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STAFF REPORT 
 

APPLICATION SE 2013-MA-010  
 

MASON DISTRICT 
 
 

APPLICANT: Deyi Awadallah (Glen Carlyn Childcare Center) 
 

ZONING: R-3  
 

PARCEL(S):  51-4 ((8)) A; 61-2 ((5)) 3, 4 
    
ACREAGE:  2.25 acres 
   
OPEN SPACE: 77% 
 
FAR: 0.12 
  
PLAN MAP: Residential @ 2-3 d.u./ac. 
 
SE CATEGORY:  Category 3 – Child Care Center 
   
PROPOSAL:  The applicant requests approval of a special 

exception to permit a child care center and 
associated modifications. 

 
STAFF RECOMMENDATIONS: 
 
Staff recommends approval of SE 2013-MA-010, subject to the proposed development 
conditions contained in Appendix 1.   
 
Staff recommends approval of a modification of the transitional screening along the northern 
property in favor of the plantings and block wall shown on the SE Plat. 
 

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


 
 
  
  
Staff recommends approval of a modification of the transitional screening plantings along the 
southern  property lines in favor of the existing vegetation and proposed plantings shown on 
the SE Plat. 
 
Staff recommends approval of a modification of the barrier requirements along the western and 
southern property lines in favor of the block wall and fencing depicted on the SE Plat.  
 
 

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:\bkrasner\ZED\Applications\Special Exceptions\Glen Carlyn Childcare SE 2013-MA-010\Report\SE 2013-MA-010_Glen Carlyn_Staff_Report_Cover.doc

 
 
 
 
 
 
 
 
 
 
 
 
 
  

 

 
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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Rainfall 
Depth 
(in)

Peak 
Flow 
(cfs)

Flow 
Depth 
(ft)

Flow Vel. 
(fps)

Rainfall 
Depth 
(in)

Peak 
Flow 
(cfs)

Flow 
Depth 
(ft)

Flow Vel. 
(fps)

Rainfall 
Depth 
(in)

Peak 
Flow 
(cfs)

Flow 
Depth 
(ft)

Flow Vel. 
(fps)

NORTH DITCH SINGLE FAMILY UNITS (R‐3) ‐ HSG 'D' 86.00 1.42 0.10 6 2.00 0.035 0.02 2.0 1.85 0.26 1.94 3.0 3.64 0.39 2.36 4.5 6.49 0.49 2.72
WEST DITCH SINGLE FAMILY UNITS (R‐3) ‐ HSG 'D' 86.00 0.75 0.10 5 3.00 0.035 0.02 2.0 0.97 0.16 1.61 3.0 1.92 0.23 1.94 4.5 3.42 0.33 2.33

SUBAREA DESCRIPTION CN AREA (AC) Tc (hr)

Ditch SlopeManning's n
Bottom 

Width (ft)
Side Slope 

(Z:1)

SUBAREA

100‐yr 2‐hr Storm Event2‐yr 2‐hr Storm Event 10‐yr 2‐hr Storm Event
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ID Cover Type Primary Species
Successional 

Stage
Condition Acreage Comments

A Bottomland
Tulip Poplar, 
Red Maple

Early  Fair 1.18

The overstory of this cover type is 
dominated by tulip poplar and red maple.  
Other minor overstory tree species present  
include American sycamore, loblolly pine 
and black cherry.  The understory has some 
spicebush, Eastern red cedar and American 
holly scattered throughout but is mainly 
dominated by invasive species including 
multiflora rose, Japanese honeysuckle, 
Porcelainberry, bush honeysuckle, English 
ivy and climbing euonymus vine.  There is 
no tree regeneration due to the heavy 
presence of invasive species.  In general the 
existing trees onsite are in fair to good 
condition with the exception of several 
dead and storm‐damaged trees along the 
northern property boundary.  

B
Maintained 
Grassland

Eastern red 
cedar, Colorado 
blue spruce

N/A N/A 0.39
This cover type consists of yard and 
landscape trees in fair condition including 
Easter red cedar and Colorado blue spruce.

C Developed 
Land

N/A N/A N/A 0.37
This consists of areas of constructed 
features, including building, driveway, and 
paved stream channel. 

D  Bottomland Invasive Vines Early  Poor 0.17

Gaps in existing tree canopy that are 
dominated by invasive species including 
multiflora rose, Porcelainberry, English ivy 
and Japanese honeysuckle.

E
Bottomland 
in Sanitary 
Easement

Tulip Poplar, 
Red Maple, and 
Invasive Vines

Early 
Fair to 
poor

0.14
Same as A, with gaps dominated by invasive 
species described in D. No 10‐year canopy 
credit claimed within easement. 
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RPA BUFFER AREA PLANTING
1196 sf

2 ea

12 ea

30 ea

1 ea

1 ea

2 ea

3 ea

12 ea

30 ea

320 ea

Shrub Planting

Groundcovers (850sf)

Overstory Trees (with 175 sf 10-yr canopy area)

Seedlings

Overstory Trees (with 150 sf 10-yr canopy area)

Understory Trees (with 125 sf 10-yr canopy area)

Total Affected Buffer Area:

Required Number of Trees to provide 25% canopy area:

Required Number of Seedlings (1 each per 100sf):

Required Number of Shrubs (1 each per 40sf)

Buffer Planting Provided:

Overstory Trees (with 200 sf 10-yr canopy area)

Key Botanical Name Common Name Quantity Stock Size Stock Type Spacing
10-yr Tree 
Canopy sf

OVERSTORY TREES
CO Celtis occidentalis Hackberry 1 2 in. cal. B&B as shown 150

CK Cladrastis kentuckea Yellowwood 1 2 in. cal. B&B as shown 150

NS Nyssa sylvatica Blackgum / Sourgum 1 2 in. cal. B&B as shown 175

QR Quercus rubra Northern Red Oak 1 2 in. cal. B&B as shown 200

UNDERSTORY TREES

AL Amelanchier lavies Serviceberry 3 8-10 ft ht. or 
2 in. cal. B&B as shown 125

SEEDLINGS
Asimina triloba Paw Paw 4 seedling TBD 100

Cercis canadensis Eastern Redbud 5 seedling TBD 100

Quercus rubra Northern Red Oak 3 seedling TBD 100

DECIDUOUS SHRUBS
AP Aesculus parviflora Bottlebrush Buckeye 5 7 gal. cont. as shown

CA Clethra alnifolia Summersweet 9 3 gal. cont. as shown

LB Lindera benzoin Spicebush 11 5 gal. cont. as shown

VD Viburnum dentatum Arrowwood Viburnum 7 7 gal. cont. as shown

GROUNDCOVERS
Carex pensylvanica Pennsylvania Sedge 150 1 qt. cont. 18" o.c.

Dryopteris intermedia Evergreen Wood-fern 70 1 qt. cont. 18" o.c.

Panicum virgatum Switch Grass 50 1 qt. cont. 24" o.c.

Symphyotrichum novae-angliae New England Aster 50 1 qt. cont. 24" o.c.

Area to be Counted =  12048 SF

Int. Landscaping Required (5%) = 602 SF

Total Shade Tree Canopy Provided = 
(7 trees @ 250 ft2 ea.) 

1750 SF

Total Area Required =  596 SF

Total Area Provided =  1750 SF

INTERIOR PARKING LOT LANDSCAPE CALCULATION

iDesign
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A1 Transitional Screening Length 193 feet
A2 Transitional Screening Width 12.83 feet
A3 Transitional Screening Area (A1 x A2): 2477 sf
A4 10‐Yr. Tree Canopy Required (A3 x 0.75): 1858 sf
A5 Minimum 10‐Yr. Tree Canopy Required by Large and Medium Evergreen Trees (A4 x 0.70): 1393 sf
A6 Miximum 10‐Yr. Tree Canopy Required by Large Deciduous Trees (A4 x 0.30): 557 sf
A7 Evergreen Shrubs Required (3 x (A1/10)): 58 shrubs

BI Transitional Screening Length 193 feet
B2 Transitional Screening Width 12.83 feet
B3 Transitional Screening Area: 2477 sf
B4 Total 10‐Yr. Tree Canopy Provided (B5+B6+B7) : 2450 sf
B5 10‐Yr. Tree Canopy Provided by Large and Medium Evergreen Trees: 1450 sf
B6 10‐Yr. Tree Canopy Provided by Large Deciduous Trees: 1000 sf
B7 Existing 10‐Yr. Tree Canopy Provided 0 sf
B8 Total Shrubs Provided (B9+B10) 58 shrubs
B9 Evergreen Shrubs Provided 58 shrubs
B10 Deciduous Shrubs Provided: 0 shrubs

Transitional Screening 'A' Calculation
Screening Required:
A. Tree Preservation Target and Statement

Screening Provided:

A1 Transitional Screening Length 269 feet
A2 Transitional Screening Width 14 feet
A3 Transitional Screening Area (A1 x A2): 3766 sf
A4 10‐Yr. Tree Canopy Required (A3 x 0.75): 2825 sf
A5 Minimum 10‐Yr. Tree Canopy Required by Large and Medium Evergreen Trees (A4 x 0.70): 1977 sf
A6 Miximum 10‐Yr. Tree Canopy Required by Large Deciduous Trees (A4 x 0.30): 847 sf
A7 Evergreen Shrubs Required (3 x (A1/10)): 81 shrubs

BI Transitional Screening Length 269 feet

B2 Transitional Screening Width 14 feet

B3 Transitional Screening Area: 3766 sf

B4 Total 10‐Yr. Tree Canopy Provided (B5+B6+B7) : 3075 sf

B5 10‐Yr. Tree Canopy Provided by Large and Medium Evergreen Trees: 2075 sf

B6 10‐Yr. Tree Canopy Provided by Large Deciduous Trees: 1000 sf

B7 Existing 10‐Yr. Tree Canopy Provided 0 sf

B8 Total Shrubs Provided (B9+B10) 81 shrubs

B9 Evergreen Shrubs Provided 81 shrubs

B10 Deciduous Shrubs Provided: 0 shrubs

Screening Provided:

Transitional Screening 'B' Calculation
Screening Required:
A. Tree Preservation Target and Statement

A1 Transitional Screening Length 88 feet
A2 Transitional Screening Width 25 feet
A3 Transitional Screening Area (A1 x A2): 2200 sf
A4 10‐Yr. Tree Canopy Required (A3 x 0.75): 1650 sf
A5 Minimum 10‐Yr. Tree Canopy Required by Large and Medium Evergreen Trees (A4 x 0.70): 1155 sf
A6 Miximum 10‐Yr. Tree Canopy Required by Large Deciduous Trees (A4 x 0.30): 495 sf
A7 Evergreen Shrubs Required (3 x (A1/10)): 26 shrubs

BI Transitional Screening Length 88 feet
B2 Transitional Screening Width 25 feet
B3 Transitional Screening Area: 2200 sf
B4 Total 10‐Yr. Tree Canopy Provided (B5+B6+B7) : 1700 sf
B5 10‐Yr. Tree Canopy Provided by Large and Medium Evergreen Trees: 1200 sf
B6 10‐Yr. Tree Canopy Provided by Large Deciduous Trees: 500 sf

B7 Existing 10‐Yr. Tree Canopy Provided 0 sf

B8 Total Shrubs Provided (B9+B10) 26 shrubs

B9 Evergreen Shrubs Provided 26 shrubs

B10 Deciduous Shrubs Provided: 8 shrubs

Transitional Screening 'C' Calculation
Screening Required:
A. Tree Preservation Target and Statement

Screening Provided:

A1 Transitional Screening Length 82 feet
A2 Transitional Screening Width 25 feet
A3 Transitional Screening Area (A1 x A2): 2050 sf
A4 10‐Yr. Tree Canopy Required (A3 x 0.75): 1538 sf
A5 Minimum 10‐Yr. Tree Canopy Required by Large and Medium Evergreen Trees (A4 x 0.70): 1076 sf
A6 Miximum 10‐Yr. Tree Canopy Required by Large Deciduous Trees (A4 x 0.30): 461 sf
A7 Evergreen Shrubs Required (3 x (A1/10)): 25 shrubs

BI Transitional Screening Length 82 feet
B2 Transitional Screening Width 25 feet
B3 Transitional Screening Area: 2050 sf
B4 Total 10‐Yr. Tree Canopy Provided (B5+B6+B7) : 3200 sf
B5 10‐Yr. Tree Canopy Provided by Large and Medium Evergreen Trees: 1150 sf
B6 10‐Yr. Tree Canopy Provided by Large Deciduous Trees : 0 sf
B7 Existing 10‐Yr. Tree Canopy Provided: 2050 sf
B8 Total Shrubs Provided (B9+B10) 34 shrubs
B9 Evergreen Shrubs Provided 25 shrubs
B10 Deciduous Shrubs Provided: 9 shrubs

Transitional Screening 'D' Calculation
Screening Required:
A. Tree Preservation Target and Statement

Screening Provided:

A1 Transitional Screening Length 473 feet

A2 Transitional Screening Width 25 feet

A3 Transitional Screening Area (A1 x A2): 11825 sf

A4 10‐Yr. Tree Canopy Required (A3 x 0.75): 8869 sf

A5 Minimum 10‐Yr. Tree Canopy Required by Large and Medium Evergreen Trees (A4 x 0.70): 6208 sf

A6 Miximum 10‐Yr. Tree Canopy Required by Large Deciduous Trees (A4 x 0.30): 2661 sf

A7 Evergreen & Deciduous Shrubs Required (3 x (A1/10)): 142 shrubs

BI Transitional Screening Length 473 feet

B2 Transitional Screening Width 25 feet

B3 Transitional Screening Area: 11825 sf

B4 Total 10‐Yr. Tree Canopy Provided (B5+B6+B7) : 16358 sf

B5 10‐Yr. Tree Canopy Provided by Large and Medium Evergreen Trees: 6225 sf

B6 10‐Yr. Tree Canopy Provided by Large Deciduous Trees : 0 sf

B7 Existing 10‐Yr. Tree Canopy Provided: 10133 sf

B8 Total Shrubs Provided (B9+B10) 142 shrubs

B9 Evergreen Shrubs Provided 106 shrubs

B10 Deciduous Shrubs Provided: 36 shrubs

A. Tree Preservation Target and Statement

Screening Provided:

Transitional Screening 'E' Calculation
Screening Required:

A. Tree Preservation Target and Statement Totals
A1.1 Pre‐development area of existing tree canopy (cover type A) = 58409
A1.2 Pre‐development area of existing tree canopy (cover type B) = 5800
A1 Total Pre‐development area of existing tree canopy (cover type A and B) = 64209
A2 Percentage of gross site area covered by existing tree canopy (A1/B1)= 65.5%
A3 Percemtage pf 10‐year tree canopy required for site = 25.0%

A4
Percentage of the 10‐year tree canopy requirement that should be met through tree 

preservation= (percentage of existing canopy that will be preserved, ) 
46.9%

A5
Proposed percentage of canopy requirement that will be met through tree 

preservation(C10/B7)=
123.0%

A6 Has the tree Preservation Target minimum been met? Yes.

A7

If No for line F, then a request to deviate from the Tree Preservation Target shall be 
provided on the plan that states one or more of the justifications listed in § 12‐0508.3 
along with a narrative that provides a site‐specific explanation of why the Tree 
Preservation Target cannot be met. Provide sheet number where deviation request is 
located

N/A

B.  Tree Canopy Requirement
B1 Identify gross area site area= 98058
B2 Subtract area dedicated to parks, road frontage, and 0
B3 Subtract area of exemptions (Resource Protection Area) = 0
B4 Adjusted gross site area (B1‐B2) = 98058
B5 Identify site's zoning and/or use R‐3
B6 Percentage of 10‐year tree canopy required = 25%
B7 Area of 10‐year tree canopy required (B4 x B6) = 24514
B8 Modification of 10‐year tree Canopy Requirements requested? No
B9 If B8 is yes, then list plan sheet where modification request is located N/A

C.  Tree Canopy Preservation
C1 Tree perservation Target Area (B7 x A4) = 11508
C2 Total canopy area meeting standards of §12‐0400 0
C3 C2 x 1.25 = 0
C4 Total canopy area provided by unique or valuable forest or woodland communities 0
C5 C4 x 1.5 = 0
C6 Total of canopy area provided by "Heritage," "Memorial," "Specimen," Street" trees 0
C7 C6 x 1.5 to 3.0 = 0
C8 Canopy area of trees within Resource Protection Areas and 100‐year floodplains = 30143
C9 C8 x 1.0 = 30143
C10 Total of C3, C5, C7 and C9 = 30143

D1 Area of canopy to be met through tree planting (B7‐C10) = 0
D2 Area of Canopy planted for air quality benefits = 0
D3 x 1.5 = 0
D4 Area of canopy planted for energy conservation = 0
D5 x 1.5 = 0
D6 Area of canopy planted for water quality benefits = 0
D7 x 1.25 = 0
D8 Area of canopy planted for wildlife benefits = 0
D9 x 1.5 = 0
D10 Area of canopy planted by Native Species 0
D11 x 1.25 = 0
D12 Area of canopy provided by improved cultivars and varietites 0
D13 x 1.25 = 0
D14 Area of canopy provided through tree seedlings = 0
D15 x 1.0 = 0
D16 Percentage of D14 represented by D15 0
D17 Total of canopy area provided through tree planting (with no multiplier) 18100
D18 Is an off‐site planting relief requested? No
D19 Tree Bank or Tree Fund? N/A
D20 Canopy area requested to be provided through off‐site banking or tree fund 0
D21 Amount to be deposited to the Tree Perservation and Planting Fund 0

E1 Total of Canopy area provided through tree perservation (C10) = 30143
E2 Total of canopy area provied through tree planting (D17) = 18100
E3 Total of canopy area provieded through off‐site‐ mechanism (D19) = 0
E4 Total of 10‐year Tree Canopy Provided = (E1 + E2 + E3) 48243

D. Tree Planting

E. Total of 10‐year Tree Canopy Provided

TREE PRESERVATION TARGET AND STATEMENT 
(10‐YEAR TREE CANOPY CALCULATION)

PLANT SCHEDULE  TREE CANOPY CALCULATIONS
Quantity Categoery Species Size Remark Area/Tree (sf) Total Canopy Area (sf)

19 Category IV Deciduous Trees TBD 3" cal B&B 250 4750

4 Category IV Deciduous Trees TBD 2" cal B&B 200 800

10 Category II‐III Deciduous Trees TBD 8' ht. B&B 125 1250

11 Category IV Evergreen Trees TBD 10'‐12' ht. B&B 250 2750

31 Category II‐III Evergreen Trees TBD 8' ht. B&B 175 5425

25 Category II‐III Evergreen Trees TBD 6' ht. B&B 125 3125

SUBTOTAL 18100
CULTURE MULTIPLIER TBD

TOTAL 18100
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PRE‐ AND POST‐DEVELOPMENT DISCHARGE RATE COMPUTATION

1a. ON‐SITE PRE‐DEVELOPMENT CALCULATIONS
SUBAREA DESCRIPTION C AREA (AC) PRODUCT

ONSITE IMPERVIOUS PAVEMENT/ROOFTOP 0.90 0.33 0.30
ONSITE LAWN AND FOREST CONSERVATION 0.30 1.92 0.57

2.25 0.88
WEIGHTED AVERAGE "C" 0.39

1b. OFF‐SITE PRE‐DEVELOPMENT CALCULATIONS
SUBAREA DESCRIPTION C AREA (AC) PRODUCT

SINGLE FAMILY UNITS (R‐3) 0.40 2.08 0.83

1c. OVERALL PRE‐DEVELOPMENT FLOW CALCULATIONS
SUBAREA 2‐YR RAINFALL INTENSITY (IN/HR) C AREA (AC) PEAK FLOW (CFS)
ON‐SITE 5.45 0.39 2.25 4.78
OFF‐SITE 5.45 0.40 2.17 4.73

4.42 9.51

SUBAREA 10‐YR RAINFALL INTENSITY (IN/HR) C AREA (AC) PEAK FLOW (CFS)
ON‐SITE 7.27 0.39 2.25 6.38
OFF‐SITE 7.27 0.40 2.17 6.31

4.42 12.69

SUBAREA 100‐YR RAINFALL INTENSITY (IN/HR) C AREA (AC) PEAK FLOW (CFS)
ON‐SITE 9.84 0.39 2.25 8.63
OFF‐SITE 9.84 0.40 2.17 8.54

4.42 17.18TOTAL

TOTAL

TOTAL

2. OVERALL POST‐DEVELOPMENT CALCULATIONS

RAINFALL 
INTENSITY 
(IN/HR)

PEAK 
FLOW 
(CFS)

RAINFALL 
INTENSITY 
(IN/HR)

PEAK 
FLOW 
(CFS)

RAINFALL 
INTENSITY 
(IN/HR)

PEAK 
FLOW 
(CFS)

ONSITE IMPERVIOUS PAVEMENT/ROOFTOP UNCONTROLLED 0.90 0.27 0.25 5.45 1.34 7.27 1.79 9.84 2.43
ONSITE LAWN AND FOREST CONSERVATION UNCONTROLLED 0.30 0.44 0.13 5.45 0.72 7.27 0.96 9.84 1.30
ONSITE PLAYGROUND UNCONTROLLED 0.35 0.12 0.04 5.45 0.22 7.27 0.29 9.84 0.40
ONSITE CONTROLLED AREA 0.34 0.40 0.60 2.20
ONSITE NATURAL OPEN SPACE CONSERVATION 0.30 1.08 0.32 5.45 1.77 7.27 2.36 9.84 3.19
OFFSITE SINGLE FAMILY UNITS (R‐3) 0.40 2.17 0.87 5.45 4.73 7.27 6.31 9.84 8.54

4.42 1.61 9.18 12.31 18.05

SUBAREA SUBAREA DESCRIPTION C

TOTAL

AREA (AC) PRODUCT

2‐YR 10‐YR 100‐YR

4. DETERMINE THE REQUIRED STORAGE VOLUME (Plate 2‐6)
Area (ac) C Product Imperviousness
0.23 0.90 0.21
0.11 0.30 0.03
0.34 0.70 0.24 67%

Per Plate 2‐6, Storage Volume per acre = 2167 cf
BMP storage volume = 738.947 cf

5. DETERMINE POND STAGE STORAGE
STAGE (FT) ELEV. (FT) CONTOUR AREA INCR. VOL. (CF) VOL. (CF)

0 258.5 678 0.00 0.00
0.5 259 1194 468.00 468.00
1 259.5 1725 729.75 1197.75
1.5 260 4048 1443.25 2641.00

Perm. Pool Elev. = 259.19 (for WQv of 738.947 cf)

DRY STORAGE COMPUTATION
STAGE (FT) ELEV. (FT) CONTOUR AREA INCR. VOL. (CF) VOL. (CF)

0 259.19 1394 0 0
0.5 259.69 1931 831.25 831.25
0.81 260 4048 926.745 1757.995
1.01 260.2 5159 920.7 2678.695

6. DISCHARGE COMPUTATION
Orifice diameter (ft) 0.417 (5" orifice)
Outfall Pipe Diameter (ft) 1.5
Weir width (ft) 0 0 15
Weir elevation 259.69 259.9 260.05
Orifice discharge formula: Q = CA*(2gH0)1/2 where C = 0.6
Weir discharge formula: Q = CL(H)^1.5 where C = 3.10

Stage (ft) Elevation (ft) hydraulic head (ft)
orifice 

discharge (cfs)
Weir discharge 

(cfs)
Combined 

Discharge (cfs)
Storage Vol. (cf)

0 259.19 0 0.00 0.00 0.00 0
0.25 259.44 0.25 0.13 0.00 0.13 382
0.5 259.69 0.5 0.36 0.00 0.36 831.25
0.81 260 0.81 0.51 0.00 0.51 1757.995
0.86 260.05 0.86 0.53 0.00 0.53 1975.945
1.01 260.2 1.01 0.59 2.70 3.29 2678.695

7. ORIFICE BREACH ANALYSIS
Weir width (ft) 15
Weir elevation 260.05

Stage (ft) Elevation (ft) hydraulic head (ft)
orifice 

discharge (cfs)
Weir discharge 

(cfs)
Combined 

Discharge (cfs)
Storage Vol. (cf)

0 260.05 0 0.00 0.00 0.00 0
0.15 260.2 0.15 0.00 2.70 2.70 702.75

Cover Type 
On‐site impervious area to facility
On‐site grass area to facility

Total

iDesign
PE Stamp



1. SUBAREAS AND WEIGHTED AVERAGE "C" FACTOR FOR THE SITE
ID "C" AREA (AC) PRODUCT 
A1 0.90 0.50 0.45
A2 0.30 0.55 0.17
A3 0.35 0.12 0.04
A4 0.30 1.08 0.32

2.25 0.98
0.44

2. COMPUTE THE TOTAL PHOSPHORUS REMOVAL FOR THE SITE

ID
REMOVAL 

EFFICIENCY (%)
AREA AREA RATIO

"C" FACTOR 
RATIO

PRODUCT

A1.1 40 0.23 0.10 2.06 8.4
A1.2 0 0.27 0.12 2.06 0.0
A2.1 40 0.11 0.05 0.69 1.4
A2.2 0 0.44 0.20 0.69 0.0
A3 0 0.12 0.05 0.80 0.0
A4 100 1.08 0.48 0.69 33.0

42.7

3. DETERMINE COMPLIANCE WITH PHOSPHORUS REMOVAL REQUIREMENT
(A) SELECT REQUIREMENT: (3a) 40 %
(FAIRFAX COUNTY CHESAPEAKE BAY PRESERVATION AREA ‐ 40%)OR
(FAIRFAX COUNTY WATER SUPPLY OVERLAY DISTRICT ‐ 50%)
(B) IF LINE (2a)  42.7 % >= LINE (3a) 40 %

THEN PHOSPHORUS REMOVAL REQUIREMENT IS SATISFIED.

BMP FACILITY DESIGN CALCULATIONS

                                      TOTAL PHOSPHORUS REMOVAL             (2a)

SUBAREA DESCRIPTION
ONSITE PAVEMENT AND ROOFTOP
ONSITE LAWN
ONSITE UNCONTROLLED PLAYGROUND
NATRUAL OPEN SPACE CONSERVATION

SUBAREA DESCRIPTION

ONSITE PAVEMENT AND ROOFTOP TREATED BY BMP
ONSITE UNCONTROLLED PAVEMENT
ONSITE LAWN TREATED BY BMP
ONSITE UNCONTROLLED LAWN
ONSITE UNCONTROLLED PLAYGROUND
NATRUAL OPEN SPACE CONSERVATION

WEIGHTED AVERAGE "C"
TOTAL

iDesign
PE Stamp
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A GLOSSARY OF TERMS FREQUENTLY 
USED IN STAFF REPORTS WILL BE 

FOUND AT THE BACK OF THIS REPORT 
 
 

DESCRIPTION OF THE APPLICATION 
 

SE 2013-MA-010 
 
The applicant, Deyi Awadallah, seeks a Special Exception, pursuant to Par. 2.B of Sect. 
3-304, to allow the construction of an 11,500 square foot child care facility on a 2.25 acre 
site on Glen Carlyn Road in Falls Church.  The facility would  accommodate up to 99 
children from ages six months to five years. Hours of operation would be from 7:00 a.m. 
through 6:00 p.m. weekdays.  The applicant indicates there would be a maximum of 16 
employees (11 teachers and five support staff). 
 
A reduced copy of the Special Exception plat is included at the front of this report.  The 
proposed development conditions, the Applicant’s Affidavit, and the Statement of 
Justification are contained in Appendices 1, 2 and 3, respectively. 
 
Waivers and Modifications:  
 
 
Modification of the transitional screening along the northern property in favor of the 
plantings and block wall shown on the SE Plat. 
 
Modification of the transitional screening along the southern  property line in favor of the 
existing vegetation and proposed plantings shown on the SE Plat. 
 
Modification of the barrier requirements along the western and southern property lines in 
favor of the block wall and fencing depicted on the SE Plat.  
 
 
LOCATION AND CHARACTER 

 
Location: 
 

   The property totals 2.25 acres in size and is located on the west side of Glen Carlyn 
Road, just south of Lebanon Drive and north of Munson Hill Road. 
 
 
 
 
 
 
 
 
 



SE 2013-MA-010  Page 2 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 1: Aerial View of Site  
 
Site Description:    
 
The assembled property consists of three individual lots that total 2.25 acres.  A single 
family home is located adjacent to Glen Carlyn Road. The rear of the tract is wooded 
with mature deciduous and evergreen trees. Long Branch creek flows along the 
southern property line within a concrete channel. The southern two-thirds of the site is 
located within a resource protection area (RPA) and 100-year flood plain associated 
with the creek. 
 
 
Surrounding Area Description:   
 
The site abuts single family detached dwellings to the north and south.  Additional 
dwellings with access to Lebanon Drive are located to the west. St. Katherine’s Greek 
Orthodox Church is located across Glen Carlyn Road, to the east.  A summary of the 
surrounding uses, zoning, and comprehensive plan recommendations are provided in 
the following table: 
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SURROUNDING AREA DESCRIPTION 

 
Direction 
 

Use Zoning Plan 

North Residential R-3 Residential @ 2-3 units/ac. 

South Residential R-3 Residential @ 2-3 units/ac 

East Church R-3 Residential @ 2-3 units/ac 

West Residential R-3 Residential @ 2-3 units/ac 

 
 
BACKGROUND 
 
There are no prior zoning applications on file for the subject property.  The house dates  
to the 1940s.  At the insistence of staff, the applicant requested a buildable lot 
determination on lot 51-4 ((8)) A  (the lot to the rear of the existing house on 61-2 ((5)) 3).  
Research revealed that Lot A was created and recorded in 1958 and has been included 
the County’s Real Property Identification Map and taxed as a separate lot since that time.  
In addition, it meets the minimum lot area and width standards of the Zoning Ordinance.  
Accordingly, it is considered a buildable lot, subject to all applicable  County ordinances 
and zoning regulations.1  The determinations are attached in Appendix 10. 
 
 
COMPREHENSIVE PLAN PROVISIONS  

 
Plan Area:   I 
 
Planning District: Baileys 
 
Planning Sector: B-2; Glen Forest 
 
Plan Map:   Residential at 2-3 du/ac./private open space 
  
Plan Text:  
 
The Comprehensive Plan does not include specific recommendations for the 
application property.  The Comprehensive Plan’s discussion of future development 
in the Glen Forest planning sector recommends that it continue as a stable 
suburban neighborhood.  Infill development should be of a compatible type, use, 
and intensity with existing development.   
 

 

                                                 
1 It should be noted  that Lot 61-2 ((5)) 4 , to the south of  the existing house, is entirely constrained by 
RPA and floodplain.  No building is proposed for that parcel. All buildings and improvements are 
proposed on lots 3 and A .   
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SE PLAT ANALYSIS 
 
Special Exception Plat (SE Plat) 
(Copy at front of report) 
 
Title of SE Plat: “Glen Carlyn Child Care Center Special 

Exception Plat” 

 
Prepared By: iDesign Engineering, Inc.  

 

Original and Revision Dates: March 12, 2014 
 

Number of Sheets: 9 
  
 Description of SE Plat:   
 

Proposed Layout 
 

The applicant’s Special Exception Plat shows an 11,500 sf. rectangular building 
located parallel to the northern property line, set back about 200 feet from Glen 
Carlyn Road.  The one and one-half story structure is long and narrow (118’ x 
58.5’).  It is situated 16.75 feet from the northern property and 139 feet from the 
rear line.  A 5,150 sf. outdoor play area is shown at the rear of the building. An 
architectural block wall is provided along the full length of the northern property line 
and around a portion of the rear line, adjacent to the play area.  A board-on-board 
fence is proposed to the south of the play area, roughly along the  RPA boundary. 
    
A majority of the southern portion of the site is located within a RPA and 100-year 
flood plain and will be left as an undisturbed open space (77% of the total site 
area).  Stormwater is accommodated by a diversion ditch along the northern 
property line and a micro-pool located within the island in the parking area.    

 
 Vehicle Access, Circulation and Parking 
 

Access to the site is provided via two driveways from Glen Carlyn Road that 
connect  to a parking area located in front of the building.  The northern driveway 
would be one-way in and leads down a drive aisle to the building. The southern 
driveway would function as an exit-only and is located directly off the parking area 
with two rows of angled spaces.   A loading space is provided to adjacent to the 
main entrance.   
 
The parking tabulations on Sheet 2 of the SE Plat show that the proposal meets 
the ordinance requirement for child care facilities. The 99 children generate the 
need for 19 spaces (at 0.19 spaces/child).  The applicant is proposing to provide 
27 spaces in the surface parking lot at the front of the building. One loading 
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space has been provided towards the northeastern corner of the building; this 
meets the ordinance requirement. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 2: Site Layout  
 
   
 Landscaping and Open Space 
 

While no minimum open space requirement is specified for the R-3 District in the 
Zoning Ordinance, the applicant is providing 77% (1.73 acres), primarily through 
the preservation of the southern portion of the site.  Sheet 5 of the SE Plat shows 
the proposed planting concept for the site, which includes foundation plantings 
around the periphery of the building in addition to parking lot plantings and 
transitional screening.  The proposed screening consists of evergreen and 
deciduous understory trees and shrubs installed around the full periphery of the 
site.  This includes trees and shrubs planted along  the north side of the creek as 
a supplement to the mature deciduous trees in that location.  

 
The planting plan on Sheet 5 of the SE plat shows the applicant will exceed the 
tree canopy cover and interior parking lot planting requirements.  Modifications of 
the transitional screening and barrier requirements are being requested for the 
northern property line.  These are discussed in greater detail in the Urban Forestry 
analysis and waivers sections, below. 
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Architecture 
 
Conceptual building elevations with proposed screening have been provided on Sheet 9 
of the SE Plat. More detailed elevations with building materials were submitted 
separately. The one and one-half story building features a colonial-style design with  a 
gable roof and dormer windows. The structure was revised from earlier designs to 
reduce both its length and height and now measures 118 feet long by 58.5 feet wide, at 
its widest point.  At staff’s recommendation,  the long north and south facades have 
been modulated and now feature a five foot deep indentation  along the central portion 
of the building.  The elevations indicate that the building’s exterior will be constructed of 
fiber cement siding with a brick veneer base (see Figures 3 and 4).     

 
 
 
 
 
 
 
 
 
 
 
   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 3 – Front (top) and North (bottom) side Elevations 
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Figure 4 – Lower Floor Plan 
 
Stormwater Management 
 
The site falls within the Four Mile Run watershed.  The stormwater management (SWM) 
narrative on Sheet 7 of the SE Plat indicates that stormwater for the developed portion 
of the site will be accommodated by an extended detention micro-pool located in the 
island in the parking area.  A shallow ditch along the northern property line will channel 
existing sheet flow from the north into the micro-pool.  The pool then outfalls to the 
existing concrete channel section of Long Branch which runs along the site’s southern 
boundary.  Long Branch flows east and joins Four Mile Run in Arlington County. 
 
The micro-pool will reduce post-development peak flows below pre-development levels.  
The preservation of mature wooded areas in conjunction with the pool is proposed to 
meet BMP requirements. Final approval of the stormwater management system for 
adequate quantity and quality (BMPs) will be made by DPWES at the time of site plan 
review.  

 
 

STAFF ANALYSIS 
 
Land Use and Environmental Analysis (Appendix 4) 
 
Comprehensive Plan Conformance 
 
While the Comprehensive Plan does not include site-specific recommendations for the 
application property, any development in the Glen Forest planning sector should be 
consistent with a suburban neighborhood and of a compatible type, use, and intensity 
with existing development.  Child care centers are a permitted special exception use in 
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the R-3 zoning district and the proposed FAR is in conformance with the Zoning 
Ordinance.  
 
In addition to the general guidance provided in the sector plan,  Appendix 3 of the land 
use element of the Policy Plan gives specific locational guidelines for child care facilities.  
Six criteria are provided: 
 

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. 
 
The applicant’s proposal includes a 5,150 sf. fenced outdoor play area at the rear 
of the site.  This play area would be adjacent to more than an acre of undeveloped, 
wooded land in the RPA area.   
 

2. Child care facilities should be located and designed to ensure the safety of 
children. 
 
Staff’s review of the plan has not identified any conditions that would pose a 
hazard to children attending the facility under typical circumstances. 
 

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. 

 
The location of the facility, surrounded by single family homes and wooded land, 
would not subject children to any injurious noise, pollutants, or environmental 
conditions.  
 

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. 

 
It is staff’s opinion that adequate parking and on-site circulation is provided. VDOT 
and FCDOT have determined that the proposed access to and from the site from 
Glen Carlyn Road as depicted on the SE Plat meets all applicable regulations and 
guidelines. This criterion is addressed more fully in the transportation section of 
this report. 
 

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. 

 
The subject property fronts on a minor arterial roadway that runs along the 
periphery of several neighborhoods between Leesburg Pike and the Arlington 
County line.  However, the interior of the site abuts the rear yards of single family 
homes, primarily on Lebanon Drive.  The subject property presents challenges for 
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any type of development given the presence of RPA and flood plain that occupy a 
majority of the site.  Although the property has access off an arterial roadway, the 
environmental features restrict the area available for development to the northern 
edge of the site, closest to the adjacent residences.  Consequently, the design of 
the building and the adequacy of the transitional screening are the key elements in 
determining  the compatibility of a child care use with the surrounding 
neighborhood.  The applicant has worked with staff over the course of numerous 
revisions  to address concerns about compatibility: specifically,  that the building 
was too large and its design was out of character with the surrounding 
neighborhood.  Earlier changes to the design reduced the height of the structure to 
1.5 stories and 24 feet, however, staff was still concerned that the building was too 
large to be compatible with the single-family homes around it.   
 
After further discussions, the applicant agreed to consider more significant 
changes to the design and the overall mass of the building.  The latest submission 
has significantly reduced  the size of the building and decreased the length by 30 
feet from 148 feet to 118 feet.  This change also results in the rear of building 
being shifted an additional 30 feet from the neighbor to the west (it is now set back 
139 feet from the rear property line).  In addition, the new shorter side facades  
have been modulated with a five foot indentation that helps to visually break-up the 
mass of the building.  The smaller size of the building also enables  the 
architectural block wall and plantings to provide a more effective screen.  New 
architectural details show the facade will utilize earth-toned, residential-style 
materials including brick, fiber-cement siding, and textured shingles.   
 
It is staff’s opinion that these changes, taken together, have improved the 
compatibility of the proposal with the surrounding area.  Given the site constraints, 
the applicant’s proposal attempts to mitigate the negative effects on adjacent 
properties to the extent feasible. Accordingly, staff is now satisfied that, as 
designed, and with the adoption of the proposed development conditions, the 
proposal is in conformance with Comprehensive Plan.  

 
 
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.   

 
As the subject site is not within an employment center, this guideline is not 
applicable. However, it should be noted that Glen Carlyn Road is a commuter route 
that provides access to nearby employment Centers in Arlington County and Bailey’s 
Crossroads. 

 
 
Green Building 

 
While the subject property is not located within an area where the Comprehensive Plan 
provides a specific expectation for green building certification, staff strongly encourages 
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the inclusion of green building technologies for any development project. The applicant 
has agreed to development conditions that require the utilization of green building 
materials and technologies  With the adoption of this condition, staff believes this concern 
has been satisfactorily addressed. 

 
Resource Protection Area (RPA)/Environmental Quality Corridor (EQC) 
 
The proposal respects the RPA and EQC areas associated with Long Branch Creek and 
the adjacent buffer and floodplain.  The plan maintains  77% of the site as open space.  
Encroachment is limited to restoring a previously disturbed area and what is required to 
provide outfall for the stormwater management feature. 

 
 
Transportation Analysis (Appendix 5) 

 
With the latest revisions to the SE Plat, the applicant has, with one exception, addressed 
all transportation issues raised by staff.  The following summarizes the key changes 
incorporated in the revised submission to address previous staff concerns:   
 
Site Access/Sight distance 
 
FCDOT and VDOT identified potential sight distance issues with the location and 
configuration of the driveways shown on the original submission.  In addition, there were 
concerns with the functionality of the on-site circulation.  The applicant re-designed the 
parking area and site access to utilize two one-way driveways.  A sight distance profile is 
included on Sheet 5 that shows the design will  meet VDOT sight distance standards.  
The configuration shown on the SE plat also provides adequate queuing  space for 
vehicles entering the site.  Final determination of the adequacy of the proposed driveway 
location will be made by VDOT at the time of site plan review. 
 

Left Turn Lane 

VDOT requested that the applicant conduct a turning analysis on Glen Carlyn Road.  
Through discussions with VDOT it was agreed that a left turn lane was warranted.2  
Accordingly, the applicant is proposing to construct an approximately 100 foot long left 
turn lane with an additional 80 foot taper.  Thus, the improved section of Glen Carlyn 
Road adjacent to the site’s frontage will be widened by four feet in order to accommodate 
a five foot wide shoulder on the southbound side,  three 12 foot lanes, and an eight foot 
wide parking lane on the northbound side.   
 

 

                                                 
2 The applicant’s traffic impact study is attached in Appendix 5. The applicant estimates 444 average daily trips with 
79 trips during the AM peak hour and 81 trips during the PM peak hour.  The methodology employed in the turn 
analysis was not in conformance with VDOT standards.  At an October 2013 meeting with VDOT and FCDOT it was 
determined that a left turn lane was, in fact, required.  
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Sidewalk 
 
FCDOT recommends that the applicant provide a sidewalk along their Glen Carlyn Road 
frontage.  The applicant considered this request, but determined it was not feasible due 
drainage and topography conflicts.  Given the existing roadside ditch, installing a sidewalk 
would also necessitate the construction of curb and gutter.  However, installing curb and 
gutter would be complicated by the presence of the bridge abutment and drainage 
structure over Long Branch.  There is no sidewalk along the west side of Glen Carlyn 
Road from north of Munson Hill Road to South Manchester Street; however, there is a an 
asphalt trail that runs along the east side in this section.  In lieu of construction, staff has 
proposed a development condition requiring the applicant escrow funds for the future 
construction of a sidewalk in this location, should the County pursue a sidewalk project.  
The applicant has agreed to this request. 
 
Urban Forest Management (Appendix 6) 

 
Given the partially wooded nature of the site, the Urban Forest Management Branch of 
DPWES reviewed the application and provided comments related to tree preservation 
and transitional screening.   With the latest revisions to the SE Plat, the applicant has 
addressed these issues.  The following summarizes key staff concerns:   
 
Transitional Screening 

The applicant is requesting a modification of the transitional screening width along the 
northern property line.  Pursuant to Par. 4 of Sec. 13-305 the applicant has proposed a 
seven foot tall architectural block wall within a screening buffer of 10 to 12 feet in width in 
lieu of the standard 25 foot width (a 52 to 60 percent reduction) .  The Board may grant 
such a modification where the applicant provides adequate justification.  The applicant 
maintains that the narrow buildable area on the site prevents them from providing a full 25 
foot wide buffer.  In addition, the combination of the block wall and the design of the 
building’s northern elevation  have been coordinated to minimize adverse impacts on 
adjacent properties.  Additional analysis of this modification request and staff’s 
recommendation is provided in the waivers and modifications section of this report. 
 
The applicant has also included a transitional screening analysis on Sheet 6 of the SE 
Plat that shows the remaining buffers along the west and south sides of the property 
conform to the ordinance standard.      
 
Barriers 

Staff recommended that the architectural block wall be extended around the western 
boundary of the site between the play area and the adjacent house.  The current 
submission now shows the wall in this area.  It should be noted that the applicant is also 
requesting a modification of the barrier requirement along  the southern property line 
where existing vegetation makes installation of a fence unnecessary.  This is discussed in 
greater detail in the waivers and modifications section.  
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Conflict with Drainage Swales 

Staff raised concerns about potential conflicts between the proposed plantings along the 
northern and western property lines and the drainage ditches also proposed for those 
locations.  Staff was concerned that the ditches might preclude the applicant from actually 
providing the screening shown on the plans.  In response, the applicant provided 
stormwater calculations and corresponding typical sections (see Sheet 3 of the SE Plat) 
that show both the northern and western ditches will be shallow enough to permit 
planting.  In the case of the northern ditch, it will be only eight inches deep at its deepest 
point with sidewalls graded on a 6:1 slope.  The western ditch would be 10.5 inches deep 
on  a 5:1 slope.  In both cases staff is satisfied the screening plantings can be 
accommodated; however, final approval of the transitional screening plant types and 
arrangement will be made by UFM at the time of site plan review.   
 
Planting in Easements 

In previous submissions the applicant was showing screening plantings located in the 
sanitary sewer easement adjacent to Long Branch.  Transitional screening is not 
permitted within existing or proposed easements.  In the most recent submission, the 
applicant has shifted the plantings north,  addressing this concern. 
 
RPA Buffer 

Staff recommended that all proposed RPA buffer  plantings be located outside the limits 
of clearing within the large gap in the canopy.  The revised submission has shifted the 
RPA plantings to comply with this recommendation as shown on Sheet 5. 
 
Invasive Species Management 

Staff noted the presence of invasive species throughout the property.  Staff is 
recommending an invasive species management program to remove and control these 
plants within all tree preservation areas.  The applicant has agreed to a development 
condition with appropriate language to implement such a program subject to the review 
and approval of the Urban Forester. 
 
Tree Preservation Commitments 

Given the mature trees present, staff is recommending development conditions that will 
ensure best practices for tree preservation and maintenance.  A development condition 
has been proposed that requires the submission of a tree preservation plan, invasive 
species management, and site monitoring, subject to the approval of the Urban Forester.  

 
Stormwater Management (Appendix 7) 
 
According to the applicant’s adequate outfall narrative on Sheet 7 of the SE Plat, 
stormwater will be accommodated by an enhanced detention micro pool located in the 
island in the parking area.  The pool will then outfall to the channelized section of the 
Long Branch at the southern end of the property.  Post development peak flows will be 
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less than pre-development conditions in the two and ten year storms.  The preservation 
of 1.08 acres of open space within the RPA area, in conjunction with the micro-pool, will 
be used to meet BMP requirements.  Sheet 7 shows a 42% reduction in phosphorus, 
which exceeds the ordinance requirement for 40%.  A development condition has been 
proposed that requires DPWES approval of the proposed stormwater management 
system and BMPs at the time of site plan review. After reviewing the proposal, DPWES 
had several additional comments related to the RPA and floodplain on the property as 
well as the proposed drainage divide.  
 
Floodplain/Resource Protection Area 

The presence of the RPA and mapped floodplain on the property require the applicant 
to provide a Water Quality Impact Assessment (WQIA) and a floodplain study.  A 
floodplain study was approved by DPWES and showed that the post-development 
condition will contribute less than 1cf/s of additional flow in the 100-year storm.   The 
proposed building floor elevation will be four feet higher than the floodplain elevation.  
Overland relief is provided through the play area and the parking area.  

 
The Water Quality Impact Assessment on Sheet 5 shows that 1,196 SF of RPA will be 
disturbed; however most of this area is currently pavement associated with the driveway 
for the house on the property.  The paved area will be removed and restored with 
vegetation plus buffer plantings.  The remainder of disturbed area will be to allow the 
installation of the outfall pipe.  As no new pervious surface is being added to the RPA (it 
is actually being reduced), no RPA exception is necessary.  
 
Drainage Divide 

The proposal technically includes a drainage divide as 0.34 acres of land that currently 
sheet flows across the site will be re-directed to the micro-pool. The total drainage area 
that drains through the site, however, will not change.  The applicant indicates no 
adverse impacts on adjacent and downstream properties. 
 
Health Department (Appendix 8) 

 
The Health Department identified an existing septic system and well on the property.  
These will need to be properly abandoned and connections made to the public sewer and 
water system.  A condition is proposed requiring abandonment of the well and septic 
system before the granting of a demolition permit for the house. 
 
 
ZONING ORDINANCE PROVISIONS (Appendix 9) 
  
The chart below compares the required bulk standards of the R-3 zoning district with the 
proposed development: 
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Bulk Standards (R-3) 

Standard Required Provided  

Lot Size 10,500 sf. 2.25 acres 

Lot Width 80 feet ±222 feet 

Building Height 35 feet max. 24 feet 

Front Yard1 ABP (min. 30 feet) 198 feet  

Side Yard2 ABP (min. 10 feet) 16.75 feet 

Rear Yard2 ABP (min. 25 feet) 139 feet 

FAR 0.25  0.117 

Open Space n/a 77% 

Parking Spaces 19 27 

 
1. ABP = 40 degree Angle of Bulk Plane  
2. ABP = 35 degree Angle of Bulk Plane  

 
As shown in the chart above, the proposal conforms to the minimum bulk regulations for 
the R-3 District.  The applicant has provided an angle of  bulk plane analysis on Sheet 3 
that shows conformance with the appropriate setback requirements based on a 24 foot 
tall structure.  
 

 
Waivers/Modifications: 
 
Modification of the transitional screening along the northern property in favor of the 
plantings and block wall shown on the SE Plat. 

 
Par. 1 of Sec. 13-302 of the Zoning Ordinance requires a 25 foot wide, Type I 
transitional screen along the northern property line between the proposed use and the 
adjacent single family detached dwellings.   The applicant requests a modification of this 
requirement pursuant to Par. 4 of Sec. 13-305, which allows a reduction in width of up 
to two-thirds where the applicant chooses to construct a seven foot tall architectural 
block wall.  In addition, Par. 2 of Sec. 13-305 gives the Board discretion to reduce 
transitional screening requirements where strict provisions of [the ordinance] would 
reduce the usable area of a lot due to lot configuration or size to a point which would 
preclude a reasonable use of the lot.  However, the ordinance restricts such a 
modification to proposals where the side of a building, a barrier and/or the land between 
that building and the property line has been specifically designed to minimize adverse 
impact through a combination of architectural and landscaping techniques.  In this case, 
the southern 55% of the property (from the front property line to the rear) is occupied by 
RPA and floodplain, leaving a strip of land measuring approximately 90 feet in width in 
which to build.   Providing a full 25 foot wide screening area would leave only 65 feet in 
which to construct a building.  Building a functional and architecturally well-proportioned 
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child care facility in such a narrow area would  be difficult.  In lieu of the normal 
screening area, the applicant is proposing a 10 to 12 foot wide screening yard with a 
seven foot tall architectural block wall situated behind a row of evergreen trees and 
shrubs.  This width is within the two-thirds reduction permitted by the ordinance and 
includes the requisite block wall as an enhanced barrier.  In addition, the applicant has 
worked with staff to reduce the height and length of the building  to 24 feet and 118 feet, 
respectively.  He has also revised the architectural design of the northern façade to 
incorporate a five foot modulation that will help to break up the mass of the building (see 
Figure 3) and mitigate the visual effect on surround properties.  Adherence to this 
design is included in staff’s proposed development conditions.  Finally, the applicant has 
indicated that he is willing to provide off-site plantings on the adjacent properties to the 
north to enhance the screening  further, subject to the consent of those property 
owners.  Staff has proposed a development condition to this effect.  In summary, it is 
staff’s opinion that the architectural design elements, coupled with the enhanced barrier, 
exceed the threshold to grant a transitional screening modification and we recommend 
approval of the modification.    
 
Modification of the transitional screening plantings along the southern  property lines in 
favor of the existing vegetation and proposed plantings shown on the SE Plat. 
 
A 25 foot wide Type I transitional screen is also required along southern property line.  
A modification is technically required as  Long Branch and a sanitary sewer easement 
run directly along the southern property, preventing the applicant from planting in those 
areas.  In addition, this area is within the RPA and  contains mature vegetation.  The 
applicant has proposed a conforming 25 foot wide transitional screen planting to the 
north of the sanitary sewer easement along with supplemental new plantings as  an 
RPA buffer, to function as a transitional screen.  At the recommendation of staff, the 
applicant has added understory tree and evergreen shrub plantings  to complement the 
existing deciduous trees and provide a more opaque year-round screen. Given this, 
staff supports the modification request. 

 
Modification of the barrier requirements along the western and southern property lines in 
favor of the block wall and fencing depicted on the SE Plat. 
 
Sect. 13-304 of the Zoning Ordinance requires a Type D, E or F barrier where a child care 
facility abuts detached dwellings.  The applicant has requested a modification of the 
barrier requirement along part of the western and southern property lines. Along the 
western boundary, the applicant is providing a seven foot block wall behind the proposed 
play area.  The applicant is also providing a conforming transitional screen to the south of 
the play area, along the remainder of the western property line.  A board on board fence 
is proposed running  west to east  along the RPA boundary, which then ties in to the front 
of the building.   In staff’s opinion, those sections of the property line  without a formal 
barrier will have effective screening either from topography and/or the existing and 
proposed plantings.    Accordingly, staff has no objections to the request. 
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Special Exception Requirements 
  
General Special Exception Standards (Sect. 9-006) 

General Standard 1 states that the proposed use at the specified location shall be in 
harmony with the adopted Comprehensive Plan.   As discussed in the land use analysis 
section, through the incorporation of residentially-styled architecture and significant 
screening, the proposed use is in harmony with the recommendations of the 
Comprehensive Plan  

 
General Standard 2 states that the proposed use shall be in harmony with the general 
purpose and intent of the applicable zoning district regulations.  A child care facility is 
permitted in a R-3 zone.  After a significant reduction in the size of the building, 
improvements to the architectural design, and with the adoption of the proposed 
development conditions, it is staff’s opinion that the proposal is consistent with the 
purpose and intent of the R-3 District, which calls for such uses to be compatible with the 
low-density residential character of the area. 

 
General Standard 3 requires that 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.  The property is 
adjacent to single family detached houses to the north, west, and south.   St. Katherine’s 
Greek Orthodox church is  across Glen Carlyn Road to the east.  As discussed above, the 
proposal has been designed to minimize any negative effects on surrounding properties 
through the use of residentially-styled architecture and significant landscaping and 
screening, including a 7-foot wall.  The latest revision has also shifted the facility an 
additional 30 feet away (now 139 feet total) from the adjacent  property to west. It is staff’s 
opinion that the combination of a smaller building, residential building materials, 
evergreen plantings, and wall provides an adequate transition.  It should be noted that the 
houses to the north have deep rear yards and staff has  proposed a development 
condition where the applicant would provide additional off-site plantings on those lots, 
subject to the owner’s consent.  Based on these factors, it is staff’s opinion that this 
standard has been met. 

 
General Standard 4 states that 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.  Access to the site will be from two one-way 
access points for ingress and egress on Glen Carlyn Road.   The applicant has provided 
a traffic study that estimates 444 average daily trips with 79 trips during the AM peak hour 
and 81 trips during the PM peak hour. The configuration of the parking area will allow for 
all stacking, both entering and exiting,  to occur on-site.  FCDOT and VDOT have 
reviewed the proposal and determined that a left turn lane on Glen Carlyn Road is 
warranted and the applicant will be constructing this lane.  In addition, the applicant has 
demonstrated adequate sight distance exists on Glen Carlyn Road.  All transportation-
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related issues have been satisfactorily addressed.   Based on this, it is staff’s opinion that 
the traffic associated with the facility will not create a hazard or conflict with existing traffic 
the neighborhood.   

 
General Standard 5 requires that landscaping and screening be provided in accordance 
with the provisions of Article 13.  The proposed landscape plan is in conformance with 
Article 13, with respect to minimum tree canopy cover and parking lot landscaping.   
Although modifications have been requested (see above) staff is satisfied that adequate 
transitional screening is provided.  

 
General Standard 6 requires that open space be provided in an amount equivalent to 
that specified for the zoning district in which the proposed use is located.  The site is 
within the R-3 Zoning District, which has no formal open space.  The applicant proposes 
77% open space, which is greater than that required under any district in the Ordinance. 

 
General Standard 7 requires that adequate utility, drainage, parking, loading and other 
necessary facilities to serve the proposed use shall be provided.  Parking and loading 
requirements are proposed to be in accordance with the provisions of Article 11.  The 
plan meets or exceeds the standards for parking and loading spaces.  The drainage from 
the site will be accommodated by a drainage swale and an enhanced detention micro-
pool.  All other utilities appear adequate to serve the project. 

 
General Standard 8 requires that signs 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. A  monument sign is proposed along Glen Carlyn Road.  The 
location meets the setback requirement in the Zoning Ordinance.  A development 
condition is proposed requiring that all signage be in conformance with Article 12. 
 
Standards for all Category 3 uses (Sect. 9-304) 

Standard 1 for Category 3 Uses relates to public uses and is not applicable to the subject 
application.   

 
Standard 2 for Category 3 Uses states that all uses shall comply with the lot size 
requirements specified for the zoning district in which it is located.  The minimum lot size 
in the R-3 district is 10,500 sf.  As the application property measures 2.25 acres in size, 
this standard is met. 

 
Standard 3 for Category 3 uses states that all uses shall comply with the bulk regulations 
of the zoning district in which located.  The proposal complies with all bulk standards of 
the R-3 district including FAR, yard setbacks, and building height. 

 
Standard 4 for Category 3 uses states that all uses shall comply with the performance 
standards specified for the zoning district in which located.  No formal performance 
standards are applicable in the R-3 District. The proposal is providing 77% open space 
and is meeting the parking and loading space requirements.  All lighting will meet 
ordinance standards and trash and delivery hours are limited.  
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Standard 5 for Category 3 Uses states that before establishment, all uses, including 
modifications or alterations to existing uses, shall be subject to the provisions of Article 
17, Site Plans.  A development condition is proposed to this effect.  
 
Additional Standards for Child Care Centers (9-309) 

Standard 1 states that 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 applicant is providing a 5,150 sf. outdoor play area to rear of the 
building. The space complies with the requirements in Sec. 9-309.  A play area of this 
size will allow a maximum of 51 children to utilize the space at any one time.  A 
development condition limiting the maximum use of this space is proposed. 

 
Standard 2 states that 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:  1-75 persons: Local Street; 76-660 persons: Collector Street; 
660 persons or more: Arterial Street. The site accesses Glen Carlyn Road which is 
classified as a minor arterial street.  Thus, the proposed enrollment and staff size is within 
the guidelines enumerated above.  In accordance with recommendations from VDOT, the 
applicant is widening this section of Glen Carlyn Road to provide a new 12 foot wide left 
turn lane and 5-foot gravel shoulder.  This standard has been met. 
  
Standard 3 states that All such uses shall be located so as to permit the pick-up and 
delivery of all persons on the site. The parking and vehicular circulation is designed to 
accommodate all expected drop-off and pick-up activities on-site with no overflow of 
vehicles on the public roadway due to stacking.  The applicant is exceeding the ordinance 
parking requirement.   This standard is satisfied.  
 
Standard 4 states that 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.  Chapter 30 of the Code of the 
County of Fairfax prescribes minimum standards and  permitting procedures for child care 
facilities including minimum space per child and minimum toilet facilities, and other health 
and safety requirements.  The proposal appears to comply with these standards; 
however, final determination will be made by Health Department at the time of permitting.  
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Chapter 17 of Title 63.2 of the State Code regulates child care centers in the 
Commonwealth.  Compliance with these standards is a prerequisite for licensure and is 
enforced by the State. 
 
CONCLUSIONS AND RECOMMENDATIONS 

 
Staff Conclusions 

 
The application seeks approval of a special exception to allow a child care facility in a R-3 
district on Glen Carlyn Road.   The applicant intends to construct an 11,500 sf. facility for 
up to 99 children and 16 support staff. Over the course of the last six months the 
applicant has worked with Staff to address a number of significant concerns from the 
scale of the building, to vehicular circulation, to screening, and operational details.  The 
end result is a smaller  building with a more logical vehicular circulation pattern.  The 
architectural design has also been revised to break up the mass of the structure when 
viewed from adjacent properties.  The screening along the northern and western property 
lines is employing a 7-foot wall in conjunction with evergreen plantings, which staff 
believes will be effective at providing a transition to the neighboring houses.  The 
proposed development conditions contain numerous restrictions and  safeguards to 
ensure that the facility is constructed and ultimately operated in a manner consistent with 
what is presented in the current application and mitigates adverse effects on the 
surrounding neighborhood. Therefore, it is staff’s opinion that with the adoption of the 
proposed development conditions,  the application to permit a child care facility is in 
harmony with the Comprehensive Plan and Zoning Ordinance.  

 
Staff Recommendations 
 
Staff recommends approval of SE 2013-MA-010, subject to the proposed development 
conditions contained in Appendix 1.   

 
Staff recommends approval of a modification of the transitional screening along the 
northern property in favor of the plantings and block wall shown on the SE Plat. 
 
Staff recommends approval of a modification of the transitional screening along the 
southern  property line in favor of the existing vegetation and proposed plantings shown 
on the SE Plat. 
 
Staff recommends approval of a modification of the barrier requirements along the 
western and southern property lines in favor of the block wall and fencing depicted on the 
SE Plat.  

 
It should be noted that it is not the intent of staff to recommend that the Board, in 

adopting any development conditions, relieve the applicant/owner from compliance with 
the provisions of any applicable ordinances, regulations, or adopted standards. It should 
be further noted that the content of this report reflects the analysis and recommendation 
of staff; it does not reflect the position of the Board of Supervisors. 
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The approval of this special exception amendment 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. 
 
 
APPENDICES 
 
1. Proposed Development Conditions SE 2013-MA-010 
2. Affidavit for SE 2013-MA-010 
3. Statement of Justification   
4. Environmental Analysis  
5. Transportation Analysis (FCDOT/VDOT/Applicant Traffic Study) 
6. Urban Forest Management Analysis 
7. Stormwater Management Analysis 
8. Health Department Analysis 
9. Zoning Ordinance Provisions 

10. Buildable Lot Determinations 
11. Glossary 

 



APPENDIX 1 

 
 

PROPOSED DEVELOPMENT CONDITIONS 
 
 SE 2013-MA-010 
 
 Deyi Awadallah  
 
 (Glen Carlyn Childcare Center) 
 

April 7, 2014 
 

If it is the intent of the Board of Supervisors to approve SE 2013-MA-010 located at 
3212 Glen Carlyn Road (Tax Map 51-4 ((8)) A; 61-2 ((5)) 3, 4) for use as a child care facility 
pursuant to Sect. 3-304 of the Fairfax County Zoning Ordinance, staff recommends that the 
Board condition the approval by requiring conformance with the following development 
conditions.  
 
1. This Special Exception is granted for and runs with the land indicated in this 

application and is not transferable to other land.  
 

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

3. A copy of this Special Exception and the Non-Residential Use Permit shall be made 
available to all departments of the County of Fairfax during the hours of operation of 
the permitted use. 
 

4. This Special Exception is subject to the provisions 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 Special Exception Plat entitled  
Glen Carlyn Childcare Center, prepared by iDesign Engineering, Inc., dated 
March 12, 2014, consisting of nine sheets and these conditions.  Minor 
modifications to the approved Special Exception Amendment may be permitted 
pursuant to Paragraph 4 of Section 9-004 of the Zoning Ordinance. 
 

5. Upon the issuance of the Non-RUP for this Special Exception, the maximum daily 
enrollment for the child care center shall be limited to ninety-nine (99) children and 
the total number of staff persons or employees of any type limited to sixteen (16) at 
any one time. 
 

6. Upon the issuance of the Non-RUP for this Special Exception the total number of 
children permitted to utilize the outdoor play area shall be limited to a maximum of 
fifty-one (51) at any one time. The outdoor play area shall be utilized only between 
the hours of 9:00 a.m. and 5:00 p.m. 
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7. The maximum hours of operation of the childcare center shall be from 6:30 am to 

6:30 pm, Monday through Friday.  Open houses or any other activities sponsored by 
the child care center shall be permitted on a maximum of two (2) Saturdays per 
month between the hours of 9:00 a.m. and 5:00 p.m..  The childcare building, 
including the play area, shall not be rented out for general use by the public.   
 

8. The building shall be limited to 11,500 square feet, with a maximum height of twenty-
four (24) feet, within the building footprint shown on the Special Exception Plat.  The 
final architectural design of the building shall be consistent with the general design 
and type, quality, and proportion of materials depicted in the illustrative elevations 
and renderings attached as Exhibit A.  All colors shall be earth tones. 
 

9. The childcare facility shall incorporate environmentally sustainable attributes into its 
building program, that may include, but not necessarily be limited to, such elements 
as high-efficiency mechanical systems, use of materials with recycled content, a 
high performance and insulated building envelope, water efficient fixtures, low 
volatile organic compounds in paints, sealants and finish materials, construction 
waste management, and storage and collection of recyclables. 
 

10. Prior to the issuance of a non-RUP, the applicant shall make improvements to Glen 
Carlyn Road consisting of a left turn lane and stabilized gravel shoulder consistent 
with the improvements depicted on Sheet 2 of the SE Plat, subject to DPWES and 
VDOT approval.  
 

11. Prior to the issuance of a Non-RUP,  the applicant shall escrow funds for the 
construction of a sidewalk along the site’s Glen Carlyn Road frontage in an amount 
deemed adequate by DPWES, pursuant to PFM requirements, as determined by 
DPWES and FCDOT. 
 

12. There shall be no drop-off of students on Glen Carlyn Road.  All vehicles must enter 
the site and drop off children at the building entrance.  All vehicle stacking shall 
occur on-site.  
 

13. Parking shall occur on-site only, limited to the areas shown on the Special Exception 
Plat.  There shall be no overflow parking permitted along any of the surrounding  
streets including, but not limited to, Lebanon Drive, Munson Hill Road or Hardwick 
Place.  The administration shall make all parents and staff aware of this restriction. 
 

14. A landscape plan shall be submitted as part of the first site plan submission to be 
reviewed and approved by the Urban Forest Management Branch.  The plan shall 
provide for landscaping consistent in quality and quantity with that shown on Sheet 5 
of the Special Exception Plat. 
 

15. In addition to the required transitional screening shown  on Sheet 5 of the Special 
Exception plat, the Applicant shall offer to install certain off-site plantings in an effort 
to provide enhanced screening for the properties to the north, specifically on lots 51-
4 ((1)) 13,  51-4 ((5)) 1 and 1A, and 51-4 ((8)) 1.  The plantings may include a row of 
evergreen tree and shrub plantings within a 12 foot wide strip immediately adjacent 
and parallel to the rear lot lines of the identified lots and shall be subject to review  
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and  recommendations by UFM in conjunction with their review of the site plan for 
the application property.  It is understood that these efforts are not required as part 
of the transitional screening requirements of the Zoning Ordinance.   
 
Within 30 days of the approval of this application, the Applicant shall send, by 
certified mail, a letter to the owners of Lots 51-4 ((1)) 13,  51-4 ((5)) 1 and 1A, and 
51-4 ((8)) 1, offering to  install the additional plantings.   If the Applicant does not 
receive a response by certified mail postmarked within 30 days of the Applicant’s 
letter, from the owners of the lots indicating that they want the plantings described 
within this condition, the Applicant shall have no further obligation in connection with 
this development condition.  Within 30 days of receiving confirmation by certified 
mail that the owners want the additional plantings, the Applicant shall submit an 
agreement to the owners of  lots 51-4 ((1)) 13,  51-4 ((5)) 1 and 1A, and 51-4 ((8)) 1 
that will detail a mutually acceptable scope of work and allow the Applicant to install 
the plantings.   
 
At a minimum, the off-site planting agreement shall provide for the following:   1. the 
proposed work shall reflect commercially acceptable and reasonable standards, 2. 
Permission to enter the owners property to perform the necessary work; 3. No 
responsibility by the Applicant for any future maintenance of the plantings installed.  
These minimum requirements shall not be an exclusive list of the necessary terms of 
the Off-site Planting Agreement. 
 
The Applicant’s obligations under any Agreement entered into pursuant to this 
condition shall not be preconditions to the review and approval of the site plan for 
the child care center approved pursuant to this Special Exception. 

 
16. No lighting shall be provided for the outdoor play area and the use of outdoor public 

address speaker systems or bull horns shall be prohibited. 
 

17. Outdoor lighting fixtures used to illuminate the parking area and walkways shall not 
exceed 12 feet in height.  All fixtures shall be fully shielded and directed downward, 
to prevent glare and light spillover onto the surrounding residential properties.  
Outdoor building-mounted security lighting shall also be shielded and directed 
inward to prevent glare.  All parking lot lighting, with the exception of necessary 
security lighting, shall be turned off within one hour of the closing of the center 
 

18. Heating and air conditioning and associated mechanical units (HVAC systems) shall 
be placed to the interior of the site to minimize noise impact on the surrounding 
residential properties.  The units shall be subject to Zoning Ordinance performance 
standards with respect to noise levels, and shall be surrounded by vegetative 
screening and/or fencing so as to minimize  exterior noise to the maximum extent 
possible. 
 

19. Trash dumpsters shall be screened with wood or masonry enclosures which are 
designed to be compatible with the building; further screened from the adjacent 
residential properties with vegetation; and located in the area shown on the Special 
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Exception plat.  Refuse and trash removal shall be permitted only between the hours 
of 9:30 a.m. to 6:00 p.m., weekdays. 
 

20. Distribution of food prepared off-site may be permitted up to five days per week for 
the child care center.  No on-site food preparation shall occur. 
 

21. All signage shall be in conformance with Article 12 of the Zoning Ordinance. 
 

22. The proposed use shall be in conformance with all applicable Performance 
Standards in Article 14 of the Zoning Ordinance. 
 

23. Outdoor and exterior construction shall be permitted only between the hours of 
7:00 am and 6:30 pm.  Outdoor and exterior construction activities shall not be 
permitted on Sundays and the following legal holidays:  New Years Day, Memorial 
Day, Independence Day, Labor Day, Thanksgiving, and Christmas. 
 

24. Prior to the issuance of a demolition permit for the existing single family dwelling, the 
Applicant shall obtain the necessary permits from the Fairfax County Health 
Department to ensure the proper abandonment of any septic systems and the 
capping of any wells on the property. 

 
25. A. 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 
the Urban Forest Management Division, DPWES. 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 to be 
preserved, as well as all on and off-site trees, living or dead with trunks 8 inches in 
diameter and greater (measured at 4 ½ -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) located within 25 feet to either side of the 
limits of clearing and grading.  The tree preservation plan shall provide for the 
preservation of those areas shown for tree preservation, those areas outside of the 
limits of clearing and grading shown on the Special Exception 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, and others as necessary, shall be included in the 
plan. 
 
B.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 an UFMD, DPWES, representative to determine where adjustments to the 
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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. 
 
C. Limits of Clearing and Grading.  The Applicant shall conform strictly to the limits 
of clearing and grading as shown on the Special Exception Plat, subject to 
allowances specified in these development 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 Special Exception 
Plat, they shall be located in the least disruptive manner necessary as determined 
by the UFMD, DPWES.  A replanting plan shall be developed and implemented, 
subject to approval by the UFMD, DPWES, for any areas protected by the limits of 
clearing and grading that must be disturbed for such trails or utilities. 
 
D. Tree Preservation Fencing:  All trees shown to be preserved on the tree 
preservation plan shall be protected by tree protection fence.  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” development 
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, DPWES, 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, DPWES.  For the purpose of demolition permitting only, 
the required tree protection fencing shall be limited to the areas required to demolish 
the structures including access from the public street as reviewed and approved by 
UFMD. 
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E. 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 subdivision plan submission.  The details for these treatments shall be reviewed 
and approved by the UFMD, DPWES, accomplished in a manner that protects 
affected and adjacent vegetation to be preserved, and may include, but not be 
limited to the following: 
 
 Root pruning shall be done with a trencher or vibratory plow to a depth of 18 

inches. 
 Root pruning shall take place prior to any clearing and grading, or demolition 

of structures. 
 Root pruning shall be conducted with the supervision of a certified arborist. 
 An UFMD, DPWES, representative shall be informed when all root pruning 

and tree protection fence installation is complete. 
 

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 proffered 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 proffer, 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, DPWES. 
 
G. Invasive Species Management.  The applicant shall create and implement an 
invasive species management program for all tree conservation areas that may 
contain invasive plant material that clearly identifies targeted areas and species, 
details removal and treatment techniques, replanting with herbaceous and woody 
material, monitoring, and program duration in accordance with PFM 12-0404.2B 
and 12-0509.3D. 

  
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 responsible for obtaining the required     Non-Residential 
Use Permit (Non-RUP) through established procedures, and this Special Exception 
Amendment shall not be valid until this has been accomplished. 
 
Pursuant to Section 9-015 of the Zoning Ordinance, this special exception amendment 
shall automatically expire, without notice, thirty (30) months after the date of approval 
unless a new (Non-RUP) has been issued to reflect this special exception amendment.  
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 Amendment.  The request must 
specify the amount of additional time requested, the basis for the amount of time requested 
and an explanation of why additional time is required. 
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Supervisors shall be bound by any such information or comment.  The Health Care 
Advisory Board may hold such hearing or hearings as may seem appropriate, and may 
request of the Board of Supervisors such deferrals of Board action as may be reasonably 
necessary to accumulate information upon which to base a recommendation. 

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

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

B. Any proposed specialized treatment or care facility has or can provide for a 
working relationship with a general hospital sufficiently close to ensure availability 
of a full range of diagnostic and treatment services. 

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

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

4. No freestanding nursing facility shall be established except on a parcel of land fronting 
on, and with direct access to, an existing or planned collector or arterial street as defined 
in the adopted comprehensive plan. 

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

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

7. For hospitals, the Board of Supervisors may approve additional on-site signs when it is 
determined, based on the size and nature of the hospital, that additional signs are 
necessary in order to provide needed information to the public and that such signs will not 
have an adverse impact on adjacent properties.  All proposed signs shall be subject to the 
maximum area and height limitations for hospital signs set forth in Article 12.  All 
requests shall show the location, size, height and number of all signs, as well as the 
information to be displayed on the signs. 

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 
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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. 
 

9-310 Additional Standards for Private Schools of General Education and Private Schools of 
Special Education 

 
1. In addition to complying with the minimum lot size requirements of the zoning district in 

which located, the minimum lot area for a private school of general education shall be of 
such size that: 

 
A. 200 square feet of usable outdoor recreation area shall be provided for each child in 

grades K-3 that may use the space at any one time, and 
 

B. 430 square feet of usable outdoor recreation area shall be provided for each child in 
grades 4-12 that may use the space at any one time. 

 
Such usable outdoor recreation area shall be delineated on a plat submitted at the time the 
application is filed. 
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APPENDIX 12 
 
 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. 
 
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. 
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DEVELOPMENT PLAN:  A graphic representation which depicts the nature and character of the development proposed for a specific land 
area: information such as topography, location and size of proposed structures, location of streets trails, 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. 
 
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. 
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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 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 staggared 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. 
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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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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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