be accomplished and not damage their critical root 
zones.  Otherwise, Ten-Year Canopy credit should not be claimed for these two 
trees.  In regards to interior parking lot landscaping, the three trees that the 
applicant intends to use to meet this requirement may not be used.  The 
applicant should demonstrate how the requirement will be met through planting, 
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as depicted on the Landscape Plan (Sheet 8).  A development condition has 
been prepared to ensure that the Ten-Year Canopy requirement is met. 
 
Invasive Species Management: A large number of invasive species, such as 
English ivy, Japanese honeysuckle, multi-flora rose, wineberry, and grape vines, 
are present in large quantities that threaten the long-term health of the forest and 
if left unattended would not be eligible to receive Ten-Year Canopy credit without 
an invasive species management plan.  However, the project does not commit to 
any specific invasive species management actions, other than mentioning that 
invasives will be managed. 
 
Staff recommends a development condition regarding an invasive species 
management plan in order to achieve the Ten-Year Tree Canopy and Tree 
Preservation Target requirements for the site. 
 
Reforestation: The applicant has proposed reforestation planting in order to help 
meet BMP requirements in areas that are devoid of trees.  However, the 
applicant has not proposed reforestation planting in areas of the bottomland 
forest that have been identified as “very sparse,” with trees in “fair to poor 
condition,” or where the “lack of canopy has led to an explosion of exotic invasive 
shrubs and vines in the forest.”  In addition, one of the references (PFM 12-
0516.5) cited on the Existing Vegetation Map that references planting within the 
non-vegetated areas of the RPA, is for land disturbance without an approved 
plan, which does not apply to this case.  It should be noted that if reforestation is 
being provided within a dedicated stormwater BMP area, Ten-Year Canopy credit 
may be taken in accordance with PFM 6-1311.3. 
 
Staff recommends that the applicant revise the Existing Vegetation Map (Sheet 
7) and the SE Plat (Sheet 11) to state that reforestation planting will occur within 
the RPA in areas with a fair to poor condition, sparse vegetation, invasive 
species, and no vegetation in accordance PFM 6-1311.3.  If any Ten-Year 
Canopy credit is proposed for reforestation, it should be clearly depicted for 
stormwater BMP credit on the plat and noted in Table 12.10.  In addition, staff 
recommends a development condition for a reforestation plan reviewed and 
approved by UFM, which specifies monitoring and corrective actions, to be 
submitted at the time of site plan review. 
 
In summary, the SE Plat contains several deficiencies, which should be 
corrected.  More specifically, Sheets 7 and 8 contain conflicting notes regarding 
Transitional Screening; the Existing Vegetation Map has omitted several trees; 
and evergreens shown in the proposed plant schedule are specified by caliper 
and not height while some deciduous trees are specified by height and not 
caliper.  Additionally, the proposed plant schedule specifies specific species, 
which, if approved in this manner, would require those specific species to be 
planted.  Such specificity would limit flexibility, not allow substitutions, and may 
lead to problems in the field at the time of bond release.  Staff recommends that 
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these and other deficiencies cited in Appendix 6 be rectified. 
 
Development Conditions: Given the nature of tree cover on this site, several 
development conditions have been proposed to ensure adequate tree 
preservation and protection throughout the development process and 
reforestation to achieve viable forest cover.  These are included as Appendix 1.  
However, staff strongly encourages the applicant to rectify project deficiencies 
before a decision is reached regarding the special exception request.  Staff notes 
that a deferral may be needed to allow the applicant to submit revised plans to 
address these concerns (see Conclusion). 
 

Stormwater Management Analysis (Appendix 7) 
 

Site Development and Inspections Division staff made several recommendations 
regarding stormwater management.  Several of these issues remain outstanding.  
Comments and recommendations included the following: 
 
Chesapeake Bay Preservation Ordinance (CBPO): A Resource Protection Area 
(RPA) delineation must be submitted and approved prior to site plan approval.   
Water quality controls must be satisfied for this development (PFM 6-0401.2).  
Additionally, Urban Forest Management review of the plan recommended the 
removal of invasive plants from the site, including the RPA, which would require 
an RPA exemption request prior to site plan approval. 
 
A condition of approval has been added to address these recommendations.  
Additionally, the applicant should expect to submit a Water Quality Impact 
Assessment  at the time of site plan. 

  
Floodplain: A flood plain study may be required to establish 100-year water 
surface elevation if not already done so and the area inundated by 100-year 
storm event shall be recorded as a floodplain easement (PFM 6-1401.1). 
 
A condition of approval has been added to address the recommendation. 

  
Stormwater Detention: A stormwater detention narrative indicates that the 
detention requirements will be met through a reduction in impervious area and 
through the use of open space.  Additionally, the plat indicates that Best 
Management Practice (BMP) credit for the existing conservation easement has 
already been taken. 
 
No further BMP credit may be taken for the existing conservation easement.  
Staff recommends that the applicant specify the measures that will be used to 
meet BMP credit and specify their locations.  A detailed evaluation and analysis 
should be provided at the site plan stage.  A condition of approval has been 
added to address these recommendations. 
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Downstream Drainage System: The outfall narrative indicates that there are 
signs of erosion within the area reviewed, which indicates an inadequate 
channel. 
 
The on-site stream valley and its associated resources have experienced 
degradation due to clearing of stream valley vegetation and a lack of energy 
dissipation from storm flows.  Staff recommends that all inadequate channels 
within the extent of review be improved, both upstream and downstream of the 
concrete channel.  A condition of approval has been added to that effect.  
Restoration of the stream channel should include plantings in streamside areas 
and energy dissipation structures, such as check dams, within the channel.  The 
applicant should consult with DPWES staff to determine appropriate measures at 
the time of site plan review.   
 
Compliance with the Public Facilities Manual (PFM): Stormwater management 
comments are based on the 2011 version of the PFM.  A new stormwater 
ordinance and updates to the PFM stormwater requirements are being 
developed as a result of changes to the State Code (see 4VAC50-60, adopted 
May 24, 2011).  The site plan may be required to conform to the updated PFM 
and the new ordinance. 
 
In summary, as indicated in the previous analysis, staff strongly encourages the 
applicant to address these comments before site plan review.  Staff recommends 
a condition of approval stating that the application must meet PFM requirements 
as approved by DPWES. 
 

Transportation Analyses (Appendices 8 & 9) 
 
Agency comments were received from the Fairfax County Department of 
Transportation (FCDOT) and the Virginia Department of Transportation (VDOT).  
Several of the issues raised by DOT staffs remain outstanding.  Comments and 
recommendations included the following: 
 
Turning Movements: The applicant submitted an analysis regarding turning 
movements to and from Lincolnia Road.  The applicant concluded that trip 
generation was insufficient to warrant the construction of right or left-turn lanes 
on Lincolnia Road.  FCDOT and VDOT have reviewed the recently submitted trip 
generation materials and concur that turn lanes are not required. 
 
Entrance & Exit: Staff recommended that the entrance and exit be 20 feet wide 
and constructed to commercial standards with crosswalks delineated across 
each. 
 
The applicant has proposed a 20-foot wide entrance, a 20-foot wide exit, and a 
crosswalk across the entrance, along with a crosswalk across the exit upon 



 
SE 2012-MA-018 Page 17 

request by Fairfax County.  This issue is resolved.  Given that the lot adjacent to 
the exit is vacant, a crosswalk may not be needed for a number of years. 
 
Refuse Containers: Staff recommended that the applicant assess whether the 
refuse truck is able to effectively maneuver to the refuse containers when the site 
is fully parked.  Containers have been proposed behind the single-family 
detached building.  It appears that a refuse vehicle would be able to maneuver to 
the containers and safely exit the site.  This issue is resolved. 
 
Parking: Staff recommended that on-site parking account for the expected 
number of buses or vehicles driven by caregivers, cleaning staff, cooking staff, 
visitors, medical personnel, and delivery personnel.  Additionally, staff 
recommended that the applicant specify the number of buses to be parked on-
site, identify a location for the buses, and explain how these will be screened 
from the adjacent uses. 
 
In response, the applicant has specified 39 parking spaces on Sheet 4 to 
accommodate employee, shuttle bus, van, visitor, and delivery parking.  Bus and 
van parking is proposed along the southeast side of the day care building.  Staff 
notes that the information provided on Sheet 4 differs from the information 
provided on Sheet 11, which reflects the provision of 24 parking spaces, in 
accordance with Zoning Ordinance requirements for child care centers.  (Parking 
details are discussed below in the Zoning Analysis section). 
 
Future Trail Connection: 
The County Trails Plan Map calls for a Major Paved Trail along Lincolnia Road.  
Note 13 of Sheet 11 states that the trail along Lincolnia Road "has been built with 
the approved Minor Site Plan 1069-MSP-01-1.  However, the current trail is less 
than the recommended eight feet in width and would be significantly impacted by 
the proposed demolition and construction. 
 
The existing trail should be removed and the trail and driveway crosswalks 
reconstructed to a width of eight feet as indicated on the plan set.  Staff 
recommends that the applicant commit to a crosswalk across the exit upon 
request by Fairfax County.  A development condition has been prepared to that 
effect. 

 
Virginia Administrative Code (VAC) (Appendix 11) 

 
Title 22 of the Virginia Administrative Code (22 VAC 40-60-10 et sequens) 
governs the operation of adult day care centers and defines the requirements for 
these uses.  Such requirements may help inform land use and site development 
provisions.  An excerpt from the VAC is included as Appendix 11.  Major 
provisions of the VAC include the following: 
 

 Participants must be 18 years of age or older. 
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 A qualified director must be present at 51 percent of the center's hours of 
operation. 

 A qualified assistant who meets the qualifications of the director shall assume 
responsibility in the absence of the director. 

 There shall be a minimum of one staff person on duty providing direct care 
and supervision for every six participants. 

 An area shall be available and accessible so that participants have 
opportunities for supervised outdoor activities. 
 

 
ZONING ORDINANCE PROVISIONS (Appendix 12) 
 

An adult day care center is not a defined term in the Zoning Ordinance.  
However, based on interpretation, an adult day care center is deemed most 
similar in characteristics to a child care center, which is defined in the Zoning 
Ordinance. 
 
Lot Size Requirements and Bulk Regulations 
 

R-2 Residential Lot Requirements 
(§3-206 & 3-207) 

Standard Required Provided* 

Min. Lot Area 15,000 sf 2.94 acres 

Min. Lot Width 100 feet +/- 268 feet 

Max. Building 
Height 

60 feet +/- 32 feet 

Front Yard 45° angle of bulk plane, not less than 35 feet. +/- 51 feet 

Side Yard 40° angle of bulk plane, not less than 15 feet +/- 48 feet 

Rear Yard 40° angle of bulk plane, not less than 25 feet +/- 267 feet 

Maximum FAR 0.20 0.13 

* Lot area and width values are representative of the proposed project site as a whole.  Building 
and yard measures are indicative of the adult day care center only.  The FAR considers both the 
proposed center and the proposed office. 

 
All bulk standards have been addressed. 
 
Transitional Screening and Barrier Requirements 
 
Transitional screening and barriers are required on three sides of the project site.  
The adult day care use is classified as a Use #4, in accordance with the Zoning 
Ordinance.  Requirements are as specified below: 
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Direction 
Transitional  Screening; & 
Barrier Requirements 

Proposed Screening and Barriers 

Northeast 
(SFD houses) 

Screening 1; 
Barrier D, E or F 

As depicted; modification requested* 

Southeast 
(SF residential) 

Screening 1; 
Barrier D, E or F 

As depicted; modification requested* 

Southwest 
(SFD houses) 

Screening 1; 
Barrier D, E or F 

As depicted; credit for forested area requested 

Northwest 
(Church) 

None required None proposed 

Internal Lot 
Line 

None required None proposed; modification requested* 

* See modification requests. 

 
Parking Requirements 
 
In accordance with §11-106.2.B. of the Zoning Ordinance, child care centers are 
to provide 0.16 spaces per child for a center with a maximum daily enrollment of 
100 or more children.  39 spaces are provided, which exceeds the requirement. 
 
Strict application of child care center parking requirements would result in the 
provision of 24 spaces.  Sheet 11 of the plan set reflects the provision of 23 
regular parking spaces and one accessible space.  Staff notes that the 
information provided on Sheet 11 differs from the information provided on 
Sheet 4, which reflects the provision of 39 parking spaces as follows: 
 

 30 employee spaces; 

 6 bus spaces; 

 1 mini-van space; 

 1 visitor space; and 

 1 delivery space. 
 
Required staff-to-participant ratios for adult day care centers, as defined in the 
Virginia Administrative Code, the inclusion of on-site shuttle bus and van parking, 
and the need for visitor parking indicate that the child care parking ratios are 
inadequate for the proposed adult day care use.  With a maximum of 150 
participants and a required participant to staff ratio of six-to-one, the applicant 
would need a minimum of 25 parking spaces for employees along with spaces 
for buses, visitors, and deliveries.  Staff recommends that the applicant provide 
39 parking spaces as defined on Sheet 4, to include two accessible spaces.  One 
of the accessible spaces should accommodate a car and one should 
accommodate a van.  The parking information provided on Sheet 11, including 
parking space sizes, should be corrected or deleted.  A development condition 
has been added to ensure that a parking tabulation is provided prior to site plan 
approval. 
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Waivers/Modifications 
 
Transitional Screening and Barrier Requirements: 
 
Transitional screening and barriers may be waived or modified by the Director in 
certain circumstances in accordance with §13-305 of the Zoning Ordinance.  The 
Director may attach conditions to any modification which would assure that the 
results of the modification would be in accordance with the purpose and intent of 
the Zoning Ordinance. 
 
Transitional Screening 1 consists of an unbroken strip of open space, a minimum 
of twenty-five (25) feet wide and planted with all of the following:  
 

 A mixture of large and medium evergreen trees and large deciduous trees 
that achieve a minimum ten (10) year tree canopy of seventy-five (75) percent 
or greater;  

 A mixture of trees consisting of at least seventy (70) percent evergreen trees, 
and consisting of no more than thirty-five (35) percent of any single species of 
evergreen or deciduous tree; and  

 A mixture of predominately medium evergreen shrubs at a rate of three 
shrubs for every 10 linear feet for the length of the transition yard area. The 
shrubs shall generally be located away from the barrier and staggered along 
the outer boundary of the transition yard. 

 
Barriers are defined as follows: 
 

 Barrier D shall consist of a 42-48-inch chain link fence and may be required 
by the Director to have inserts in the fence fabric, to be coated, or to be 
supplemented by trees and/or shrubs. 

 Barrier E shall consist of a 6-foot wall, brick or architectural block faced on the 
side facing the existing use and may be required to be so faced on both sides 
as determined by the Director. 

 Barrier F shall consist of a 6-foot high solid wood or otherwise architecturally 
solid fence. 

 
The applicant seeks a modification to the transitional screening and barrier 
requirements.  However, staff does not support the request, as the proposed 
modification to the requirements is largely in response to a self-imposed 
condition in which the applicant chose not to shift the footprint of the proposed 
adult day care toward the center of the property.  The existing structures and 
most of the associated parking were constructed in the 1960s.  The demolition of 
the existing school building and the reconfiguration of the parking presents an 
opportunity to rectify the deficiencies of the current site layout.  The proposed 
configuration increases impacts to adjacent properties and is not in accordance 
with the purpose and intent of the Zoning Ordinance.  Staff does not support the 
modification.  Additionally, given the intensity of the proposed use, staff 
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recommends that the applicant provide transitional screening and a barrier 
between the proposed use and the adjacent church. 
 
Stormwater Detention: 
The proposed plat indicates that the property has previously received Best 
Management Practice (BMP) credit for the existing conservation easement as 
part of SEA 98-M-028.  No further BMP credit may be taken for the existing 
conservation easement.  Therefore, staff does not support the waiver to the 
stormwater detention requirement.  A development condition has been added 
requiring stormwater management per the PFM and as deemed adequate by 
DPWES. 
 
General Special Exception Standards (§9-006) 
 
All special exception uses shall satisfy the following general standards: 
 
General Standard 1 requires that the proposed use at the specified location be in 
harmony with the adopted Comprehensive Plan. 
 
Although the proposed land use may be reasonable at the subject site, staff 
concludes that the proposal is not in harmony with the Comprehensive Plan due 
to the location of the main building, lack of compatibility with the surrounding 
uses, insufficient open space for participants, insufficient protection and 
restoration of water and forest resources, and insufficient documentation of the 
1915 structure. 
 
General Standard 2 requires that the proposed use be in conformance with the 
general purpose and intent of the applicable zoning district regulations.  The R-2 
District permits child care centers as a special exception use.  However, as 
previously discussed in Land Use Analysis, the property has not been designed 
to ensure compatibility with the surrounding uses. 
 
General Standard 3 requires that the proposed use be harmonious with and not 
adversely affect the use or development 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.  Staff 
concludes that the proposed project has not been designed to minimize the 
impact of the proposed facility on the neighboring properties. 
 
General Standard 4 requires that the proposed use 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. 
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Access for the site is provided from Lincolnia Road.  The applicant has provided 
information regarding trip generation and turning movements for the proposed 
use.  The applicant concludes that left and right-turn lanes are not necessary.  
Staff concurs that turn lanes are not needed at this time.  However staff has 
proposed a development condition regarding right-of-way dedication along 
Lincolnia Road to be used in the event that additional right-of-way is required for 
roadway improvements. 
 
General Standards 5, 6, and 7 require landscaping, screening, open space, 
adequate utility, drainage, parking, loading, and other necessary facilities to 
serve the proposed use to be regulated in accordance with the Zoning 
Ordinance.  As previously discussed in the UFM Analysis, the applicant has not 
met the requirements of the Zoning Ordinance with regards to landscaping, 
screening, open space, and drainage. 
 
General Standard 8 states that signs shall be regulated by the provisions of 
Article 12 and that the Board may impose more strict requirements for a given 
use than those set forth in the Zoning Ordinance.  The applicant states that 
signage and their locations will be in conformance with Article 12 of the Zoning 
Ordinance.  A development condition has been added to ensure that the 
requirements of Article 12 are met. 
 
Standards for All Category 3 Uses (§9-304) 
 
Standard 1 states that "[f]or public 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."  The proposed use is not a public use. 
 
Standard 2 states that "[e]xcept as may be qualified in the following Sections, all 
uses shall comply with the lot size requirements of the zoning district in which 
located."  The proposed use complies with the lot size requirements of the R-2 
Zoning District. 
 
Standard 3 states that "[e]xcept 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."  The proposed use complies with the 
bulk regulations of the R-2 Zoning District. 
 
Standard 4 states that "[a]ll uses shall comply with the performance standards 
specified for the zoning district in which located, including the submission of a 
sports illumination plan as may be required by Part 9 of Article 14."  The 
applicant will be required to comply with all applicable performance standards of 
Article 14 of the Zoning Ordinance. 
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Additional Standards for Child Care Centers and Nursery Schools (§9-309) 
 
Standard 1 states the following: "In addition to complying with the minimum lot 
size requirements of the zoning district in which located, the minimum lot area 
shall be of such size that 100 square feet of usable outdoor recreation area shall 
be provided for each child that may use the space at any one time. Such area 
shall be delineated on a plat submitted at the time the application is filed. 
For the purpose of this provision, usable outdoor recreation area shall be limited 
to: 
 

A. That area not covered by buildings or required off-street parking spaces.  
B. That area outside the limits of the minimum required front yard, unless 

specifically approved by the Board in commercial and industrial districts 
only.  

C. Only that area which is developable for active outdoor recreation 
purposes.  

D. An area which occupies no more than eighty (80) percent of the combined 
total areas of the required rear and side yards." 

 
The proposed open spaces equate to a total of approximately 10 sf per 
participant and are not of a sufficient size to meet the needs of 150 participants.  
Similar uses, as noted earlier in this report, provide at least 185 sf of 
programmed open space per participant, per the Virginia Administrative Code (22 
VAC 40-60-440).  This standard has not been addressed.  A development 
condition has been added to ensure a minimum of 100 sf of accessible outdoor 
open space per participant, which allows approximately half of the participants to 
use the outdoor open space at any given time.  The area is to be fenced and 
equipped with appropriate seasonal outdoor furniture. 
 
Standard 2 states the following: "All such uses shall be located so as to have 
direct access to an existing or programmed public street of sufficient right-of-way 
and cross-section width to accommodate pedestrian and vehicular traffic to and 
from the use as determined by the Director.  To assist in making this 
determination, each applicant, at the time of application, shall provide an 
estimate of the maximum expected trip generation, the distribution of these trips 
by mode and time of day, and the expected service area of the facility.  As a 
general guideline, the size of the use in relation to the appropriate street type 
should be as follows, subject to whatever modification and conditions the Board 
deems to be necessary or advisable: 
 
 Number of Persons Street Type  
 1-75     Local  
 76-660    Collector  
 660 or more    Arterial" 
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An adult day care serving 150 participants may be appropriate along Lincolnia 
Road, which is classified as a Minor Arterial (Type B).  The applicant has 
provided information regarding trip generation and turning movements for the 
proposed use.  The applicant concludes that left and right-turn lanes are not 
necessary at this time.  Staff concurs.  This standard has been met. 
 
Standard 3 states that "[a]ll such uses shall be located so as to permit the pick-up 
and delivery of all persons on the site."  The site has been designed for 
convenient drop-off and pick-up of participants through the incorporation of a 
one-way entrance, drop-off and pick-up lane, and a covered building entrance.  
This standard has been met. 
 
Standard 4 states that "[s]uch use shall be subject to the regulations of Chapter 
30 of The Code or Title 63.2, Chapter 17 of the Code of Virginia." 
 
Staff notes that the use is governed by Title 22 of the Virginia Administrative 
Code at 22 VAC 40-60-10, et sequens, and evaluated by the Virginia Department 
of Social Services.  A development condition has been added to ensure that the 
requirements of the VAC are met. 
 
 

CONCLUSIONS AND RECOMMENDATIONS 
 
Staff Conclusions 
 
While a day care center for adults may be an appropriate land use on the subject 
properties, the application in its current form does not adequately address the 
provision of usable open spaces for supervised participant outdoor activities, 
compatibility with the surrounding uses, forest resources, stream valley 
resources, stormwater management, site remediation, heritage resources, or 
parking.  Given the intensity of the proposed use, the specialized needs 
associated with it, as underscored by the Virginia Administrative Code, and the 
sensitivity of the site, more work is necessary to ensure consistency with the 
Virginia Administrative Code, the Comprehensive Plan, and the Zoning 
Ordinance.  The demolition of various structures and the reconfiguration of 
parking afford the applicant the opportunity to develop the site in a manner 
responsive to the needs of the participants, compatible with the surrounding 
community, and sensitive to the location.  The proposed modification to the 
transitional screening and barrier requirements is inappropriate, as design 
changes could ameliorate the need for the modification.  Irrespective of the 
outstanding issues associated with the current site design, several edits are 
recommended to the proposed plan set.  Staff strongly recommends that the 
applicant defer the application and submit a revised SE Plat that addresses these 
concerns.  Development conditions have been included in an attempt to address 
these concerns but in no way fully address them without formal revisions to the 
SE Plat.  An alternative was provided in the report, which recommends that the 
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applicant shift the day care center building toward the center of the site, add 
fenced and programmed open spaces to the southeast of the day care building, 
and demolish the single-family detached structure while incorporating the desired 
office uses into the center.  These actions would significantly improve the site 
layout. 
 
Staff finds that the proposed use is of a design that is not in harmony with the 
Comprehensive Plan or the applicable Zoning Ordinance provisions. 

 
Recommendations 
 
Staff recommends denial of SE 2012-MA-018 in its current form.  If the 
application were to be modified, staff recommends that it be subject to the 
proposed development conditions in Appendix 1. 
 
It should be noted that it is not the intent of staff to recommend that the Board, in 

adopting any conditions proffered by the owner, relieve the applicant/owner from 
compliance with the provisions of any applicable ordinances, regulations, or adopted 
standards. The approval of this application does not interfere with, abrogate, or annul 
any easements, covenants, or other agreements between parties, as they may apply to 
the property subject to this application. 

 
It should be further noted that the content of this report reflects the analysis and 

recommendations of staff; it does not reflect the position of the Board of Supervisors. 
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APPENDIX 1 

 
PROPOSED DEVELOPMENT CONDITIONS 

SE 2012-MA-018 
April 23, 2013 

 
 

If it is the intent of the Board of Supervisors to approve SE 2012-MA-018 located at 
6349 and 6353 Lincolnia Road, Tax Map 72-1 ((1)) 50A and 50B, for a day care center 
for adults pursuant to Sect. 3-204-3.B. of the Fairfax County Zoning Ordinance, the staff 
recommends that the Board condition the approval by requiring conformance with the 
following development conditions, which supersede all previous conditions: 

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

application and is not transferable to other land. 
 
2. This Special Exception is granted only for the purpose(s), structure(s) and/or use(s) 

indicated on the special exception plat approved with the application, as qualified by 
these development conditions.  

 
3. This Special Exception is subject to the provisions of Article 17, Site Plans.  Any plan 

submitted pursuant to the Special Exception shall be in substantial conformance with 
the approved Special Exception (SE) Plat entitled “Agape Adult Day Healthcare 
Center,” consisting of 11 sheets prepared by Paciulli Simmons & Associates, Ltd., 
dated September 12, 2012, as revised through March 11, 2013, and these conditions.  
Minor modifications to the approved Special Exception may be permitted pursuant to 
Par. 4 of Sect. 9-004 of the Zoning Ordinance. 

 
4. Hours of Operation: The hours of operation for the adult day care center shall be 

limited to 8:00 a.m. to 3:00 p.m. Monday through Saturday. 
 
5. Enrollment: Enrollment in the day care center for adults shall be limited to a maximum 

daily enrollment of 150 participants. 
 
6. Parking: All parking for the adult day care center shall be on-site.  Parking spaces 

shall be provided as delineated and in conformance with the Public Facilities Manual 
(PFM) Standards, as determined by the Department of Public Works and 
Environmental Services (DPWES).  The applicant shall submit a parking tabulation 
prior to site plan approval and the issuance of a Non-Residential Use Permit (Non-
RUP) demonstrating that adequate parking is provided on the site. 

 
7. Trash Collection: No trash collection shall occur prior to 7:00 a.m. 
 
8. Exterior Lighting: The combined height of the light standards and fixtures shall not 

exceed fifteen (15) feet and shall meet the performance standards of Part 9 of Article 
14 of the Zoning Ordinance.  All exterior lighting shall be fully shielded and downward-
directed. 

 



 

 

9. 1915 House: The existing house identified on the Special Exception application 
constructed circa 1915 shall be photographed and documented prior to any land 
disturbing activity by an individual(s) who meets, at a minimum, The Secretary of the 
Interior’s professional qualification standards for history, architectural history, or 
historic architecture in accordance with 48 FR 44716, Sept. 1983 
(http://www.cr.nps.gov/local-law/Prof_Qual_83.htm).  Photographic recordation shall 
be done to a standard as required for determination of National Register eligibility, 
Virginia Department of Historic Resources (VDHR) Preliminary Information Form.  The 
number and angle of views shall be coordinated with the Department of Planning and 
Zoning (DPZ) prior to the taking of the photographs and completed photographs shall 
be approved by DPZ prior to the demolition of the existing house.  In addition, written 
documentation and description of the house, its construction, its occupants, and 
significant events that occurred on the property shall be prepared to a standard as 
required for determination of National Register eligibility, VDHR Preliminary 
Information Form, and completed prior to demolition of the existing house.  All 
photographs (including CD or equivalent version), and written documentation shall be 
submitted to the Virginia Room of the Fairfax County Public Library and to DPZ. The 
applicant shall provide written documentation to DPZ that required documentation has 
been submitted to the Virginia Room. 

 
10. Building Materials and Design: Architectural elevations shall be in substantial 

conformance with those shown on the SE Plat.  The upper level of the day care center 
for adults shall be finished in brick or Hardie Board siding and trim.  The lower level 
shall be finished in brick or split-face Concrete Masonry Units (CMUs).  The roof shall 
be a standing seam pre-finished metal roof.  The building shall be constructed to allow 
natural lighting into all participant activity, meeting, and dining rooms through the use 
of skylights, windows, clerestory windows, or other means. 

 
11. Accessible Open Space: The applicant shall provide a minimum of 100 square feet of 

accessible outdoor open space per participant for supervised outdoor activities.  The 
open space shall provide appropriate seasonal outdoor furniture, to include seating, 
and accessible pedestrian paths.  The accessible open space may include shade 
structures, raised gardens, patios, or other amenities for the use of participants.  The 
area shall be fenced to prevent participants from wandering unsupervised from the 
area. 

 
12. Views of Vehicular Traffic: Landscape plants shall be sited to filter or block 

participants' views of arriving or departing vehicles. 
 
13. Railings: All entrance and exit paths shall include sturdy handrails. 
 
14. Right-of-Way: Upon request by Fairfax County, the applicant shall dedicate right-of-

way along the Lincolnia Road frontage to a distance of forty-five (45) feet from the 
centerline of Lincolnia Road for future improvements.  This area shall be conveyed 
in fee simple to the Board of Supervisors at no cost to the County. 

 
15. Entrance and Exit: The vehicular entrance to and exit from the adult day care center 

property onto Lincolnia Road shall be improved to meet the commercial entrance 



 

 

standards of the Virginia Department of Transportation (VDOT), as depicted on the 
plat. 

 
16. Trail: An 8-foot wide paved trail shall be constructed across the site and extended to 

the adjacent properties.  A crosswalk shall be striped across the site entrance.  A 
crosswalk shall be striped across the site exit upon request by Fairfax County.  The 
final design shall include porous pavement, such as Flexi®-Pave, within the critical 
root zones of adjacent trees, subject to the review and approval of VDOT.  The 
location of the trail will also be reviewed and approved by the Fairfax County 
Department of Transportation (FCDOT) and DPWES and determined at the site plan 
review stage. 

 
17. Construction: Construction traffic access to the site will be limited to Lincolnia Road.  

Construction activities shall be limited to Monday through Friday and 7:30 a.m. to 
7:00 p.m.  Saturday construction will be allowed from 8:30 a.m. and 5:00 p.m. if the 
hours of construction are coordinated with adjacent homeowners’ associations, 
institutional uses, and residences not part of a homeowners' association.  No 
outdoor construction activities will be permitted on Sundays or on federal holidays.  
The site superintendent shall notify all employees and subcontractors of these hours 
of operation and shall ensure that the hours of operation are respected by all 
employees and subcontractors.  Construction hours shall be posted on-site in both 
English and Spanish.  This condition applies to the original construction only and not 
to future additions and renovations. 

 
18. Stormwater Management: Water quality controls must be satisfied for this 

development in accordance with PFM requirements.  The applicant shall specify the 
measures that will be used to meet Best Management Practice (BMP) credit and 
specify their locations on the SE Plat.  Stormwater management shall be provided as 
generally depicted on the SE Plat and as approved by DPWES.  A detailed 
evaluation and analysis of stormwater detention requirements shall be provided on 
the site plan.  Any final determination regarding the adequacy of these measures to 
meet stormwater management requirements will be subject to review and approval 
by DPWES.  If the measures shown on the SE Plat are determined to be 
inadequate, a Special Exception Amendment (SEA) application may be required. 

 
19. Chesapeake Bay Preservation Ordinance (CBPO): A Resource Protection Area 

(RPA) delineation must be submitted and approved prior to site plan approval.   The 
removal of invasive plants from the site, including the RPA, will require an RPA 
exemption request prior to site plan approval. 
 

20. Floodplain: A flood plain study shall be required to establish 100-year water surface 
elevation if not already done so and the area inundated by 100-year storm event 
shall be recorded as a floodplain easement (PFM 6-1401.1). 
 

21. Remediation of Impervious Areas: Soils in which impervious surfaces were removed 
shall be restored and remediated to support plant growth to the satisfaction of the 
Urban Forest Management Division (UFMD) to include the incorporation of adequate 
organic materials and the creation of adequate void spaces for air and water.  
Remediation of these soils will include the removal of all paving and gravel sub-base 



 

 

materials, the aeration of the soils to a depth of 18 inches through tilling or air 
excavation, and the incorporation of at least 12 inches of high quality topsoil mixed 
with organic matter into the remaining soils.  If air excavation is used, it shall be 
accomplished with an Air-Spade® or similar tool. 

 
22. Tree Canopy: The landscape plan shall conform to the tree canopy requirements of 

the Zoning Ordinance and the PFM. 
 
23. Tree Preservation: The applicant shall submit a Tree Preservation Plan and 

Narrative as part of the first and all subsequent site plan submissions.  The 
preservation plan and narrative shall be prepared by a Certified Arborist or a 
Registered Consulting Arborist, and shall be subject to the review and approval of 
UFMD.  The tree preservation plan shall include a tree inventory that identifies the 
location, species, critical root zone, size, crown spread and condition analysis 
percentage rating for all individual trees located within the tree save area living or 
dead with trunks 8 inches in diameter and greater (measured at 4½ feet from the 
base of the trunk or as otherwise allowed in the latest edition of the Guide for Plant 
Appraisal published by the International Society of Arboriculture), 35 feet outside of 
the proposed limits of clearing in the undisturbed area, and within 10 feet of the 
proposed limits of clearing in the area to be disturbed.  The tree preservation plan 
shall provide for the preservation of those areas shown for tree preservation, those 
areas outside of the limits of disturbance shown on the SE Plat, and those additional 
areas in which trees can be preserved as a result of final engineering.  The tree 
preservation plan and narrative shall include all items specified in PFM 12-0507 and 
12-0509.  Specific tree preservation activities that will maximize the survivability of 
any tree identified to be preserved, such as: crown pruning, root pruning, mulching, 
fertilization, compost tea, Cambistat, radial mulching, notes and details for asphalt 
removal around trees, and others as necessary, shall be included in the plan. 
 
a. Tree Preservation Walk-Through.  The Applicant shall retain the services of a 

certified arborist or Registered Consulting Arborist, and shall have the limits of 
clearing and grading marked with a continuous line of flagging prior to the walk-
through meeting.  During the tree-preservation walk-through meeting, the 
Applicant’s certified arborist or landscape architect shall walk the limits of 
clearing and grading with a UFMD representative to determine where 
adjustments to the clearing limits can be made to increase the area of tree 
preservation and/or to increase the survivability of trees at the edge of the limits 
of clearing and grading, and such adjustment shall be implemented.  Trees that 
are identified as dead or dying may be removed as part of the clearing operation.  
Any tree that is so designated shall be removed using a chain saw and such 
removal shall be accomplished in a manner that avoids damage to surrounding 
trees and associated understory vegetation.  If a stump must be removed, this 
shall be done using a stump-grinding machine in a manner causing as little 
disturbance as possible to adjacent trees and associated understory vegetation 
and soil conditions. 

 
b. Limits of Clearing and Grading.  The Applicant shall conform strictly to the limits 

of clearing and grading as shown on the Plat, subject to allowances specified in 
these proffered conditions and for the installation of utilities and/or trails as 



 

 

determined necessary by the Director of DPWES, as described herein.  If it is 
determined necessary to install utilities and/or trails in areas protected by the 
limits of clearing and grading as shown on the Plat, they shall be located in the 
least disruptive manner necessary as determined by the UFMD.  A replanting 
plan shall be developed and implemented, subject to approval by the UFMD for 
any areas protected by the limits of clearing and grading that must be disturbed 
for such trails or utilities. 

 
c. Tree Preservation Fencing:  All trees shown to be preserved on the tree 

preservation plan shall be protected by tree protection fencing.  Tree protection 
fencing in the form of four (4) foot high, fourteen (14) gauge welded wire attached 
to six (6) foot steel posts driven eighteen (18) inches into the ground and placed 
no further than ten (10) feet apart or super silt fence to the extent that required 
trenching for super silt fence does not sever or wound compression roots, which 
can lead to structural failure and/or uprooting of trees, shall be erected at the 
limits of clearing and grading as shown on the demolition and phase I & II erosion 
and sediment control sheets, as may be modified by the “Root Pruning” condition 
below. 

 
All tree protection fencing shall be installed after the tree preservation walk-
through meeting but prior to any clearing and grading activities, including the 
demolition of any existing structures.  The installation of all tree protection 
fencing shall be performed under the supervision of a certified arborist, and 
accomplished in a manner that does not harm existing vegetation that is to be 
preserved.  Three (3) days prior to the commencement of any clearing, grading, 
or demolition activities, but subsequent to the installation of the tree protection 
devices, the UFMD shall be notified and given the opportunity to inspect the site 
to ensure that all tree protection devices have been correctly installed.  If it is 
determined that the fencing has not been installed correctly, no grading or 
construction activities shall occur until the fencing is installed correctly, as 
determined by the UFMD. 

 
d. Root Pruning.  The Applicant shall root prune, as needed to comply with the tree 

preservation requirements of these development conditions.  All treatments shall 
be clearly identified, labeled, and detailed on the erosion and sediment control 
sheets of the site plan submission.  The details for these treatments shall be 
reviewed and approved by the UFMD, accomplished in a manner that protects 
affected and adjacent vegetation to be preserved, and may include, but not be 
limited to, the following: 
1) Root pruning shall be done with a trencher or vibratory plow to a depth of 18 - 

24 inches; 
2) Root pruning shall take place prior to any clearing and grading, or demolition 

of structures; 
3) Root pruning shall be conducted with the supervision of a certified arborist; 

and 
4) A UFMD representative shall be informed when all root pruning and tree 

protection fence installation are complete. 
 
e. Reforestation: A reforestation plan for the RPA shall be submitted concurrently 



 

 

with the first and all subsequent site plan submissions for review and approval by 
the UFMD and shall be implemented as approved.  The plan shall propose an 
appropriate selection of species based on existing and proposed site conditions 
to restore the area to a native forest cover type.  The reforestation plan shall 
include, but not be limited to the following: 
1) Plant list detailing species, sizes, and stock type of trees and other vegetation 

to be planted; 
2) Soil treatments and amendments if necessary; 
3) Methods to reduce deer browse; 
4) Methods to reduce weed competition; 
5) Mulching specifications; 
6) Methods of installation; 
7) Maintenance; 
8) Mortality threshold; 
9) Monitoring; and 
10) Replacement schedule. 

 
f. Site Monitoring.  During any clearing or tree/vegetation/structure removal on the 

Applicant Property, a representative of the Applicant shall be present to monitor 
the process and ensure that the activities are conducted as conditioned and as 
approved by the UFMD.  The Applicant shall retain the services of a certified 
arborist or Registered Consulting Arborist to monitor all construction and 
demolition work and tree preservation efforts in order to ensure conformance with 
all tree preservation development conditions and UFMD approvals.  The 
monitoring schedule shall be described and detailed in the Landscaping and Tree 
Preservation Plan, and reviewed and approved by the UFMD. 

 
g. Invasive Plant Species Management Plan.  As part of the first and all subsequent 

submissions during the site plan review process, the Applicant shall submit an 
Invasive Plant Species Management Plan (Restoration Plan) prepared by a 
Certified Arborist or Registered Consulting Arborist and shall be subject to the 
review and approval of DPWES and UFMD (PFM 12-0404.2B and 12-
0509.3D).  The plan will: 
1) Provide information about each invasive plant species present and include 

monitoring objectives and protocols for measuring effectiveness of 
management actions; 

2) Prioritize management of the identified invasive plant species and provide 
proactive prevention and early detection/rapid response strategies for newly 
invading plant species (example: assisting with education of volunteers to 
conduct invasive species searches and implementing management 
strategies); 

3) Describe selected management strategies and control options for invasive 
plant populations/infested areas, prevention, early detection, control 
(eradication, suppression, containment), and restoration; 

4) Include the selected methods by which the management strategies are to be 
achieved (example: specific treatments such as herbicide application rate and 
timing, manual removal); and 

5) Include a list of equipment and other resources to be used in the 
management plan. 



 

 

 
Annual monitoring shall include restoration reports to DPWES to be submitted by 
the end of the calendar year each year for five years after commencement of the 
restoration plan.  Commencement of the restoration plan shall occur within six 
months of the final inspection of the landscaping plan by DPWES.  Any large 
scale removal (other than severing and treating vine regrowth on and around 
trees) of invasive species within the RPA will likely require additional permitting 
(Water Quality Impact Assessment (WQIA)) through the Site Development and 
Inspections Division at site plan submission. 

 
h. Critical Root Zones: Any deconstruction, demolition, remediation, or construction 

within the critical root zones of preserved trees, as depicted on the plat, shall be 
done by hand to minimize disturbance to existing vegetation, which will be 
coordinated with the site review engineer and the UFMD.  Any vegetation 
damaged or removed shall be replaced as determined and recommended by the 
UFMD. 

 
i. Trees # 4 and 5: Within the critical root zone of the two willow oaks (Quercus 

phellos) adjacent to Lincolnia Road (Trees #4 and 5 of the Landscape Plan), the 
existing asphalt will be removed by hand and be replaced and expanded away 
from the trees for the delineated trail with pervious asphalt or some other 
pervious pavement with consideration of an on-grade product with less 
compaction. 

 
24. Stream Restoration.  As part of the first and all subsequent submissions during the 

site plan review process, the Applicant shall submit a Stream Restoration Plan 
prepared by a qualified engineer and subject to the review and approval of DPWES 
and the Northern Virginia Soil and Water Conservation District (NVSWCD).  The 
stream on the property shall be restored north and south of the concrete 
channel.  HEC-RAS shall be used to determine velocities and shear stresses from 
the design flow rates in the channel bed and any overbank flow area.  Velocities in 
the overbank portion of the stream valley (outside of the "ordinary" stream channel 
flow area) shall be less than or equal to the allowable velocity for the proposed 
vegetative cover conditions in the 100-year event.  Substrate materials for the 
stream shall be specified based on these results.  Non-erosive velocities of the 
substrate material in the stream channel during the 2-year storm event shall be 
demonstrated in the design calculations.  Allowable velocities shall be based on 
requirements of the PFM or by other accepted engineering methods as approved by 
DPWES.  The design shall also provide incipient motion, scour, limiting slope 
criteria, and bed armoring calculations to demonstrate the adequacy of the specified 
cobble size in the streambed.  Calculations shall also be provided to check for toe 
and bank stability.  Final design characteristics shall be subject to review and 
modification by DPWES and NVSWCD and shall be submitted at the time of site 
plan. 

 
Bonding.  Contemporaneously with the approval by Fairfax County of either the 
release of the performance bond, or the reduction of that portion of the performance 
bond, whichever is applicable, attributable to completion and final approval of the 
Stream Restoration Plan (the "Completion Date"), the Applicant shall post a 



 

 

performance bond with Fairfax County in the amount of $200,000 (the "Maintenance 
Bond"), to guarantee maintenance of the restored stream and associated riparian 
plantings for a five (5) year period. The Maintenance Bond shall be subject to annual 
reductions as provided below. 
 
Monitoring Requirements.  Within forty-five (45) days of the Completion Date, 
representatives of the Applicant, DPWES, and the NVSWCD shall meet on site and 
select eight (8) locations for survey cross-sections of the channel and eight (8) 
locations for installation of photographic monuments.  Within forty-five (45) days of 
the date of this meeting, the Applicant shall prepare and submit to DPWES and 
NVSWCD for review and approval, the initial baseline stream monitoring report (the 
"Monitoring Report").  The Monitoring Report shall be sealed by a licensed, 
professional engineer (the "Engineer") retained by the Applicant. 
 
a. The Monitoring Report shall include: 

 
1) The location of the cross-sections; 
2) Cross-section survey data, consisting of a graphical section drawing, 

coordinates of surveyed points (with an average spacing of two (2) feet or 
less) and the area of the channel below the plan formed by the section 
monuments; 

3) Photographs of the stream from each photo monument; 
4) Analysis of the riparian buffer condition relative to the survival rate and plant 

density specified on the construction plans approved by DPWES; and 
5) A narrative statement describing the status of the stream channel. 

 
b. On the date that is one year after the Completion Date, and on each anniversary 

date thereafter for the next four (4) years, the Applicant shall prepare and submit 
to DPWES and NVSWCD for review and approval, an annual Monitoring Report 
sealed by the Engineer.  All survey data shall be compared graphically and 
numerically to the initial Monitoring Report.  The narrative statement shall 
address whether corrective action is required under the Criteria, as hereinafter 
defined.  The Applicant shall complete corrective actions recommended in the 
annual Monitoring Report. 

 
c. Fairfax County shall reduce the Maintenance Bond by $40,000 each year, as 

follows: upon the date of the earlier to occur: (i) approval of the annual Monitoring 
Report by DPWES and NVSWCD for a given year with no corrective action 
required; or (ii) completion and approval by DPWES and NVSWCD of any 
required corrective action.  Upon submission of the final annual Monitoring 
Report on the fifth anniversary date, the Applicant shall complete required 
corrective actions, if any.  If no corrective action is required, or upon approval of 
required corrective actions by DPWES and NVSWCD, Fairfax County shall 
release the balance of the Maintenance Bond. 

 
26. The applicant shall obtain a sign permit for any proposed sign in accordance with the 

provisions of Article 12 of the Zoning Ordinance.  Any illumination of the sign(s) shall 
be in conformance with Part 9 of Article 14 of the Zoning Ordinance. 

 



 

 

The above proposed conditions are staff recommendations and do not reflect the 
position of the Board of Supervisors unless and until adopted by that Board. 

 
This approval, contingent on the above noted conditions, shall not relieve the 

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

 
Pursuant to Section 9-015 of the Zoning Ordinance, this Special Exception shall 

automatically expire, without notice, thirty (30) months after the date of approval unless 
the use has been established or construction has commenced and been diligently 
prosecuted.  The Board of Supervisors may grant additional time to establish the use or 
to commence construction if a written request for additional time is filed with the Zoning 
Administrator prior to the date of expiration of the Special Exception.  The request must 
explain why additional time is required, specify the amount of additional time requested, 
and explain the basis for the amount of time requested. 

















APPENDIX 4 

 
POLICY PLAN 
 
Fairfax County Comprehensive Plan, 2011 Edition; Policy Plan; Land Use, as 
amended through 9-22-2008; Pages 5-6 & 9-10: 
 

COUNTYWIDE OBJECTIVES AND POLICIES  
Land Use Pattern 
 
Objective 8: "Fairfax County should encourage a land use pattern that protects, 
enhances and/or maintains stability in established residential neighborhoods."  
 
Policy a. "Protect and enhance existing neighborhoods by ensuring that infill  

development is of compatible use, and density/intensity, and that adverse 
impacts on public facility and transportation systems, the environment and 
the surrounding community will not occur." 

 
Land Use Compatibility 
 
Objective 14: "Fairfax County should seek to achieve a harmonious and attractive 
development pattern which minimizes undesirable visual, auditory, environmental 
and other impacts created by potentially incompatible uses." 
 
Policy b. "Encourage infill development in established areas that is compatible with  

existing and/or planned land use and that is at a compatible scale with the 
surrounding area and that can be supported by adequate public facilities 
and transportation systems." 

 
Policy c. "Achieve compatible transitions between adjoining land uses through the  

control of height and the use of appropriate buffering and screening." 
 
Policy f. "Utilize urban design principles to increase compatibility among adjoining  

uses." 
 
Policy g. "Consider the cumulative effect of institutional uses in an area prior  to  

allowing the location of additional institutional uses." 
 
Policy h. "Utilize landscaping and open space along rights-of-way to minimize the  

impacts of incompatible land uses separated by roadways." 
 
Policy i. "Minimize the potential adverse impacts of the development of frontage  

parcels on major arterials through the control of land use, circulation and 
access." 

 
Policy k: "Provide incentive for the preservation of EQCs by allowing a transfer of  

some density potential on the EQC area to less sensitive portions of a site. 
The development allowed by the increase in  effective density on the 



non-EQC portion of the site should be compatible with surrounding area's 
existing and/or planned land use. It is expressly intended that in instances 
of severely impacted sites (i.e. sites with a very high proportion of EQC), 
density/intensity even at the low end of a range may not be achievable." 

 
Policy l: "Regulate the amount of noise and light produced by non-residential land  

uses to minimize impacts on nearby residential properties." 
 
AREA PLAN 
 
Fairfax County Comprehensive Plan, 2011 Edition; Area I; Lincolnia Planning 
District, as amended through 6-19-2012; Page 3: 
 
DISTRICT-WIDE RECOMMENDATIONS 
 
Environment  
"The Lincolnia Planning District has wide floodplains, steep slopes and slippage prone 
soils over an area that is important to groundwater quality. Much of the water that falls in 
the Lincolnia area filters into the aquifer directly, making the risk of groundwater 
contamination greater here than in many other parts of the County." 
 
"Older, developed portions of the County often have fair to poor surface water quality. 
This is due primarily to nonpoint source pollution in the form of runoff which contains 
high levels of fertilizers, pesticides, sediment and hydrocarbons.  Older suburban areas 
such as Lincolnia do not have the benefit of state-of-the-art water quality control 
practices.  Therefore, they are a particular challenge to the County's efforts to improve 
surface water quality and meet the spirit of the Chesapeake Bay Act.  In addition to 
surface water, the Lincolnia Planning District overlays an aquifer recharge area.  Land 
uses that threaten groundwater quality, particularly commercial and industrial 
development, hazardous materials storage and underground storage tanks, need 
special attention." 
 
"Extensive environmental quality corridors, large areas of hardwood forest and some 
undisturbed headwaters areas present an opportunity to re-establish some of the 
ecological resources lost to development in this area." 
 
Fairfax County Comprehensive Plan, 2011 Edition; Area I; Lincolnia Planning 
District, as amended through 6-19-2012;  L1-Pinecrest Community Planning 
Sector; Pages 15 & 18:  
 
RECOMMENDATIONS  
Land Use  
"The Pinecrest sector is largely developed as stable residential neighborhoods.  Infill 
development within this sector needs to be for a compatible use, type and intensity in 
accordance with the guidance provided by the Policy Plan under Land Use Objectives 8 
and 14." 



 
Heritage Resources  
"Any development or ground disturbance in this sector, both on private and public land, 
should be preceded by heritage resource studies, and alternatives should be explored 
for the avoidance, preservation or recovery of significant heritage resources that are 
found.  In those areas where significant heritage resources have been recorded, an 
effort should be made to preserve them.  If preservation is not feasible, then, in 
accordance with countywide objectives and policies as cited in the Heritage Resources 
section of the Policy Plan, the threatened resource should be thoroughly recorded and 
in the case of archaeological resources, the artifacts recovered." 
 
POLICY PLAN 
Fairfax County Comprehensive Plan, 2011 Edition; Environment, as amended 
through 7-27-2010; Pages 7-9, 18, & 19-20: 
 
Objective 2: "Prevent and reduce pollution of surface and groundwater resources. 
Protect and restore the ecological integrity of streams in Fairfax County." 

 
Policy k. "For new development and redevelopment, apply better site design  and  

low impact development (LID) techniques such as those described below, 
and pursue commitments to reduce stormwater runoff volumes and peak 
flows, to increase groundwater recharge, and to increase preservation of 
undisturbed areas. In order to minimize the impacts that new development 
and redevelopment projects may have on the County’s streams, some or 
all of the following practices should be considered where not in conflict 
with land use compatibility objectives:  

 Minimize the amount of impervious surface created.  

 Site buildings to minimize impervious cover associated with driveways 
and parking areas and to encourage tree preservation.  

 Where feasible, convey drainage from impervious areas into pervious 
areas. 

 Encourage cluster development when designed to maximize protection 
of ecologically valuable land.  

 Encourage the preservation of wooded areas and steep slopes 
adjacent to stream valley EQC areas.  

 Encourage fulfillment of tree cover requirements through tree 
preservation instead of replanting where existing tree cover permits. 
Commit to tree preservation thresholds that exceed the minimum 
Zoning Ordinance requirements.  

 Where appropriate, use protective easements in areas outside of 
private residential lots as a mechanism to protect wooded areas and 
steep slopes.  

 Encourage the use of open ditch road sections and minimize 
subdivision street lengths, widths, use of curb and gutter sections, and 
overall impervious cover within cul-de-sacs, consistent with County 
and State requirements.  



 Encourage the use of innovative BMPs and infiltration techniques of 
stormwater management where site conditions are appropriate, if 
consistent with County requirements.  

 Apply nonstructural best management practices and bioengineering 
practices where site conditions are appropriate, if consistent with 
County requirements.  

 Encourage shared parking between adjacent land uses where 
permitted.  

 Where feasible and appropriate, encourage the use of pervious 
parking surfaces in low-use parking areas.  

 Maximize the use of infiltration landscaping within streetscapes 
consistent with County and State requirements." 

 
"Development proposals should implement best management practices to reduce runoff 
pollution and other impacts. Preferred practices include: those which recharge 
groundwater when such recharge will not degrade groundwater quality; those which 
preserve as much undisturbed open space as possible; and, those which contribute to 
ecological diversity by the creation of wetlands or other habitat enhancing BMPs, 
consistent with State guidelines and regulations." 
 
Objective 10: "Conserve and restore tree cover on developed and developing 
sites. Provide tree cover on sites where it is absent prior to development." 
 
Policy a: "Protect or restore the maximum amount of tree cover on developed and  

developing sites consistent with planned land use and good silvicultural 
practices." 

 
Policy b: "Require new tree plantings on developing sites which were not forested  
  prior to development and on public rights of way." 
 
Objective 13: "Design and construct buildings and associated landscapes to use 
energy and water resources efficiently and to minimize short- and long-term 
negative impacts on the environment and building occupants." 
 
Policy a. "Consistent with other Policy Plan objectives, encourage the  application of  

energy conservation, water conservation and other green building 
practices in the design and construction of new development and 
redevelopment projects. These practices can include, but are not limited 
to: 

 Environmentally-sensitive siting and construction of development.  

 Application of low impact development practices, including 
minimization of impervious cover (See Policy k under Objective 2 of 
this section of the Policy Plan).  

 Optimization of energy performance of structures/energy-efficient 
design.  

 Use of renewable energy resources.  



 Use of energy efficient appliances, heating/cooling systems, lighting 
and/or other products.  

 Application of water conservation techniques such as water efficient 
landscaping and innovative wastewater technologies.  

 Reuse of existing building materials for redevelopment projects.  

 Recycling/salvage of non-hazardous construction, demolition, and land 
clearing debris.  

 Use of recycled and rapidly renewable building materials.  

 Use of building materials and products that originate from nearby 
sources.  

 Reduction of potential indoor air quality problems through measures 
such as increased ventilation, indoor air testing and use of low-emitting 
adhesives, sealants, paints/coatings, carpeting and other building 
materials." 

 
"Encourage commitments to implementation of green building practices through 
certification under established green building rating systems (e.g., the U.S. Green 
Building Council’s Leadership in Energy and Environmental Design (LEED®) program 
or other comparable programs with third party certification). Encourage commitments to 
the attainment of the ENERGY STAR® rating where applicable and to ENERGY STAR 
qualification for homes. Encourage the inclusion of professionals with green building 
accreditation on development teams. Encourage commitments to the provision of 
information to owners of buildings with green building/energy efficiency measures that 
identifies both the benefits of these measures and their associated maintenance needs." 
 
Policy c. "Ensure that zoning proposals for residential development will qualify for the  

ENERGY STAR Qualified Homes designation, where such zoning proposals 
seek development at the high end of the Plan density range and where 
broader commitments to green building practices are not being applied." 













































APPENDIX 11 

EXCERPT 

 

Virginia Department of Social Services 

Standards and Regulations for Licensed Adult Day Care Centers 

22 VAC 40-60-10 et sequens 

 

22 VAC 40-60-10. Definitions.  
The following words and terms, when used in this chapter, shall have the following meanings, unless 

the context clearly indicates otherwise: 

 

“Adult” means any person 18 years of age or older. 

 

“Adult day care center” means "any facility, that is either operated for profit or that desires licensure 

and that provides supplementary care and protection during only a part of the day to four or more 

aged, infirm or disabled adults who reside elsewhere except (i) a facility or portion of a facility 

licensed by the State Board of Health or the Department of Behavioral Health and Developmental 

Services, and (ii) the home or residence of an individual who cares for only persons related to him by 

blood or marriage." (§ 63.2-100 of the Code of Virginia)  

 

“Ambulatory” means the condition of a participant who is physically and mentally capable of self-

preservation by evacuating in response to an emergency to a refuge area as defined by the Uniform 

Statewide Building Code without the assistance of another person, or from the structure itself without 

the assistance of another person if there is no such refuge area within the structure, even if such 

participant may require the assistance of a wheelchair, walker, cane, prosthetic device, or a single 

verbal command to evacuate.  

 

“Care” means assistance with the activities and tasks of daily living provided to participants.  

 

“Director” means the person who has been delegated responsibility for the programmatic and 

administrative functions of the adult day care program. 

 

“Nonambulatory” means the condition of a participant of an adult day care center who by reason of 

physical or mental impairment is not capable of self-preservation by evacuating in response to an 

emergency to a refuge area as defined by the Uniform Statewide Building Code without the 

assistance of another person, or from the structure itself without the assistance of another person if 

there is no such safe refuge area within the structure.  

 

“Participant” means an aged, infirm or disabled adult who takes part in the program of care and 

receives services from the center.  

 

“Program director” means the person responsible for programmatic functions and supervision of all 

staff who work directly with participants.  

 

“Supervision” means the general oversight of the physical and mental well-being of participants. 
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22 VAC 40-60-50. Applicability. 

This chapter applies to any facility:  

1. That is operated for profit or desires to be licensed; and  

2. That provides supplementary care and protection for four or more adults:  

a. Who are aged, infirm or disabled;  

b. Who are in care for less than 24 hours per day; and  

c. Who reside elsewhere.  

 

22 VAC 40-60-320. Director.  
A. There shall be one person responsible for the center's program who is present at least 51% of the 

center's weekly hours of operation and whose responsibilities shall include, but not be limited to, the 

following areas:  

1. The content of the program offered to the participants in care;  

2. Programmatic functions, including orientation, training, and scheduling of all staff who 

directly supervise participants, whether or not the director personally performs these 

functions;  

3. Management of the supervision provided to all staff who directly supervise participants, 

whether or not the director individually supervises such staff;  

4. Assignment of a sufficient number of qualified staff to meet the participants' needs for:  

a. Adequate nutrition;  

b. Health supervision and maintenance;  

c. Personal care;  

d. Socialization, recreation, activities and stimulation;  

e. Supervision and protection;  

f. Safety; and  

5. The duties and responsibilities required by this chapter.  

B. The director shall meet the following qualifications.  

1. The director shall be at least 21 years of age.  

2. The director shall have completed at least a bachelor's degree from an accredited college or 

university and two years of experience working with older adults or persons with disabilities. 

This may be paid full-time employment, or its equivalent in part-time employment, volunteer 

work, or internship. The following qualifications may be substituted for a bachelor's degree:  

a. Current licensure as a nursing home administrator from the Board of Long-Term 

Care Administrators; or  

b. Current licensure in Virginia as a registered nurse who meets the experience 

requirements in subdivision 2 of this subsection.  

EXCEPTION: Any person employed in an adult day care center licensed prior to July 1, 2000 as 

either a director or assistant director shall have completed at least 48 semester hours or 72 quarter 

hours of post-secondary education from an accredited college or institution, and shall have completed 

at least two years experience working with older adults or persons with disabilities. This may be paid 

full-time employment or its equivalent in part-time employment or in volunteer work. 

3. The director shall demonstrate knowledge, skills and abilities in the administration and 

management of the adult day care program including: (i) knowledge and understanding of 

impaired elderly or disabled individuals, (ii) supervisory and interpersonal skills, (iii) ability 

to plan and implement the program, and (iv) knowledge of financial management sufficient 

to ensure program development and continuity.  

4. The director shall demonstrate knowledge of supervisory and motivational techniques 

sufficient to: (i) accomplish day-to-day work; (ii) train, support and develop staff; (iii) plan 

responsibilities for auxiliary staff to ensure that services are provided to participants.  
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5. The director shall complete 24 hours of continuing education annually to maintain and 

develop skills. This training shall be in addition to first aid, CPR, or orientation training.  

 

22 VAC 40-60-330. Assistant director.  
If the director is not routinely present in the center at least 51% of the weekly hours of operation, 

there shall be an officially designated assistant director who shall meet the qualifications of the 

director and who shall assume responsibility in the absence of the director.  

 

PART IV.  

SUPERVISION.  

22 VAC 40-60-370. General supervision.  
A. During the center's hours of operation, one adult on the premises shall be in charge of the 

administration of the center. This person shall be either the director or an adult staff member 

appointed by the licensee or designated by the director.  

B. At least two staff persons shall be on duty at the center and on field trips at all times when one or 

more participants are present. Both of these staff persons must be at least 18 years of age and one of 

them must be at least 21 years of age. See 22 VAC 40-60-340 E for use of volunteers as staff.  

 

22 VAC 40-60-380. Staff-to-participant ratio.  
There shall be a minimum of one staff person on duty providing direct care and supervision for every 

six participants in care, whether at the center or on field trips. 

 

22 VAC 40-60-380. 

NOTE: The staff-to-participant ratio is to be calculated for the center rather than for a room or 

activity.  

 

22 VAC 40-60-390. Additional staffing.  
The number of any additional staff persons required shall depend upon:  

1. The program and services the center provides;  

2. The functional levels of the participants; and  

3. The size and physical layout of the building.  

 

PART V.  

BUILDINGS AND GROUNDS.  

22 VAC 40-60-400. Physical environment.  
A center must provide an environment that protects the participants from physical harm but is not so 

restrictive as to inhibit physical, intellectual, emotional, or social stimulation.  

 

22 VAC 40-60-410. Location of facility.  
An adult day care center shall not be located where conditions exist that would be hazardous to the 

physical health and safety of participants.  

 

22 VAC 40-60-430. Special requirements for nonambulatory or physically impaired 

individuals.  
A. If the center is licensed for nonambulatory participants, at least one separate entrance shall be 

ramped, wheelchair-accessible, or at ground level, with no steps, so that participants can evacuate 

safely in the event of fire or emergency.  

B. Doorways and passageways shall be wide enough to accommodate wheelchairs and walkers, 

before any participant who uses a wheelchair or a walker is accepted for care.  
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22 VAC 40-60-440. Maintenance of buildings and grounds.  
A. The buildings and grounds shall be well maintained and free from safety hazards.  

B. An area shall be available and accessible so that participants shall have opportunities for 

supervised outdoor activities. The area shall be equipped with appropriate seasonal outdoor furniture.  

C. A safe area for discharge and pick-up shall be available to accommodate daily arrival and 

departure of participants.  

D. Adequate outdoor lighting shall be provided to ensure safe ambulation and loading and unloading 

of participants upon arrival and departure if the center operates during hours of dim light or darkness.  

E. Grounds shall be properly maintained to include mowing of grass and removal of snow and ice.  

F. All interior and exterior stairways and ramps shall have a nonslip surface or carpet. If carpet or 

other covering is used, it shall be secured to the stairways or ramps.  

G. Sturdy handrails shall be provided on all stairways, ramps, elevators, and at all changes in floor 

level.  

H. All interior and exterior stairways, changes in floor level, and ramps shall be indicated by a 

warning strip or contrast in color to aid participants who have impaired vision.  

 

22 VAC 40-60-490. General areas.  
A. Any center licensed after July 1, 2000 shall provide at least 50 square feet of indoor floor space 

for each participant, in addition to hallways, office space, bathrooms, storage space, or other rooms 

or areas that are not normally used for program activities. 

B. There shall be sufficient and suitable space for planned program activities that may be 

interchangeable or adaptable for a variety of activities including meals.  

1. There shall be at least one room with sufficient space for the participants to gather together 

for large group activities.  

2. There shall be rooms or areas appropriate for small group activities and individual 

activities.  

C. Furnishings.  

1. The furniture shall be sturdy, safe, and appropriate for elderly and impaired adults.  

2. All centers shall have:  

a. At least one chair for each participant and each staff person, excluding any people 

who remain in wheelchairs throughout the day;  

b. Table space adequate for all participants to take part in activities at the same time; 

and  

c. Recliners, lounge chairs, rockers, or other seating to allow participants to relax and 

rest.  

 

22 VAC 40-60-500. Privacy space.  
Space shall be available to allow privacy for participants during interviews, visits, telephone 

conversations, counseling, therapy, and other similar activities.  

 

22 VAC 40-60-520. Dining area.  
A. Dining areas shall have a sufficient number of sturdy tables and chairs to serve all residents, either 

all at one time or in shifts.  

B. If the center is licensed for nonambulatory participants, the dining area shall be large enough to 

provide sufficient table space and floor space to accommodate participants in wheelchairs.  
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22 VAC 40-60-550. Rest area. 
A. A separate room or area shall be available for participants who become ill, need to rest, or need to 

have privacy. The separate room or area shall be equipped with one bed, comfortable cot or recliner 

for every 12 participants.  

B. Additional beds, comfortable cots or recliners shall be available to accommodate scheduled rest 

periods. In centers that are open for evening or night care, beds shall be available for participants 

who need them.  

C. A minimum of one pillow covered with a pillow case, two sheets and one blanket, spread or 

covering per bed or cot shall be provided.  

D. Additional covering or blankets and pillows shall be available as necessary for recliners.  

 

22 VAC 40-60-554. Storage.  
A. Sufficient space shall be provided to store coats, sweaters, umbrellas, toilet articles, and similar 

personal possessions of participants and staff.  

B. Sufficient space shall be available for equipment, materials, and supplies used in the program.  

 

PART VII.  

PROGRAMS AND SERVICES.  

22 VAC 40-60-691. Goals of programs and services.  
Programs and services shall be designed to:  

1. Keep participants active, within the limitations permitted by physicians' orders.  

2. Encourage participants to maintain maximal independence in the activities of daily living.  

3. Assist participants to adjust to their disabilities and to redirect their interests if they are no longer 

able to maintain involvement in past activities.  

 

22VAC 40-60-692. Rights of participants. 

A. The participant shall be treated as an adult with consideration, respect and dignity, including 

privacy in treatment and in care for personal needs.  

B. The participant shall be encouraged and supported to maintain the highest level of personal and 

functional independence that conditions and circumstances permit.  

C. The participant shall be encouraged to participate in planning for his care, in program planning, 

and in deciding to participate in a given activity, to the extent possible.  

D. The participant shall be involved in a program of services designed to promote a positive attitude 

about his usefulness and capabilities, and designed to encourage learning, growth, and awareness of 

constructive ways to develop talents and interests.  

E. The participant shall be cared for in an atmosphere of sincere interest and concern in which 

needed support and services are provided.  

F. The privacy and confidentiality of each participant shall be fully respected.  

G. The participant shall not be abused, exploited, punished, coerced or threatened in any way.  

H. The participant shall be protected from solicitation, harassment and unwanted visitors.  

I. Services provided shall meet acceptable standards of care. There shall be a good faith effort to 

provide care according to the plan of care. Satisfaction with care shall be routinely checked and 

concerns addressed.  

J. The participant shall have the right to voice grievances about care or treatment without 

discrimination or reprisal. 



APPENDIX 12 

ZONING ORDINANCE PROVISIONS 
 
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:  
 
1. The proposed use at the specified location shall be in harmony with the adopted 

comprehensive plan.  
2. The proposed use shall be in harmony with the general purpose and intent of the 

applicable zoning district regulations.  
3. The proposed use shall be such that it will be harmonious with and will not adversely 

affect the use or development 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.  

4. 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.  

5. 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.  

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

7. Adequate utility, drainage, parking, loading and other necessary facilities to serve 
the proposed use shall be provided. Parking and loading requirements shall be in 
accordance with the provisions of Article 11.  

8. Signs shall be regulated by the provisions of Article 12; however, the Board may 
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 public 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.  

2. 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.  

3. 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.  



4. All uses shall comply with the performance standards specified for the zoning district 
in which located, including the submission of a sports illumination plan as may be 
required by Part 9 of Article 14.  

5. Before establishment, all uses, including modifications or alterations to existing uses, 
shall be subject to the provisions of Article 17, Site Plans. 

 
9-309 Additional Standards for Child Care Centers and Nursery Schools  
1. In addition to complying with the minimum lot size requirements of the zoning district 

in which located, the minimum lot area shall be of such size that 100 square feet of 
usable outdoor recreation area shall be provided for each child that may use the 
space at any one time. Such area shall be delineated on a plat submitted at the time 
the application is filed.  
For the purpose of this provision, usable outdoor recreation area shall be limited to:  
A. That area not covered by buildings or required off-street parking spaces.  
B. That area outside the limits of the minimum required front yard, unless 

specifically approved by the Board in commercial and industrial districts only.  
C. Only that area which is developable for active outdoor recreation purposes.  
D. An area which occupies no more than eighty (80) percent of the combined total 

areas of the required rear and side yards.  
2. All such uses shall be located so as to have direct access to an existing or 

programmed public street of sufficient right-of-way and cross-section width to 
accommodate pedestrian and vehicular traffic to and from the use as determined by 
the Director. To assist in making this determination, each applicant, at the time of 
application, shall provide an estimate of the maximum expected trip generation, the 
distribution of these trips by mode and time of day, and the expected service area of 
the facility. As a general guideline, the size of the use in relation to the appropriate 
street type should be as follows, subject to whatever modification and conditions the 
Board deems to be necessary or advisable:  

 
Number of Persons    Street Type  
1-75       Local  
76-660      Collector  
660 or more      Arterial  

 
3. All such uses shall be located so as to permit the pick-up and delivery of all persons 

on the site.  
4. Such use shall be subject to the regulations of Chapter 30 of The Code or Title63.2, 

Chapter 17 of the Code of Virginia. 
 
 



APPENDIX 13 

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 UNIT (ADU) DEVELOPMENT:  Residential development to assist in the provision of 
affordable housing for persons of low and moderate income in accordance with the affordable 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 agricultural or 
forestal use for use/value taxation pursuant to Chapter 58 of the Fairfax County Code. 
 
BARRIER:  A wall, fence, earthen berm, or plant materials which may be used to provide a physical separation 
between land uses.  Refer to Article 13 of the Zoning Ordinance for specific barrier 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 pollution 
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 
landscape 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/historical/cultural resources may be preserved or recreational amenities provided.  While 
smaller lot sizes are permitted in a cluster subdivision to preserve open space, the overall density cannot exceed that 
permitted by the applicable zoning district.  See Sect. 2-421 and 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 approximate the sensitivity 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 also 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 a 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. 
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DEVELOPMENT CONDITIONS:  Terms or conditions imposed on a development by the Board of Supervisors (BOS) 
or the Board of Zoning Appeals (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. 
 
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, utilities, and storm drainage are generally included on a development plan.  A development plan is s 
submission requirement for rezoning to the PRC District.  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 plat.  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 characterizes 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 to link and preserve natural 
resource areas, provide passive recreation and protect wildlife 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 corridors.  The 100 year floodplain drains 70 acres or more of land and has a 
one percent chance of flood occurrence 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 footage 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 travel 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 both 
through traffic and local trips.  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 clay soils. 
 
HYDROCARBON RUNOFF:  Petroleum products, such as motor oil, gasoline or transmission fluid deposited by 
motor vehicles which are carried into the local storm sewer system with the stormwater runoff, and ultimately, into 
receiving streams; a major source of non-point source pollution.  An oil-grit separator is a common hydrocarbon 
runoff reduction method. 
 
IMPERVIOUS SURFACE:  Any land area covered by buildings or paved with a hard surface such that water cannot 
seep through the surface into the ground. 
 
INFILL:  Development on vacant or underutilized sites within an area which is already mostly developed in an 
established development pattern or neighborhood. 
 
INTENSITY:  The magnitude of development usually measured in such terms as density, floor area ratio, building 
height, percentage 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 carrying capacity of 
a specific land area to accommodate development without adverse impacts. 
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Ldn:  Day night average sound level.  It is the twenty-four hour average sound level expressed in A-weighted 
decibels;  the measurement assigns a "penalty" to night time noise to account for night time sensitivity.  Ldn 
represents the total noise environment which varies over time and correlates with the effects of noise on the public 
health, safety and welfare. 
 
LEVEL OF SERVICE (LOS):  An estimate of the effectiveness of a roadway to carry traffic, usually under anticipated 
peak traffic conditions.  Level of Service efficiency is generally characterized by the letters A through F, with LOS-A 
describing free flow traffic conditions and LOS-F describing jammed or grid-lock conditions. 
 
MARINE CLAY SOILS:  Soils that occur in widespread areas of the County generally east of Interstate 95.  Because 
of the abundance of shrink-swell clays in these soils, they tend to be highly unstable.  Many areas of slope failure are 
evident on natural slopes.  Construction on these soils may initiate or accelerate slope movement or slope failure.  
The shrink-swell soils can cause movement in structures, even in areas of flat topography, from dry to wet seasons 
resulting in cracked foundations, etc.  Also known as slippage soils. 
 
 
OPEN SPACE:  That portion of a site which generally is not covered by buildings, streets, or parking areas.  Open 
space is intended to provide light and air; open space may be function as a buffer between land uses or for scenic, 
environmental, or recreational purposes. 
 
OPEN SPACE EASEMENT:  An easement usually granted to the Board of Supervisors which preserves a tract of 
land in open space for some public benefit in perpetuity or for a specified period of time.  Open space easements 
may be accepted by the Board of Supervisors, upon request of the land owner, after evaluation under criteria 
established by the Board.  See Open Space Land Act, Code of Virginia, Sections 10.1-1700, et seq. 
 
P DISTRICT:  A "P" district refers to land that is planned and/or developed as a Planned Development Housing 
(PDH) District, a Planned Development Commercial (PDC) District or a Planned Residential Community (PRC) 
District.  The PDH, PDC and PRC Zoning Districts are established to encourage innovative and creative design for 
land development; to provide ample and efficient use of open space; to promote a balance in the mix of land uses, 
housing types, and intensity of development; and to allow maximum flexibility in order to achieve excellence in 
physical, social and economic planning and development of a site.  Refer to Articles 6 and 16 of the Zoning 
Ordinance. 
 
PROFFER:  A written condition, which, when offered voluntarily by a property owner and accepted by the Board of 
Supervisors in a rezoning action, becomes a legally binding condition which is in addition to the zoning district 
regulations applicable to a specific property.  Proffers are submitted and signed by an owner prior to the Board of 
Supervisors public hearing on a rezoning application and run with the land.  Once accepted by the Board, proffers 
may be modified only by a proffered condition amendment (PCA) application or other zoning action of the Board and 
the hearing process required for a rezoning application applies.  See Sect. 15.2-2303 (formerly 15.1-491) of the Code 
of Virginia. 
 
PUBLIC FACILITIES MANUAL (PFM):  A technical text approved by the Board of Supervisors containing guidelines 
and standards which govern 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 Preservation 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 parcel of land and containing all 
information required by Article 17 of the Zoning Ordinance.  Generally, submission of a site plan 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 development complies with the Zoning Ordinance. 
 
SPECIAL EXCEPTION (SE) / SPECIAL PERMIT (SP):  Uses, which by their nature, can have an undue impact upon 
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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 subject to 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 to mitigate or abate adverse water quantity and water quality impacts resulting from development.  Stormwater 
management systems are designed to slow down or retain runoff to re-create, as nearly as possible, the 
pre-development flow 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 alternatives to major capital expenditures, and may include parking management measures, 
ridesharing programs, flexible or staggered work hours, transit promotion or operational improvements to the existing 
roadway system.  TSM includes Transportation Demand Management (TDM) measures as well as H.O.V. use and 
other strategies associated with the operation of the street and transit systems. 
 
URBAN DESIGN:  An aspect 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, title 
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 zoning 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 permitting 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 influenced embayments, creeks, and tributaries to the 
Occoquan and Potomac Rivers.  Development activity in tidal wetlands may require approval from the Fairfax County 
Wetlands Board. 
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Abbreviations Commonly Used in Staff Reports 

A&F 
ADU 
ARB 
BMP 
BOS 
BZA 
COG 
CBC 
CDP 
CRD 
DOT 
DP 
DPWES 
DPZ 
DU/AC 
EQC 
FAR 
FDP 
GDP 
GFA 
HC 
HCD 
LOS 
Non-RUP 
OSDS 
PCA 
PD 
PDC 

 

Agricultural & Forestal District 
Affordable Dwelling Unit 
Architectural Review Board 
Best Management Practices 
Board of Supervisors 
Board of Zoning Appeals 
Council of Governments 
Community Business Center 
Conceptual Development Plan 
Commercial Revitalization District 
Department of Transportation 
Development Plan 
Department of Public Works and Environmental Services 
Department of Planning and Zoning 
Dwelling Units Per Acre 
Environmental Quality Corridor 
Floor Area Ratio 
Final Development Plan 
Generalized Development Plan 
Gross Floor Area 
Highway Corridor Overlay District 
Housing and Community Development 
Level of Service 
Non-Residential Use Permit 
Office of Site Development Services, DPWES 
Proffered Condition Amendment 
Planning Division 
Planned Development Commercial 
 
 

PDH 
PFM 
PRC 
RC 
RE 
RMA 
RPA 
RUP 
RZ 
SE 
SEA 
SP 
TDM 
TMA 
TSA 
TSM 
UP & DD 
VC 
VDOT 
VPD 
VPH 
WMATA 
WS 
ZAD 
ZED 
ZPRB 
 
 

Planned Development Housing 
Public Facilities Manual 
Planned Residential Community 
Residential-Conservation  
Residential Estate  
Resource Management Area 
Resource Protection Area 
Residential Use Permit 
Rezoning 
Special Exception 
Special Exception Amendment 
Special Permit 
Transportation Demand Management 
Transportation Management Association 
Transit Station Area 
Transportation System Management 
Utilities Planning and Design Division, DPWES 
Variance 
Virginia Dept. of Transportation 
Vehicles Per Day 
Vehicles per Hour 
Washington Metropolitan Area Transit Authority 
Water Supply Protection Overlay District 
Zoning Administration Division, DPZ 
Zoning Evaluation Division, DPZ 
Zoning Permit Review Branch 
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