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APPLICATION ACCEPTED:  May 10, 2013 
PLANNING COMMISSION:  April 16, 2014 

BOARD OF SUPERVISORS:  Not yet Scheduled 
 

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

 
April 2, 2014 

 
STAFF REPORT 

 
PCA 2004-LE-042 and SE 2013-LE-008 

 
LEE DISTRICT 

 
 

APPLICANT: VTLC, LLC 
 
ZONING: C-5 (Neighborhood Retail Commercial District) 
 HC (Highway Corridor Overlay District) 
  
PARCEL: 81-3 ((05)) 0013 
  
ACREAGE: 1.09 acres 
  
PLAN MAP: Office Use 
  
SE CATEGORY: Category 3 – Quasi-public Uses, Child care centers and 

nursery schools 
 
PCA PROPOSAL: The applicant seeks approval of a Proffered Condition 

Amendment (PCA) application to permit construction of a 
child care center in lieu of construction of a shopping 
center. 

 
SE PROPOSAL: The applicant seeks approval of a Special Exception (SE) 

to permit construction of a child care center on property 
that is zoned C-5.  The maximum enrollment will be 184 
children.  The staff will consist of 18 to 25 employees.  The 
proposed hours of operation will be between 6:00 a.m. and 
6:30 p.m. 

 
STAFF RECOMMENDATIONS: 
 

Staff recommends approval of PCA 2004-LE-042, subject to the execution of 
proffers consistent with those contained in Appendix 1. 
  

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


 
Staff recommends approval of SE 2013-LE-008, subject to conditions consistent 

with those contained in Appendix 2. 
 
It should be noted that it is not the intent of the staff to recommend that the 

Board, in adopting any conditions, relieve the applicant/owner from compliance with the 
provisions of any applicable ordinances, regulations, or adopted standards; and that, 
should this application be approved, such approval 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 noted that the content of this report reflects the analysis and 

recommendation of staff; it does not reflect the position of the Board of Supervisors. 
 
For information, contact the Zoning Evaluation Division, Department of Planning 

and Zoning, 12055 Government Center Parkway, Suite 801, Fairfax, Virginia 
22035-5505; (703) 324-1290; TTY 711 (Virginia Relay Center). 
 
O:\bkatai\Spring Hill Academy\Staff Report and Conditions\Cover Staff Report PCA 2004-LE-042 
 

 

 
 

 

 
 

 

 
 

 

 
 

 

 

 

 

 
 

 

 
 

 

 
 

 

 
 

 

 
 

 

 
 

 

 
 

 

 
 

 

 
 

 

 

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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DESCRIPTION OF THE APPLICATION 
 
On March 9, 2009, the Board of Supervisor approved RZ 2004-LE-042 to rezone the 
property from R-1, C-5, and HC districts to the C-5 and HC districts to permit construction 
of a shopping center with a maximum floor area ratio (FAR) of 0.25.  Under the current 
request, the applicant, VTLC, LLC, seeks approval of a Proffered Condition Amendment 
(PCA) and a Special Exception (SE) to amend the proffers approved with RZ 2004-LE-042 
to permit the development of a child care center instead of the proffered shopping center. 
 The SE would permit the child care center on property that is zoned C-5.  The previously 
proffered FAR maximum of 0.25 would remain in force for the child care center. 
 
The child care center would be housed in a proposed building containing 11,700 square 
feet within two floors.  The maximum number of children would be 184.  There will be 
between 18 to 25 staff members. The hours of operation would be 6:00 a.m. to 6:30 p.m., 
Monday through Friday.  The center would be served by a 34-space surface parking lot to 
be located at the front of the building.  Thirty percent of the site will be maintained as open 
space, 3,000 square feet as a tree preservation area, and the remainder as playgrounds, 
landscaped areas, and walkways. 
 
 

LOCATION AND CHARACTER 
 
The subject property is located 
on the eastside of Grovedale 
Drive, about 250 south of the 
Grovedale Drive/Franconia 
Road intersection.  The 1.09 
acre property is vacant and 
heavily vegetated.  The 
remnants of a foundation of a 
single family home, demolished 
in the 1990s, are evident on the 
site. 
 
The area is a mix of older 
commercial uses established 
along Franconia Road, 
intermixed with single family 
residences that have been 
repurposed as small commer- 
cial businesses and recently 
constructed low-rise office buildings.  As outlined in the following table, the properties to 
the north and east front on Franconia Road and are developed with a service station, a 
convenience market, a restaurant, a veterinary office, and a hair salon.  Farther east is the 
Franconia Government Center.  Adjoining the property to the south is an office 
condominium development.  The properties to the west, across Grovedale Drive, are 
developed with a mix of office uses including the Alcohol Beverage Control Board (ABC) 

Figure 1 
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and Department of Motor Vehicle (DMV) offices and office condominiums.  In general, the 
Comprehensive Land Use Plan designates the properties fronting on Franconia Road as 
“Retail & Other”, while properties along Groveland Drive, including the subject property, 
are designated as “Office”. 
 

SURROUNDING AREA DESCRIPTION 

Direction Use Zoning Plan 

North Service Station C-5, HC Retail & Other 

North Convenience Market C-5, HC Retail & Other 

East Restaurant R-1*, C-5, HC Retail & Other 

East Veterinary Clinic C-5, HC Retail & Other 

East Hair Salon R-1*, C-5, HC Office 

South Office  C-3, HC Office 

West Office C-3, HC Office 
* R-1 zoning is limited to rear portions of the commercially developed properties. 
 
 
BACKGROUND 
 
The site was originally zoned C-N and R-1.  In 1978, in conjunction with the proposed 
development of two one-story office buildings on the C-N portion of the site, a Special 
Exception (SE) was filed to permit commercial off-street parking on the R-1 zoned portion 
of the property.  On April 11, 1978, the Board of Supervisors approved this application, 
SE-022-78.  Subsequently, the Board of Zoning Appeals (BZA) approved a related 
setback variance, V-113-78, to permit construction of an office building within 15 feet of 
the residentially zoned portion of the property.  The permitted structures were not 
constructed prior to the variance expiring.  Subsequently, the C-N zoning regulations and 
designations were replaced with the current C-5 zoning. 
 
A second SE, SE 85-L-012, was filed seeking to permit commercial off-street parking on 
the residentially zoned portion of the property.  This request was withdrawn by the 
applicant on June 5, 1990. 
 
In 2004, an application was for a rezoning from R-1, C-5, and HC districts to the C-5 and 
HC districts.  The rezoning was approved on March 9, 2009, subject to proffers.  The 
proffers restricted the rezoned property to development of a shopping center with a FAR 
of no more than 0.25.  The proffers also required dedication and frontage improvements 
along Grovedale Drive, an archaeological site assessment, stormwater management in 
accordance with the County’s Public Facility Manual (PFM), establishment of a tree 
preservation area on the east corner of the site, interparcel access easements for 
adjoining parcels to the north and south, and provision of bicycle racks. 
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COMPREHENSIVE PLAN PROVISIONS 
 

Plan Area: Area IV 
 
Planning District: Springfield District 
 

Planning Sector:  S9 - Beulah Community Planning Sector 
 

Land Unit: Franconia Road, Beulah Street, and Grovedale Drive 
Triangle (Land Use Recommendation 3) 

 

Plan Map: Office 
 

Recommendations: 

 
Land Use:  Land Use Recommendation 3 

 
Within the Franconia Road, Beulah Street, and Grovedale Drive triangle, the area 
located south and west of both the Franconia Fire Station and the Franconia 
Government Center is planned for low intensity office use.  Neighborhood-serving retail 
use up to .25 FAR is planned along Franconia Road.  In order to develop either office or 
retail uses in the area, the following conditions should be met: 

 

 Substantial parcel consolidation and a coordinated development plan that reflects a 
superior site layout and architectural design should be an element of any 
development proposal; 

 The visual impact of any proposed development on the adjacent stable, low density 
residential neighborhood to the east should be screened by using substantial 
landscaping, berms, and other effective and aesthetic screening techniques.  No 
commercial uses should directly front on Beulah Street; 

 A field survey should be conducted prior to final design plans and, if significant 
historic resources are found, appropriate preservation measures should be 
incorporated into the design phase; 

 Development should be designed to retain as many of the indigenous hardwood 
trees as possible. Pedestrian-oriented open space areas, such as an easily 
accessible urban park, should be incorporated as an element of the development 
plan; and 

 Roadway improvements necessary to ensure an acceptable level of service within 
the area affected by the development should be provided.  The design of the internal 
circulation pattern and the location of related access points should be planned to 
minimize the traffic impact on the adjacent residential area. 

Parcel 81-3((5))13 on Grovedale Drive, may also be appropriate for retail use up to .25 
FAR. 
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Child Care Criteria 
 
The Comprehensive Plan, 2013 Edition, Policy Plan, provides further guidance on the 
siting of child care centers in the County.  These guidelines are contained in Appendix 
3 of the Policy Plan, on page 17. 

 
Locational Guidelines For Child Care Facilities  
 
In Fairfax County, as in other areas of the country, there is an increasing need for high-
quality child care facilities. Such facilities should be encouraged throughout the County 
to the extent that they can be provided consistently with the following criteria:  
 

1. Child care facilities should have sufficient open space to provide adequate 
access to sunlight and suitable play areas, taking into consideration the size of 
the facility.  

2. Child care facilities should be located and designed to ensure the safety of 
children.  

3. Child care facilities should be located and designed to protect children from 
excessive exposure to noise, air pollutants, and other environmental factors 
potentially injurious to health or welfare.  

4. Child care facilities should be located and designed to ensure safe and 
convenient access. This includes appropriate parking areas and safe and 
effective on-site circulation of automobiles and pedestrians.  

5. Child care facilities in Suburban Neighborhoods should be located and designed 
to avoid creating undesirable traffic, noise, and other impacts upon the 
surrounding community.  Therefore, siting child care facilities in the periphery of 
residential developments or in the vicinity of planned community recreation 
facilities should be considered.  

6. Child care facilities should be encouraged in employment centers to provide 
locations convenient to work places.  However, these locations should make 
provisions for a safe and healthful environment in accord with the guidelines 
listed above 

 
 
DESCRIPTION OF THE GENERALIZED DEVELOPMENT PLAN (GDP) AND SPECIAL 

EXCEPTION (SE) PLAT 

 
The GDP/SE Plat titled “Spring Hill Academy 6309 Grovedale Drive”, prepared by CEI 
Engineering Associates, Inc., and Macrae Architecture, LLC., consisting of seven sheets with 
an initial date of November 1, 2012, as revised through March 24, 2014, is reviewed below. 
 
Site Layout 
 
The combined GDP/SE Plat depicts the proposed two-story child care center with a 34-space 
parking lot at the front of the site (along Grovedale Drive).  Outside play areas are depicted to 
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the north and east of the proposed structure.  A 3,000-square foot tree conservation area is 
proposed for the triangular area in the site’s easternmost corner.  The maximum height of the 
building is shown as 22 feet, eight inches.  The first floor will contain 10,500 square feet and 
will be utilized for all functions related to the child care operation.  Staff meeting space, 
seasonal storage, staff restrooms, access to roof HVAC units, and the owner’s office will be 
located in the 1,200 square feet contained in the second floor. 
 

 
Figure 2:  Site Plan 

 
The building is set back approximately 90 feet from Grovedale Drive.  The remaining building 
setbacks are shown as 9.6 feet from the south property line, 54.4 feet from the north property 
line, and a minimum of 20 feet from the angled east property line.  An underground 
stormwater facility, to be located under a portion of the surface parking lot, is proposed to 



Page 6 of 16 

satisfy the stormwater management and Best Management Practices (BMP) requirements for 
the site. 
 
Adjacent to the proposed building, the GDP/SE Plat depicts four playground areas within its 
north and east yards.  A 1,716 square foot playground designed for children between two and 
four years of age will be located in the north (side) yard.  The east (rear) yard will be 
developed with a multi-sport half court (25 x 23 feet), a 1,891 square foot playground 
designated for children between the ages of five and 12, and a 1,128 square foot playground 
designed for newborns to children two years of age.  The GDP/SE Plat indicates that the 
perimeter of the play areas will be surrounded by a six-foot high privacy fence. 
 
Sheet 7 of the GDP/SE Plat contains elevations of the proposed child care center.  As shown, 
the applicant is proposing the use of bricks and stones for the exterior of the building. 
 

 
Figure 3:  Front of the Child Care Center as Seen from Grovedale Drive 

 
Vehicular Access and Parking 
 
The proposed development contains a single, two-way driveway off of Grovedale Drive that 
provides access to the parking lot and access for service and emergency vehicles.  The 34-
space parking lot is accessed by two, two-way driving aisles off of the entrance driveway.  
With the previous rezoning approval, the applicant committed to dedicate a 2.27-foot strip of 
property along the Grovedale Drive frontage to facilitate widening the street to its planned 
profile.  The applicant is continuing that commitment with this application. 
 
Pedestrian Access 
 
Construction of a five-foot wide sidewalk with adjoining curb and gutter has been proffered 
along the subject property’s frontage.  This sidewalk will tie into the existing sidewalk which 
fronts the office condominiums to the south and eventually, to the sidewalk fronting the 
service station to the north.  (It should be noted that a 75-foot gap in sidewalk connectivity 
along Grovedale Drive will exist until the convenience market, with its secondary access to 
Grovedale Drive, is redeveloped.) 
 
To provide pedestrian access from the public sidewalk along Grovedale Drive to the entrance 
of the child care center, a five-foot wide walkway, through the parking lot, is proposed.  As the 
parking lot will be almost two feet higher in elevation than the public sidewalk, the walkway will 
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contain two steps at its intersection with the Grovedale sidewalk.  An alternative route 
consisting of a five-foot wide, switch-backing sidewalk with gentle ramps is proposed to 
connect the Grovedale sidewalk and the walkway through the parking lot for accessibility 
purposes. 
 
Landscaping 
 
Sheet 5 of the GDP/SE Plat contains the landscape plan for the proposed development.  The 
plan shows a 10-foot wide landscape strip along the site’s frontage sidewalk, an eight-foot 
wide landscaped median within the parking lot, four landscaped areas in each of the corners 
of the parking lot, four-foot wide landscape strips along each side property line, and a 3,000 
square foot tree preservation area in the rear yard. 
 
The landscape plan shows native species trees proposed for the landscape areas within the 
parking lot.  However, no shrubs or groundcovers are shown beneath these trees or within the 
four-foot wide landscape buffers along the side property lines.  A note on the landscape plan 
states that disturbed slopes will be amended with topsoil and seeded with grasses. 
 
Six trees are currently growing within the designated tree preservation area.  The GDP/SE 
Tree Preservation Plan shows that three of these trees, a white oak, a southern red oak, and 
a black cherry tree will be retained.  The other trees, three white mulberry trees, are 
designated for removal.  As replacements for the mulberry trees, two red maples, two willow 
oaks, and an eastern redbud will be planted. 
 
 
ANALYSIS 
 
Land Use Analysis 
 
The subject property is located within the S9 - Beulah Community Planning Sector.  The 
Comprehensive Plan’s Policy Plan contains specific recommendations for the Franconia 
Road, Beulah Street, and Grovedale Drive Triangle, which includes the subject property.  
These recommendations state that the area is planned for low intensity office uses and 
that the subject property, Parcel 81-3 ((5)) 13, may also be appropriate for retail use up to .25 
FAR.  The recommendation then outlines the conditions that should be met when 
developing office or retail uses in the area.  Although aimed at potential office or retail 
uses, several of the conditions address design elements that can be applicable to the 
child care center.  Below is an analysis of how the proposed application satisfies the 
Comprehensive Plan recommendations: 
 

 The approved proffers limited the previously permitted shopping center to the 
recommended FAR maximum of 0.25.  To reflect the scale of the nearby office 
buildings (office condominium developments to the west and south and the Alcohol 
Control Board building), the proposed child care center would retain this limitation.  
(The C-5 zoning allow a maximum FAR of 0.30.) 

 To provide for the possibility of future redevelopment of the properties to the north 
(convenience market) and south (office condominiums), the existing proffers 
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provide for an easement for future interparcel access over the parking lot driving 
aisles.  The provision is being retained as part of the PCA. 

 As proffered with the previous rezoning, RZ 2004-LE-042, the applicant has 
completed a Phase I archaeological survey.  The Archaeological Survey, performed 
by ECS Mid-Atlantic, LLC and dated November 2, 2012, identified potential historic 
resources on-site.  This survey was submitted to the Cultural Resource 
Management and Protection Section (CRMPS) of the Fairfax County Park Authority 
for review and approval.  CRMPS requested that the applicant have the consultant 
record the 20th century building remains and associated 20th century archaeological 
site with the Virginia Department of Historical Resources.  CRMPS notes that the 
archaeological site boundary is the same as the parcel boundary and although, no 
further field work is necessary, the site should be reported for future reference.  
Staff has recommended the appropriate condition. 

 The plan includes a designated 3,000 square foot tree preservation area and the 
proffers commit to development of a tree preservation plan. 

 Also, as previously proffered, the applicant will dedicate a 2.27-foot wide strip of 
property along the Grovedale Drive frontage for future street improvements.  The 
proposed PCA retains the commitment to improve the frontage with curb, gutter, 
and a five-foot wide sidewalk. 

 
Below is an analysis of the proposed conformance with the Comprehensive Plan’s 
locational guidelines for child care center: 
 

 Child care facilities should have sufficient open space to provide adequate access 
to sunlight and suitable play areas, taking into consideration the size of the facility.  

The SE Plat shows a total of 11,371 square feet of play area.  Therefore, based on 
the Zoning Ordinance requirement of 100 square of outdoor play area per child, a 
maximum of 113 children will be allowed in the play areas at any one give time.  
Staff has proposed a development condition to reflect this maximum.  With the 
adoption of this development condition, this criterion will be met. 

 
 Child care facilities should be located and designed to ensure the safety of children.  

The proposed center will be located on a local street, Grovedale Drive.  The 
Additional Standards for Child Care Centers and Nursery Schools contained in 
Zoning Ordinance Sect. 9-309 contains a guideline that advises that the 
appropriate street type for centers involving more than 75 people is a collector 
street.  However, FCDOT has reviewed this application and has determined that 
this child care center will not adversely impact the Level of Service for Grovedale 
Drive and is not opposed to development of the center at this location. 
 
The proposed outdoor play areas are enclosed with a six-foot high fence.  Further, 
the play areas are located to the side and rear of the proposed building, away from 
any streets.  A crosswalk is proposed through the parking lot to the entrance of the 
building, providing a safe pedestrian connection into the site from the sidewalk 
along the Grovedale Drive.  Staff believes this criterion has been met. 
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 Child care facilities should be located and designed to protect children from 

excessive exposure to noise, air pollutants, and other environmental factors 
potentially injurious to health or welfare.  

According the Statement of Justification, there are no known hazardous substances 
on the site.  In addition, the site is not located within a floodplain, resource 
protection area, or other environmental corridors.  Most of the play areas are 
located behind the building and the one play area located on the side of the 
building is a minimum of 110 feet away from Grovedale Drive, which should protect 
children from excessive exposure to noise and air pollutants.  Based on these 
measures, staff believes that this criterion has been met. 

 
 Child care facilities should be located and designed to ensure safe and convenient 

access. This includes appropriate parking areas and safe and effective on-site 
circulation of automobiles and pedestrians. 

The GDP/SE Plat shows a 34-space parking lot along the Grovedale Drive 
frontage, which exceeds the 30-space minimum required by the Zoning Ordinance. 
 In addition, the parking lot design, with its center median, facilitates drop-offs and 
pick-ups with minimum vehicle movement conflicts (no required back-ups).  Lastly, 
staff is recommending a condition that during regularly scheduled arrival and 
dismissal periods, staff and/or volunteers supervise and coordinate the unloading 
and loading of children outside of the building and that carpooling be encouraged 
for both parents and employees as a mechanism to minimize daily vehicular trips to 
the site. 
 
The proffers commit to the construction of a five-foot wide sidewalk along the 
property’s Grovedale Drive frontage.  As noted earlier in this report, a crosswalk 
traversing the parking lot is shown on the GDP/SE Plat, connecting the frontage 
sidewalk to the main entrance of the child care center.  The proffers commit to the 
installation of bike racks in accordance with Public Facility Manual standards.  With 
these improvements, staff believes that this criterion will be met. 

 
 Child care facilities in Suburban Neighborhoods should be located and designed to 

avoid creating undesirable traffic, noise, and other impacts upon the surrounding 
community.  Therefore, siting child care facilities in the periphery of residential 
developments or in the vicinity of planned community recreation facilities should be 
considered. 

 Child care facilities should be encouraged in employment centers to provide 
locations convenient to work places.  However, these locations should make 
provisions for a safe and healthful environment in accord with the guidelines listed 
above. 

The proposed child care center is proposed in an area that is developed with office 
and neighborhood-serving retail uses.  There are no nearby residences that may be 
adversely impacted.  The center’s location in an employment area should make it 
convenient for nearby employees.  Furthermore, as discussed previously, staff 
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believes the site layout provides a safe and healthful environment for the children.  
Therefore, staff believes this location fulfills these criteria. 

 
Transportation Analysis (Appendix 7) 
 
Pedestrian Access 
 
Staff worked with the applicant to ensure the creation of a direct, safe pedestrian route 
from the public sidewalk along Grovedale Drive to the front entrance of the child care 
center.  As described earlier, the parking lot will be almost two feet higher in elevation than 
the public sidewalk.  The initial submissions of the GDP/SE Plat proposed a somewhat 
circuitous handicap route between the public and private sidewalk systems.  After staff 
raised concerns about this route, the applicant revised the GDP/SE Plat to provide a direct 
and better delineated pedestrian route into the site by supplementing the handicap access 
with a set of stairs (two steps) that provide an alternative, direct route from the public 
sidewalk.  In addition, the on-site pedestrian route is now separated from the adjoining 
parking spaces with raised curbs. 
 
Interparcel Access 
 
Proffer 12 of the previously approved proffers states: 
 

In the future, if there is a need to connect the adjoining uses to the subject 
site, the owner of the property will agree to grant an access easement for 
interparcel connection.  Upon request by Fairfax County, the applicant shall 
provide a public access easement in a form approved by the County 
Attorney, to be recorded over access aisles that parallel Grovedale Drive 
along the frontage of the property.  This easement will be for the sole 
purpose of providing an interparcel access to the adjoining parcels to the 
North (Tax Map 081-3-005-A and the South (Tax Map 081-3-48-03-1 
through 10), if deemed necessary. 

 
This floating interparcel access easement will consolidate and improve future access 
points along Grovedale Drive should the adjoining properties redevelop.  As noted under 
the land use analysis above, the Comprehensive Plan language regarding coordinated 
development supports these types of interparcel access easements.  The applicant had 
expressed concern about the potential loss of parking spaces that might result from future 
interparcel access improvements and deleted the provision from the amended proffers.  
However, staff noted that this future interparcel access could be accommodated in the 
northwest and southwest corners of the parking lot to minimize impacts to parking spaces. 
 Therefore, the applicant is retaining this previously approved proffer. 
 
Environmental Analysis (Appendix 8) 
 
Pertinent to the proposal, the Comprehensive Plan includes environmental policies 
covering stormwater management, tree preservation, and green building practices.  The 
former topics are addressed in other sections of this staff report.  Regarding green 
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building practices, the Policy Plan encourages the application of energy conservation, 
water conservation, and other sustainable practices in the design and construction of 
development.  Although the project site is not located in an area where LEED certification 
is required, staff had encouraged the applicant to commit to such certification.  Citing 
financial concerns, the applicant indicated that LEED certification would not be pursued.  
In any case, staff notes that a project can incorporate green building practices without 
having to apply for and obtain any type of certification.  Examples include use of native 
and non-invasive plantings, Energy Star or equivalent appliances, and low-emitting 
materials.  Staff has provided the applicant with a list of possible green building design 
elements that can be incorporated into a set of proffers.  Should the applicant decide to 
incorporate any of the 40+ green building elements into this project, staff will work with him 
to craft the appropriate proffers. 
 
Historical Resources 
 
Land adjacent to the subject property, including the original Mt. Olive Baptist Church 
property, is known to contain Federal Civil War camps.  It is believed that the Federal Civil 
War camps may have crossed onto the subject property.  The Comprehensive Plan 
recommendations that appropriate field surveys be conducted and preservation measures 
be taken should significant historic resources be found. 
 
Based on this recommendation, the previous zoning approval, RZ 2004-LE-042, contained 
a proffer requiring that a Phase I archaeological survey of the site be conducted.  This 
survey, performed by ECS Mid-Atlantic, LLC on behalf of CEI Engineering Associates, Inc. 
and dated November 2, 2012, did not identify potential historic Civil War resources on the 
site.  In accordance with that previous proffer, the survey was submitted to the CRMPS of 
the Fairfax County Park Authority for review and approval.  CRMPS concurred with the 
survey’s findings and requested that the survey, identifying 20th century building remains 
and their associated 20th century archaeological site, be recorded with the Virginia 
Department of Historical Resources.  Staff has recommended the appropriate follow-
through condition. 
 
 
ZONING ORDINANCE PROVISIONS 

 
Zoning Ordinance Provisions 

Standard Required Provided 

Lot Area 40,000 square feet 
minimum 

47,480 square feet 

Lot Width 200 feet minimum 200 feet 

Building Height 40 feet maximum 22.66 feet 

Front Yard 45o angle of bulk plane, 
but not less than 40 feet 100 feet 

Side Yards N/A 10 feet 
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Zoning Ordinance Provisions 

Standard Required Provided 

Rear Yard 20 feet minimum 20 feet 

FAR 0.30 maximum 0.25 

Open Space 20% minimum 30% 

Tree Cover 10% minimum 20% 

Parking Spaces 
0.16 spaces/184 
students = 30 spaces 
minimum 

34 spaces 

Transitional Screening & 
Barrier Requirements 

None N/A 

 
As shown on the above comparison table, the proposal conforms to all applicable C-5 
standards. 
 
Highway Corridor Overlay District 
 
The Highway Corridor Overlay District puts additional restrictions on certain automobile-
oriented uses, including drive-in financial institutions, fast food restaurants, quick-service 
food stores, service stations and service station/mini-marts.  This application does not 
request development of any of these types of uses. 
 
Special Exception Requirements 
 
General Special Exception Standards (Sect. 9-006) 
Standards for all Category 3 Uses (Sect. 9-304) 
Additional Standards for Child Care Centers and Nursery Schools (Sect. 9-309) 
 
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, 
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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. 

 
Staff finds that the proposed child care center meets these general special exception 
standards.  As detailed in the Analysis section of this staff report, the proposal is in 
harmony with the Comprehensive Plan, the Zoning Ordinance, and the neighborhood.  No 
significant pedestrian or vehicular impacts have been identified.  As discussed in the staff 
report, the proposal is in compliance with the applicable landscaping, open space, 
stormwater, and parking requirements of the Zoning Ordinance.  Any future signs will be 
required to be in accordance with Article 12 of the Zoning 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.  
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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. 

 
Staff finds that the proposed child care center satisfies these Category 3 special exception 
standards.  As summarized in the staff report, the subject property meets the zoning 
requirements regarding minimum lot size and bulk regulations of the C-5 zoning district.  
Standard 4 is not applicable as the C-5 zoning district does not include performance 
standards. 
 
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. 
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4. Such 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 finds that the proposal satisfies these special exception standards related to child 
care centers and nursery schools.  The required usable outdoor recreation standard will 
be met by compliance with the recommended development condition that limits the 
number of children that can utilize the outdoor play areas at any one time.  Staff 
determined that Grovedale Drive can accommodate the anticipated traffic related to the 
child care center.  The parking lot is designed to allow flow-through traffic, which facilitates 
drop-off and pick-up activities.  As with all child care centers, the applicant will be required 
to comply with applicable provisions of Chapter 30 of The Code or Title 63.1, Chapter 10 
of Virginia. 
 
 
CONCLUSIONS AND RECOMMENDATIONS 
 
Staff Conclusions 
 
The applicant seeks to amend the previously approved proffers and to obtain a special 
exception to permit a child care center at 6309 Grovedale Drive.  The applicant has 
committed to comply with previously established proffered development restrictions, 
including a maximum FAR of 0.25 and maintenance of a tree preservation area.  Staff 
finds that the applicant is in harmony with the Comprehensive Plan and conforms to all 
applicable Zoning Ordinance provisions. 
 
Recommendation 
 
Staff recommends approval of PCA 2004-LE-042, subject to the execution of proffers 
consistent with those contained in Appendix 1. 
 
Staff recommends approval of SE 2013-LE-008, subject to the proposed development 
conditions contained in Appendix 2. 
 
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 rezoning 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. 
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  APPENDIX 2 
 
 

PROPOSED SPECIAL EXCEPTION DEVELOPMENT PLAN CONDITIONS 
 

SE 2013-LE-008 
 

March 24, 2014 
 
 

If it is the intent of the Planning Commission to approve SE 2013–LE-008 to permit 
a childcare center for property located at 6309 Grovedale Drive, Tax Map 81-3 ((05)) 
0013, staff recommends that the Planning Commission recommend approval subject to 
conformance with the following development conditions. 
 
1. This special exception is granted for and runs with the land indicated in this application 

and is not transferable to other land. 
 
2. This special exception is granted only for the purpose, structure, and/or use indicated 

on the special exception plat approved with the application, as qualified by these 
development conditions.  Other by-right, special permit, and/or special exception uses 
may be permitted on the application property without the approval of a special 
exception Amendment if such uses do not affect this special exception. 

 
3. This special exception is subject to the provision of Article 17, Site Plans, as may be 

determined by the Director, Department of Public Works and Environmental Services 
(DPWES).  Any plan submitted pursuant to this special exception shall be in substantial 
conformance with the approved General Development Plan/Special Exception Plat 
entitled “Spring Hill Academy 6309 Grovedale Drive”, prepared by CEI Engineering 
Associates, Inc., and dated November 1, 2012,  as revised through March 24, 2014, 
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. The maximum daily enrollment of the child care center shall be limited to 184 children. 
 
5. The maximum number of staff permitted on-site at any one time shall not exceed 25. 
 
6. The maximum number of children using the outdoor play area at any given time shall 

not exceed 113. 
 
7. The hours of operation shall be limited to 6:00 a.m. to 6:30 p.m., Monday through 

Friday. 
 
8. During regularly scheduled arrival and dismissal periods, staff and/or volunteers shall 

supervise and coordinate the unloading and loading of children outside of the building.  
All loading and unloading of children shall be done on-site.  Drop-off and pick-up times 
shall be staggered and designated times shall be issued to parent in order to minimize 
the number of vehicles on-site at any one time.  Carpooling shall be encouraged for 
both parents and employees as a mechanism to minimize daily vehicular trips to the 



site.  To facilitate carpool arrangements, zip code rosters shall be provided to all 
families and employees. 

 
9. A minimum of 34 parking spaces shall be provided, as shown on the GDP/SE Plat. 
 
10. The height of any exterior light fixture shall not exceed 12 feet.  All lighting shall be in 

conformance the Performance Standards contained in Part 9 of Article 14 of the Zoning 
Ordinance. 

 
11. All signage shall comply with provisions of Article 12 of the Zoning Ordinance. 
 
12. The Archaeological Survey, performed by ECS Mid-Atlantic, LLC, dated November 2, 

2012, and identifying the 20th century building remains and associated 20th century 
archaeological site, shall be recorded with the Virginia Department of Historical 
Resources. 

 
16. Except for the service gate, the trash enclosure proposed in the project’s front parking 

lot shall be enclosed with brick walls. 
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