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STAFF REPORT 
 

SE 2013-MA-002 
 

MASON DISTRICT 
 
 
APPLICANT: TD Bank, National Association 
 
ZONING: C-5, HC 
 
LOCATION: 6566 Little River Turnpike 
 
PARCEL(S): 72-1 ((1)) 20E  
 
ACREAGE: 29,408 square feet (0.68 ac.) 
 
OPEN SPACE: 20% 
 
FAR: 0.10 
 
PLAN MAP: Retail and Other Commercial Uses 
 
SE CATEGORY:  Category 5 – Drive-in Financial Institution 
 
PROPOSAL: To replace existing service station with a 

financial institution with two drive-thru lanes. 
 

 

STAFF RECOMMENDATIONS: 
 
Staff recommends approval of SE MA-2013-002, subject to development 

conditions consistent with those contained in Appendix 1. 



 
Staff recommends that the following waivers and modifications be approved: 
 

 Waiver of the loading space requirement. 

 Modification of the 10-foot parking setback required for off-street parking spaces 
along the south property line to permit a 4-foot parking setback. 

 Modification of the stacking requirement to permit a 6 and 4 stacking scheme.  

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

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

recommendations 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. 
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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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WORK SCOPE PRIOR TO THE INITIATION OF CONSTRUCTION. SHOULD THE CONTRACTOR FIND A CONFLICT WITH THE DOCUMENTS RELATIVE TO

THE SPECIFICATIONS OR APPLICABLE CODES, IT IS THE CONTRACTOR'S RESPONSIBILITY TO NOTIFY THE PROJECT ENGINEER OF RECORD IN
WRITING PRIOR TO THE START OF CONSTRUCTION. FAILURE BY THE CONTRACTOR TO NOTIFY THE PROJECT ENGINEER SHALL CONSTITUTE
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BULK REQUIREMENTS ALLOWED/REQUIRED PROVIDED

A.  MIN. LOT AREA 40,000 SF  25,101 SF (±0.576 AC)
(AFTER RESERVATION)

B.  MIN. BUILDING SETBACK

FRONT SETBACK (LITTLE RIVER TURNPIKE) 40' 50.0'± (BUILDING)

FRONT SETBACK (BRADDOCK ROAD) 40'
66.0'± (BUILDING)

54.0'± (DRIVE-THRU CANOPY)

SIDE SETBACK (EAST PROPERTY LINE) N/A 27.0'± (BUILDING)

REAR SETBACK (NORTH PROPERTY LINE) 20' 20.0'±

C.  MIN. PARKING SETBACK

FRONT SETBACK (LITTLE RIVER TURNPIKE) 10' 4.0'± (WAIVER REQUESTED)

FRONT SETBACK (BRADDOCK ROAD) 10' 14.2'±

SIDE SETBACK (EAST PROPERTY LINE) 0' 0'

REAR SETBACK (NORTH PROPERTY LINE) 0' 0'

D.  PARKING REQUIREMENT

a. 4.0 SPACES PER 1,000 SF OF GROSS FLOOR AREA 10 SPACES 14 SPACES

b. STACKING REQUIREMENTS: 5 FOR THE FIRST TWO
WINDOWS, 2 FOR EACH ADDITIONAL WINDOW 10 10

c. MIN. PARKING SPACE DIMENSIONS

90° SPACES 8.5' x 18' 9' x 18'
E. FLOOR AREA RATIO (F.A.R.) 0.30
F.  MIN. DRIVE AISLE 23' 23'±
G.  MAX. BUILDING HEIGHT 40' ±25'
I.  OPEN SPACE 20% 20%

J.  LOADING (ONE FOR GSF BELOW 10,000) 1
0

 (WAIVER REQUESTED)

GENERAL NOTES

1. THIS PLAN IS BASED ON A BOUNDARY & TOPOGRAPHICAL/ ALTA SURVEY SURVEY BY:
BOHLER ENGINEERING
ENTITLED: "ALTA/ACSM LAND TITLE SURVEY TD BANK, 6566 LITTLE RIVER TURNPIKE - VA RTE 236, PARCEL B-1,
COMPSON DEVELOPMENT OF VIRGINIA, INC., D.B. 6313 PG. 595, MASON DISTRICT, FAIRFAX COUNTY, VIRGINIA"
PROJECT#: SS107505
DATE: 03-02-12

2. ALL ELEVATIONS SHOWN ARE BASED ON THE SURVEYOR'S BENCHMARK, AS REFERENCED IN THE SURVEY, AND MUST
BE VERIFIED BY THE GENERAL CONTRACTOR PRIOR TO GROUNDBREAK.

3.  

4. PARCEL DATA:
TAX MAP #0721 01 0020E - 0.6751 AC (29,408 SF)
AREA AFTER RESERVATION: ±0.576 AC (25,101 SF)

5. ZONE: C-5 (NEIGHBORHOOD RETAIL COMMERCIAL DISTRICT)

6.

7. NO KNOWN BURIAL GROUNDS EXIST WITHIN THE LIMITS OF THE SPECIAL EXCEPTION AREA.

8. THE PROPERTY IS LOCATED IN ZONE X (AREA DETERMINED TO BE OUTSIDE THE 500-YEAR FLOOD PLAIN), PER MAP
ENTITLED "FIRM, FLOOD INSURANCE RATE MAP, FAIRFAX COUNTY, VIRGINIA, UNINCORPORATED AREA, PANEL 170 OF
450" COMMUNITY PANEL NO. 515525 0170 E, MAP REVISED 9/17/10.

9. NO UTILITY EASEMENTS HAVING A WIDTH OF 25 FEET OR MORE ARE KNOWN TO EXIST ON THE SITE.

10. NO RESOURCE PROTECTION AREA, ENVIRONMENTAL QUALITY CORRIDOR OR FLOOD PLAIN IS KNOWN TO EXIST ON
THIS SITE.

11. THE ONE (1) FOOT CONTOUR INTERVALS THAT ARE SHOWN ON SHEET 2 ARE THE RESULT OF A FIELD RUN SURVEY, AS
REFERENCED ABOVE.

12. A STATEMENT FROM THE HEALTH DEPARTMENT REGARDING ADEQUATE AVAILABLE FACILITIES IS REQUIRED FOR
SANITARY SEWER AND WILL BE PROVIDED AT SITE PLAN REVIEW.  THE PROPERTY IS SERVED BY PUBLIC WATER AND
SEWER.

13. PROPOSED CANOPY UTILITY LOCATIONS, LANDSCAPING AND PARKING LOT CONFIGURATIONS ARE SUBJECT TO FINAL
ENGINEERING.  CANOPY CONFIGURATION TO BE DETERMINED DURING THE SITE PLAN REVIEW BUT SHALL REMAIN IN
SUBSTANTIAL CONFORMANCE AS DEPICTED.

14. THE PROPOSED DEVELOPMENT EXISTS WITHIN THE LIMITS OF SPECIAL EXCEPTION AREA. PARKING AND
INGRESS/EGRESS ARE PROVIDED AS SHOWN.

15. SIGNS WILL BE INSTALLED UNDER A SEPARATE PERMIT IN ACCORDANCE WITH FAIRFAX COUNTY ORDINANCES.

16. SITE LIGHTING WILL CONFORM TO PART 9 OF ARTICLE 14 OF THE ZONING ORDINANCE.

17. PAVEMENT STRIPING AND MARKINGS ARE FOR ILLUSTRATIVE PURPOSES ONLY.

OWNER
MOUNT VERNON PETROLEUM REALTY LLC

6820 B COMMERCIAL DR
SPRINGFIELD, VA 22151

DEVELOPER
TD BANK

12000 HORIZON WAY
MT. LAUREL, NJ 08054

MICHAEL POWELL
703-969-7106

LEGEND:
LIMITS OF DISTURBANCE

1"= 20'

0 2051020

LITTLE RIVER TURNPIKE FRONTAGE ENLARGEMENT (ULTIMATE CONDITION)

REQUIREMENT CODE SECTION REQUIRED

LOADING REQUIREMENT ZONING ORDINANCE 11-203 1
OFF-STREET PARKING ZONING ORDINANCE 11-102 (8)

WAIVERS AND MODIFICATIONS

MINIMUM REQ SPACES FOR
COMMERCIAL & RELATED

USES - DRIVE THRU

ZONING ORDINANCE 11-104 (5) M

PROVIDED REQUESTED

NONE WAIVER

10' 4' MODIFICATION

5-1ST LANE
5-2ND LANE

6-1ST LANE
4-2ND LANE

MODIFICATION
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EVM AND TREE
PRESERVATION

PLAN

1"= 20'

0 2051020

THIS NARRATIVE IS PROVIDED TO SERVE AS THE REQUIRED TREE PRESERVATION NARRATIVE PER
SECTION 12-0508 OF THE COUNTY OF FAIRFAX PUBLIC FACILITIES MANUAL FOR THE
REDEVELOPMENT OF 6566 LITTLE RIVER TURNPIKE, ANNANDALE, FAIRFAX COUNTY,VA

• NO TREES MEETING THE REQUIREMENTS TO BE INDIVIDUALLY INVENTORIED WERE LOCATED ON
THE SUBJECT PROPERTY OR WITHIN 25' OUTSIDE OF THE LIMITS OF OF DISTURBANCE.

• THERE ARE NO HAZARDOUS TREES ONSITE.
• THERE ARE NO INVASIVE SPECIES LOCATED ON SITE.
• CURRENTLY THERE ARE NO “HERITAGE”, “SPECIMEN”, “MEMORIAL”, OR “STREET” TREES

LOCATED ON SITE OR LOCATED OFF SITE ADJACENT TO THE DEVELOPMENT SITE THAT WILL
NEED TO BE PROTECTED.

• 10-YEAR TREE CANOPY WILL BE MET THROUGH PROPOSED PLANTINGS.
• OFFSITE TREES WITH CRITICAL ROOT ZONES WITHIN THE SUBJECT PROPERTY'S  LIMITS OF

CLEARING AND GRADING WILL HAVE ROOT PRUNING PERFORMED ALONG THE LIMITS OF WORK.
ROOT PRUNING IN ACCORDANCE WITH FAIRFAX COUNTY PFM PLATE 7-12 WILL OCCUR BEFORE
ROUGH GRADING OF THE SITE. ROOT PRUNING ACTIVITIES WILL BE SPECIFIED WITH THE SITE
PLAN.

• TREE PROTECTION FENCING WILL BE INSTALLED IN ACCORDANCE WITH FAIRFAX COUNTY PFM
REGULATIONS. TREE PROTECTION MEASURES WILL BE SPECIFIED WITH THE SITE PLAN.

• NO TREES ARE TO BE TRANSPLANTED ONSITE.

TREE PRESERVATION NARRATIVE

EXISTING
VEGETATION MAP/TREE
PRESERVATION  LEGEND

EXISTING TREE

LIMITS OF SPECIAL EXCEPTION AREA

EXISTING VEGETATION MAP (EVM)

MAINTAINED
GRASSLANDS

N/A N/A N/A

COVER TYPEAREA PRIMARY SPECIES SUCCESSIONAL
STAGE ACREAGE CONDITION

TOTAL ACREAGE: 0.675 AC (BASED ON EXISTING SITE AREA)

COVER TYPE SUMMARY TABLE (FOR LIMITS OF SPECIAL EXCEPTION ONLY)
PARCEL 0721-01-0020E, ANANNDALE, FAIRFAX COUNTY,VA
AREA: 0.675 ACRES (29,408 SF)
EVM PREPARED BY BOHLER ENGINEERING ON12/28/12

B
0.131 AC

A DEVELOPED LAND N/A N/A N/A0.540 AC

SEE  DESCRIPTION
BELOW

COMMENTS

SEE  DESCRIPTION
BELOW

DESCRIPTION:
AREA A:

AREAS OF TURF GRASS, SHRUBS, AND ORNAMENTAL TREES.AREA B:

DEVELOPED AREA CONSISTING OF CONCRETE CURB AND GUTTER, ASPHALT, AND EXISTING SERVICE STATION.

AREA CONSISTING OF ORNAMENTAL CRAPE MYRTLE TREES (OVER 5' IN HEIGHT). CRAPE MYRTLES ARE IN GOOD CONDITION.AREA C:

LANDSCAPE TREE
CANOPY

CRAPE MYRTLE N/A N/A
C

0.004 AC SEE  DESCRIPTION
BELOW
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STEP TOTALS

A. TREE PRESERVATION TARGET AND STATEMENT

A 1

PLACE THE TREE PRESERVATION TARGET CALCULATIONS AND
STATEMENT HERE PRECEDING THE 10-YEAR TREE CANOPY
CALCULATIONS

B. TREE CANOPY REQUIREMENT

B1 IDENTIFY GROSS SITE AREA = 29,408

B2 SUBTRACT AREA DEDICATED TO PARKS AND ROAD FRONTAGE = 4,125

B3 SUBTRACT AREA OF EXEMPTIONS = -

B4 ADJUSTED GROSS SITE AREA (B1-B2) = 25,283

B5 IDENTIFY SITES ZONING AND OR USE = COMMERCIAL

B6 PERCENTAGE OF 10-YEAR TREE CANOPY REQUIRED = 10%

B7 AREA OF 10-YEAR TREE CANOPY REQUIRED (B4 x B6) = 2,528

B8
MODIFICATION OF 10-YEAR TREE CANOPY REQUIREMENTS

REQUESTED? NO

B9
IF B8 YES, THEN LIST PLAN SHEET WHERE MODIFICATION

REQUEST IS LOCATED N/A

C. TREE PRESERVATION

C1 TREE PRESERVATION TARGET AREA = 21

C2 TOTAL CANOPY AREA MEETING STANDARDS OF § 12-0200 = 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 CANOPY AREA PROVIDED BY "HERITAGE," "MEMORIAL,"

"SPECIMEN," OR "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 = 0

C9 C8 X 1.0 = 0

C10 TOTAL OF C3, C5, C7, AND C9 = 0

D. TREE PLANTING

D1
AREA OF CANOPY TO BE MET THROUGH TREE PLANTING (B7-C10)

= 2,528

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 1.5 = 0

D8 AREA OF CANOPY PLANTED FOR WILDLIFE BENEFITS 0

D9 X1.5 = 0

D10 AREA OF CANOPY PROVIDED BY NATIVE TREES = 0

D11 X 1.5 = 0

D12
AREA OF CANOPY PROVIDED BY IMPROVED CULTIVARS AND

VARIETIES = 0

D13 X 1.5= 0

D14 AREA OF CANOPY PROVIDED THROUGH TREE SEEDLINGS = 0

- X 1.0 = 0

D15
AREA OF CANOPY PROVIDED THROUGH NATIVE SHRUBS OR

WOODY SEED MIX = 0

X 1.0 = 0

D16 PERCENTAGE OF D14 REPRESENTED BY D15 = 0

- AREA OF CANOPY NOT MEETING MULTIPLIER CRITERIA 1,250

D17 TOTAL CANOPY AREA PROVIDED THROUGH TREE PLANTING = 1,250

D18 IS AN OFFSITE PLANTING RELIEF REQUESTED? YES

D19 TREE BANK OR TREE FUND? TREE FUND

D20
CANOPY AREA REQUESTED TO BE  PROVIDED THROUGH OFFSITE

BANKING OR TREE FUND = 1600

D21
AMOUNT TO BE DEPOSITED INTO THE TREE PRESERVATION AND

PLANTING FUND = $2,400

E. TOTAL OF 10-YEAR TREE CANOPY PROVIDED

E1
TOTAL OF CANOPY AREA PROVIDED THROUGH TREE

PRESERVATION (C10) = 0

E2
TOTAL OF CANOPY AREA PROVIDED THROUGH TREE PLANTING

(D17) = 1,250

E3
TOTAL OF CANOPY AREA PROVIDED THROUGH OFFSITE

MECHANISM (D19) = 1,600

E4 TOTAL OF 10-YEAR TREE CANOPY PROVIDED = 2,850

PERCENTAGE OF 10-YEAR TREE CANOPY PROVIDED = 11.27%

A PRE-DEVELOPMENT AREA OF EXISTING TREE CANOPY 211

B
PERCENTAGE OF GROSS SITE AREA COVERED BY EXISTING TREE
CANOPY 0.7%

C
PERCENTAGE OF 10-YEAR TREE CANOPY REQUIRED FOR SITE (SEE
TABLE 12.4) 10%

D
PERCENTAGE OF THE 10-TEAR TREE CANOPY REQUIREMENT THAT
SHOULD BE MET THROUGH TREE PRESERVATION 0.7%

E
PROPOSED PERCENTAGE OF CANOPY REQUIREMENT THAT WILL BE
MET THROUGH TREE PRESERVATION 0.0%

F HAS THE TREE PRESERVATION TARGET MINIMUM BEEN MET? NO

G

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 12-0507.3

H
IF STEP G REQUIRES A NARRATIVE, IT SHALL BE PREPARED IN
ACCORDANCE WITH 12-0507.4

I
PLACE THIS INFORMATION PRIOR TO THE 10-YEAR TREE CANOPY
CALCULATIONS AS PER INSTRUCTIONS IN TABLE 12.12

TABLE 12.3 TREE PRESERVATION TARGET
CALCULATIONS AND STATEMENT

TABLE 12.12 10-YEAR TREE CANOPY
CALCULATION WORKSHEET

TREE PRESERVATION TARGET VALUE
DEVIATION REQUEST

THE DEVIATION FROM THE TARGET VALUE IS A RESULT DUE TO THE FACT THAT
“MEETING THE TREE PRESERVATION TARGET WOULD PRECLUDE THE DEVELOPMENT
OF USES OR DENSITIES OTHERWISE ALLOWED BY THE ZONING ORDINANCE”
[12-0508.3A(1) FROM THE PFM]. PRESERVING THE THREE EXISTING TREES ONSITE
WOULD IMPACT THE SITE DESIGN THROUGH REDUCING THE ALLOWABLE LOT
COVERAGE OUTLINED IN THE ZONING ORDINANCE FOR THE C-5 ZONE. ADDITIONALLY,
“CONSTRUCTION ACTIVITIES COULD BE REASONABLY EXPECTED TO IMPACT EXISTING
TREES OR FORESTED AREAS USED TO MEET THE TREE PRESERVATION TARGET TO
THE EXTENT THEY WOULD NOT LIKELY SURVIVE IN A HEALTHY AND STRUCTURALLY
SOUND MANNER FOR A MINIMUM OF 10-YEARS IN ACCORDANCE WITH THE
POST-DEVELOPMENT STANDARDS FOR TREES AND FORESTED AREAS PROVIDED IN
12-0403 AND 12-0404” [12-0508.3A(3)]. THOUGH THE REQUIRED TREE PRESERVATION
VALUE HAS NOT BEEN MET, THE 10-YEAR TREE CANOPY REQUIREMENT VALUE HAS
BEEN MET WITH THE PROPOSED PLANTINGS ON SITE AND OFFSITE.  THESE TREES
WILL ULTIMATELY MEET THIS VALUE AND THUS SUFFICE THE REQUIREMENT FOR THE
DEVELOPMENT.

FORMAL CANOPY DEVIATION REQUEST WILL BE PROVIDED WITH THE SITE PLAN
SUBMISSION IN ACCORDANCE WITH FAIRFAX COUNTY REGULATIONS.

“IN LIEU OF THE REMAINING 1,278 SQUARE
FEET OF 10-YEAR CANOPY ONSITE
NEEDED TO MEET THE MINIMUM
REQUIREMENT OF 2,528 SQUARE FEET OF
10% CANOPY COVERAGE FOR THE SITE,
THE APPLICANT AGREES TO MAKE A
PAYMENT IN THE AMOUNT OF $2,400 TO
THE FAIRFAX COUNTY TREE
PRESERVATION AND PLANTING FUND. THIS
DEPOSIT IS INTENDED TO BE USED FOR
THE PLANTING OF 8 TREES AT PINECREST
GOLF COURSE, AND SATISFIES THE
APPLICANT'S REQUIREMENT TO MEET THE
REMAINING 1,278 SQUARE FEET OF
10-YEAR CANOPY AT AN OFFSITE
LOCATION.”



22636 DAVIS DRIVE, SUITE 250
STERLING, VIRGINIA 20164

Phone: (703) 709-9500
Fax: (703) 709-9501

www.BohlerEngineering.com

CONSTRUCTION
NOT APPROVED FOR

DI
SC

LA
IM

ER
Th

is 
dr

aw
ing

 an
d/o

r f
ile

 ha
s b

ee
n p

re
pa

re
d b

y B
oh

ler
 E

ng
ine

er
ing

 at
 th

e r
eq

ue
st 

of 
the

 P
ro

jec
t O

wn
er

 or
 hi

s R
ep

re
se

nta
tiv

e a
nd

 is
 be

ing
 pr

ov
ide

d s
ole

ly 
as

 a 
co

nv
en

ien
ce

 to
 th

e r
ec

ipi
en

t. B
oh

ler
 E

ng
ine

er
ing

 m
ak

es
 no

 re
pr

es
en

tat
ion

 re
ga

rd
ing

 th
e s

uit
ab

ilit
y f

or
 th

e i
nte

nd
ed

 us
e b

y t
he

 re
cip

ien
t. F

ur
the

r, 
Bo

hle
r E

ng
ine

er
ing

 m
ak

es
 no

 re
pr

es
en

tat
ion

 re
ga

rd
ing

 fit
ne

ss
 of

 th
e e

lec
tro

nic
 fil

e f
or

 an
y p

ar
tic

ula
r p

ur
po

se
, o

r s
uit

ab
ilit

y f
or

 us
e w

ith
 an

y s
oft

wa
re

 or
 ha

rd
wa

re
. It

 is
 th

e r
ec

ipi
en

t's
 ob

lig
ati

on
 to

 un
de

rst
an

d t
he

 de
sig

n i
nte

nt 
an

d t
o u

se
 th

is 
dig

ita
l d

ata
 ap

pr
op

ria
tel

y.
Du

e t
o t

he
 al

ter
ab

le 
na

tur
e o

f e
lec

tro
nic

 do
cu

me
nts

, B
oh

ler
 E

ng
ine

er
ing

 do
es

 no
t m

ak
e a

ny
 ex

pr
es

se
d o

r im
pli

ed
 w

ar
ra

nty
 fo

r t
he

 ac
cu

ra
cy

 or
 co

mp
let

en
es

s o
f th

is 
inf

or
ma

tio
n. 

Th
e i

nfo
rm

ati
on

, d
es

ign
 an

d c
on

ten
t o

f th
is 

file
 ar

e p
ro

pr
iet

ar
y a

nd
 sh

all
 no

t b
e c

op
ied

 or
 us

ed
 fo

r a
ny

 pu
rp

os
e w

ith
ou

t p
rio

r w
ritt

en
 au

tho
riz

ati
on

 fr
om

 B
oh

ler
 E

ng
ine

er
ing

.
On

ly 
cu

rre
nt,

 si
gn

ed
 an

d s
ea

led
 pl

an
s s

ha
ll b

e u
tili

ze
d f

or
 co

ns
tru

cti
on

 pu
rp

os
es

.
Vi

ew
ing

 th
e c

on
ten

ts 
of 

thi
s f

ile
 sh

all
 se

rve
 as

 yo
ur

 ac
kn

ow
led

gm
en

t o
f a

cc
ep

tan
ce

 of
 th

e a
bo

ve
 te

rm
s a

nd
 co

nd
itio

ns
. B

y o
pe

nin
g t

his
 fil

e o
r t

hr
ou

gh
 th

e u
se

 of
 th

e i
nfo

rm
ati

on
 co

nta
ine

d h
er

ein
, th

e r
ec

ipi
en

t a
gr

ee
s t

o i
nd

em
nif

y a
nd

 ho
ld 

Bo
hle

r E
ng

ine
er

ing
 ha

rm
les

s f
ro

m 
an

y l
os

s, 
da

ma
ge

, li
ab

ilit
y o

r c
os

t, i
nc

lud
ing

 re
as

on
ab

le 
att

or
ne

y's
 fe

es
 th

at 
Bo

hle
r E

ng
ine

er
ing

 de
fen

din
g s

uc
h c

lai
ms

, a
ris

ing
 fr

om
 an

y u
se

 or
 re

us
e o

f th
is 

ele
ctr

on
ic 

do
cu

me
nt 

or
 in

for
ma

tio
n.

20
08

 B
oh

ler
 E

ng
ine

er
ing

.

REVISIONS

REV DATE COMMENT BY

LOCATION OF SITE

FOR

PROJECT No.:
DRAWN BY:
CHECKED BY:
DATE:
SCALE:
CAD I.D.:

SHEET NUMBER:

L
A

N
D

S
C

A
P

E
 A

R
C

H
IT

E
C

T
S

E
N

V
IR

O
N

M
E

N
T

A
L

 C
O

N
S

U
L

T
A

N
T

S

C
IV

IL
 &

 C
O

N
S

U
L

T
IN

G
 E

N
G

IN
E

E
R

S

S
U

R
V

E
Y

O
R

S

P
R

O
JE

C
T

 M
A

N
A

G
E

R
S

TO
W

S
O

N
, M

D
B

O
W

IE
, M

D
A

LB
A

N
Y

, N
Y

S
O

U
TH

B
O

R
O

U
G

H
, M

A

O
FF

IC
E

S
:

C
O

R
P

O
R

A
T

E
 O

F
F

IC
E

:
W

A
R

R
E

N
, N

J

S
TE

R
LI

N
G

, V
A

R
O

N
K

O
N

K
O

M
A

, N
Y

C
H

A
LF

O
N

T,
 P

A
W

A
R

R
E

N
TO

N
, V

A
C

E
N

TE
R

 V
A

LL
E

Y
, P

A
FO

R
T 

LA
U

D
E

R
D

A
LE

, F
L

P
H

IL
A

D
E

LP
H

IA
, P

A

SHEET TITLE:

PROJECT:

OF
GENERAL NOTE:

IT IS THE RESPONSIBILITY OF THE CONTRACTOR TO REVIEW ALL OF THE DRAWINGS AND SPECIFICATIONS ASSOCIATED WITH THIS PROJECT
WORK SCOPE PRIOR TO THE INITIATION OF CONSTRUCTION. SHOULD THE CONTRACTOR FIND A CONFLICT WITH THE DOCUMENTS RELATIVE TO

THE SPECIFICATIONS OR APPLICABLE CODES, IT IS THE CONTRACTOR'S RESPONSIBILITY TO NOTIFY THE PROJECT ENGINEER OF RECORD IN
WRITING PRIOR TO THE START OF CONSTRUCTION. FAILURE BY THE CONTRACTOR TO NOTIFY THE PROJECT ENGINEER SHALL CONSTITUTE

ACCEPTANCE OF FULL RESPONSIBILITY BY THE CONTRACTOR TO COMPLETE THE SCOPE OF THE WORK AS DEFINED BY THE DRAWINGS AND IN
FULL CONFORMANCE WITH LOCAL REGULATIONS AND CODES.

TA
M

P
A

, F
L

THE FOLLOWING STATES REQUIRE NOTIFICATION BY
EXCAVATORS, DESIGNERS, OR ANY PERSON PREPARING TO
DISTURB THE EARTH'S SURFACE ANYWHERE IN THE STATE.
IN VIRGINIA, MARYLAND, THE DISTRICT OF COLUMBIA, AND

DELAWARE CALL - 811
(WV  1-800-245-4848) (PA  1-800-242-1776) (DC  1-800-257-7777)
(VA 1-800-552-7001) (MD  1-800-257-7777) (DE  1-800-282-8555)

S107505
NTG

TD
01/04/13

6566 LITTLE RIVER TURNPIKE
PARCEL B-1, D.B. 6313 PG. 595

MASON DISTRICT
ANNANDALE

FAIRFAX COUNTY., VA

7

1 02/24/13 NTGREV. PER COUNTY
COMMENTS

2 06/04/13 NTGREV. PER COUNTY
COMMENTS

3 02/10/14 MEEREV. PER LAYOUT
CHANGES

4 03/11/14 KMLREV. PER COUNTY
COMMENTS

5 04/23/14 NTGREV. PER COUNTY
COMMENTS

SPECIAL
EXCEPTION

PLAT

Lic. No.

TRAVIS W. D'AMICO

048497

04/23/14

AS NOTED
SE5

6

PRELIMINARY
STORMWATER
MANAGEMENT

PLAN

1"= 20'

0 2051020

PRE TO POST SWM SUMMARY

THE FOLLOWING INFORMATION IS REQUIRED TO BE SHOWN OR PROVIDED IN ALL ZONING APPLICATIONS, OR A WAVIER REQUEST
OF THE SUBMISSION REQUIREMENT WITH JUSTIFICATION SHALL BE ATTACHED. NOTE: WAIVERS WILL BE ACTED UPON
SEPARATELY.  FAILURE TO ADEQUATELY ADDRESS THE REQUIRED SUBMISSION INFORMATION MAY RESULT IN A DELAY IN
PROCESSING THIS APPLICATION.

THIS INFORMATION IS REQUIRED UNDER THE FOLLOWING ZONING ORDINANCE PARAGRAPHS:
SPECIAL PERMITS (8-011 2J &2L) SPECIAL EXCEPTIONS (9-011 2J & 2L)
CLUSTER SUBDIVISION (9-615 1G & 1N) COMMERCIAL REVITALIZATION DISTRICTS (9-622 2A (12) & (14)
DEVELOPMENT PLANS PRC DISTRICT (16-302 3 & 4L) PRC PLAN (16-303 1E & 1O)
FDP P DISTRICTS (EXCEPT PRC) (16-502 1F & 1Q) AMENDMENTS (18-202 10F & 10I)

1. PLAT IS AT A MINIMUM SCALE OF 1"=50' (UNLESS IT IS DEPICTED ON ONE SHEET WITH A MINIMUM SCALE OF 1"=100').

2. A GRAPHIC DEPICTING THE STORMWATER MANAGEMENT FACILITY(IES) AND LIMITS OF CLEARING AND GRADING
ACCOMMODATE   THE STORMWATER MANAGEMENT FACILITY(IES), STORM DRAINAGE PIPE SYSTEMS AND OUTLET PROTECTION,
POND SPILLWAYS, ACCESS ROADS, SITE OUTFALLS, ENERGY DISSIPATION DEVICES, AND STREAM STABILIZATION MEASURES AS
SHOWN ON THIS SHEET.

4. ONSITE DRAINAGE CHANNELS, OUTFALLS AND PIPE SYSTEMS ARE SHOWN ON THIS SHEET.
POND INLET AND OUTLET PIPE SYSTEMS ARE NOT APPLICABLE.

5. MAINTENANCE ACCESS (ROAD) TO STORMWATER MANAGEMENT FACILITY(IES) ARE NOT APPLICABLE.
TYPE OF MAINTENANCE ACCESS ROAD SURFACE NOTED ON THE PLAT IS NOT APPLICABLE (ASPHALT, GEOBLOCK, GRAVEL, ETC.)

6. LANDSCAPING AND TREE PRESERVATION SHOWN IN AND NEAR THE STORMWATER MANAGEMENT FACILITY IS SHOWN ON N/A*.
                                                                 * SITE LANDSCAPING IS SHOWN ON SHEET 5.

7. A 'STORMWATER MANAGEMENT NARRATIVE' WHICH CONTAINS A DESCRIPTION OF HOW DETENTION AND BEST MANAGEMENT
PRACTICES REQUIREMENTS WILL BE MET IS PROVIDED ON THIS SHEET.

8. A DESCRIPTION OF THE EXISTING CONDITIONS OF EACH NUMBERED SITE OUTFALL EXTENDED DOWNSTREAM FROM THE SITE TO
A POINT WHICH IS AT LEAST 100 TIMES THE SITE AREA OR WHICH HAS A DRAINAGE AREA OF AT LEAST ONE SQUARE MILE (640
ACRES) IS PROVIDED ON THIS SHEET.

9. A DESCRIPTION OF HOW THE OUTFALL REQUIREMENTS, INCLUDING CONTRIBUTING DRAINAGE AREAS OF THE PUBLIC FACILITIES
MANUAL WILL BE SATISFIED IS PROVIDED ON THIS SHEET.

10. EXISTING TOPOGRAPHY WITH MAXIMUM CONTOUR INTERVALS OF TWO (2) FEET AND A NOTE AS TO WHETHER IT IS AN AIR
SURVEY OR FIELD RUN IS PROVIDED ON SHEET 2.

11. A SUBMISSION WAIVER IS REQUESTED FOR : N/A

12. STORMWATER MANAGEMENT IS NOT REQUIRED AT THIS TIME

ON-SITE AREA
SERVED
(ACRES)

FACILITY
NAME/ TYPE &
NO.

OFF-SITE AREA
SERVED
(ACRES)

DRAINAGE
AREA
(ACRES)

FOOTPRINT
AREA (SF)

STORAGE
VOLUME (CF)

IF POND, DAM
HEIGHT (FT)

STORM
FILTER 0.20 AC. 0.00 AC. 0.15 AC. 15 SF N/A N/A

3. PROVIDE:  ON SITE STORMWATER MANAGEMENT FACILITY MAY BE REQUIRED UNLESS THE POST DEVELOPMENT IMPERVIOUS
AREA IS DECREASED AT TIME OF SITE PLAN OR WAIVER IS APPROVED.

MINIMUM STORMWATER INFORMATION FOR REZONING, SPECIAL EXCEPTION, SPECIAL PERMIT AND
DEVELOPMENT PLAN APPLICATIONS

STORM WATER MANAGEMENT & BMP NARRATIVE
THE SUBJECT SITE CONSISTS OF AN EXISTING GAS STATION ON PARCEL B-1 WITH MILD SLOPES. THE PROPOSED SITE SHALL CONSIST OF A BANK WITH A
DRIVE-THRU CANOPY, ONE (1) STORMFILTER BMP STRUCTURE (OR EQUIVALENT), UTILITIES, AND ASSOCIATED PARKING.

THERE IS A REDUCTION IN IMPERVIOUS AREA FOR THE SITE, THEREFORE THE SITE QUALIFIES AS REDEVELOPMENT UNDER THE PFM. THEREFORE A
BASELINE PHOSPHOROUS REMOVAL EFFICIENCY OF 10% IS REQUIRED TO CONFORM WITH SECTION 6-401.2B OF THE PUBLIC FACILITIES MANUAL (PFM).
THIS 10% IS REDUCED/MODFIED WHEN IMPERVIOUS PERCENTAGES AREA REDUCED FROM PRE TO POST DEVELOPMENT PER SECTION 6-401.2D OF THE
PFM.  BEST MANAGEMENT PRACTICES (BMP'S) WILL BE PROVIDED FOR THE SUBJECT SITE THROUGH A STORMFILTER INLET OR EQUIVALENT STRUCTURE
REMOVING A MINIMUM 8% PHOSPHORUS DUE TO THE REDUCTION OF IMPERVIOUS AREA FROM PRE TO POST DEVELOPMENT OR AS OTHERWISE MODIFIED
BY THE REDEVELOPMENT EQUATION. THE BMP TREATMENT FACILITY WILL BE DESIGNED WITH THE FINAL SITE PLAN PLAN. IF, DUE TO DESIGN
CONSTRAINTS, MODIFICATIONS NEED TO BE MADE TO THE BMP FACILITY, THE APPLICANT RESERVES THE RIGHT TO REPLACE THE STORMFILTER INLET OR
EQUIVALENT STRUCTURE WITH A SIMILAR BMP TREATMENT WHICH WILL STILL PROVIDE THE 8% MINIMUM PHOSPHOROUS REMOVAL REQUIREMENT OR AS
OTHERWISE MODIFIED BY THE REDEVELOPMENT EQUATION.

SEE 'PRE TO POST SWM SUMMARY' ON THIS SHEET FOR PRE-DEVELOPMENT TO POST-DEVELOPMENT CALCULATIONS.

OUTFALL ANALYSIS
THE PROPOSED REDEVELOPMENT OUTFALLS TO THE SOUTHEAST INTO A PIPED STORM SYSTEM. THE PIPED STORM SYSTEM GOES FOR 1500 FEET AND
THEN OUTFALLS INTO AN OPEN CHANNEL.  THIS OPEN CHANNEL ULTIMATELY LEADS TO TURKEYCOCK RUN WITHIN THE CAMERON RUN WATERSHED.

THE PROPOSED REDEVELOPMENT FLOW (+0.70 ACRE SITE AREA) WAS TRACED TO A POINT AT LEAST 100X THE SITE AREA AS REQUIRED UNDER A SPECIAL
EXCEPTION. THE SYSTEM IS PARTIALLY PIPED AND PARTIALLY OPEN CHANNEL UP TO THIS 100X DRAINAGE AREA.

A COMBINATION OF A SITE SURVEY, SITE VISIT, AND FAIRFAX COUNTY GIS TOPOGRAPHY/STORM PIPES, WERE UTILIZED TO FINALIZE THE ADEQUATE
OUTFALL STUDY ON THIS SHEET.

THE OUTFALL FOR THE SITE (0.70 ACRES) GOES TO THE SOUTHEAST. THE OUTFALL STUDY CAN BE CONCLUDED WHEN THE TOTAL AREA TO THE OUTFALL
SYSTEM MEETS OR EXCEEDS 100X THIS AMOUNT (70 ACRES).  THE WATER FOR THIS OUTFALL AREA IS CAPTURED BY EXISTING CURB INLETS OR SHEET
FLOWS TO PAVEMENT AT THE LIMITS OF DISTURBANCE.

THE WATER FROM WITHIN THE LOD EVENTUALLY ENTERS THE EXISTING PIPE SYSTEM DEPICTED ON THE OUTFALL MAP, THIS SHEET.  THE FLOW PATH FOR
OUTFALL TRAVELS TO THE SOUTHEAST THROUGH A CLOSED PIPE SYSTEM THEN INTO AN OPEN CHANNEL.  A TOTAL OF APPROXIMATELY 80 ACRES IS IN
THE OUTFALL SYSTEM, AT THIS POINT THIS EXCEEDS THE 100X REQUIREMENT TO END THE OUTFALL STUDY (80 ACRES/.70 ACRES = 114X).  A DETAILED
ANALYSIS OF PIPE CAPACITY PER PFM REQUIREMENTS (90% RULE - PFM SECTION 06-0203.2A) WILL BE PROVIDED AT TIME OF SITE PLAN.

1"=500'

0 500250

YEAR STORM Tc INTENSITY SITE AREA IMPERVIOUS PRE IMPERVIOUS POST WEIGHTED C FACTOR WEIGHTED C FACTOR PRE DEVELOPED POST DEVELOPED

(IN/HR) (AC.) (AC.) (AC.) (PRE DEVELOPED) (POST DEVELOPED) RELEASE RATE (CFS) RELEASE RATE (CFS)

2 5 Min 5.45 0.68 0.54 0.49 0.78 0.74 2.91 2.76

10 5 Min 7.27 0.68 0.54 0.49 0.78 0.74 3.89 3.69
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A GLOSSARY OF TERMS FREQUENTLY 

USED IN STAFF REPORTS WILL BE 

FOUND AT THE BACK OF THIS REPORT 
 
 

APPLICATION DESCRIPTION 

 
The applicant, TD Bank, requests approval of a special exception to construct and 
operate a drive-in financial institution, measuring 2,545 sf. and featuring two drive-thru 
lanes. The drive-in financial institution would be constructed on the site of an existing 
service station, which will be removed, in the C-5 and H-C districts.  The hours of 
operation would vary on a daily basis, including limited Saturday and Sunday hours, 
and would include 24-hour exterior ATM service.   
 
 

 

Figure 1:  Existing conditions. 
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LOCATION AND CHARACTER: 

 
The 29,408 square foot property is located at the northeast corner of the intersection 
of Little River Turnpike and Braddock Road. The property is currently developed with 
a six-pump Exxon service station. Across Braddock Road to the north of the subject 
site is the Pinecrest golf course, and east of the site is the adjacent and connected 
shopping center. To the south, across Little River Turnpike, is a Home Depot and a 
Wells Fargo Bank, and westward on a diagonal across the intersection is a 
townhouse community. The subject property is in the C-5 District and the Highway 
Corridor Overlay District.  

 
 

 Existing Zoning: Existing Use: Plan Recommendation: 

North: PDH-8 Pinecrest Golf Course Open Space and Recreation 

East: C-5 Commercial 
Retail and Other Commercial 
Uses 

South: C-6 Commercial 
Retail and Other Commercial 
Uses 

West R-12 Townhomes Residential 

    Figure 2: Surrounding uses. 

 
 

WAIVERS AND MODIFICATIONS REQUESTED: 

 

 Waiver of the loading space requirement. 

 Modification of the 10-foot parking setback required for off-street parking spaces 
along the south property line to permit a 4-foot parking setback. 

 Modification of the 4-foot rear peripheral parking lot landscaping setback along 
the northeast property line to permit a 1.5-foot parking setback. 

 Modification of the stacking requirement to permit a 6 and 4 stacking scheme. 

 
(These waivers and modifications are further discussed in the Zoning Analysis 
section of this report.) 
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BACKGROUND  

 
On March 17, 1980, the Board of Supervisors approved RZ 79-M-044 in the name of 
Lynch Limited Partnership, rezoning 7.75 acres from the R-5 District to the C-2 and C-5 
Districts subject to approved proffers. Copies of this approval are available with the 
Zoning Evaluation Division of the Department of Planning and Zoning as well as at the 
following link: 
http://ldsnet.fairfaxcounty.gov/ldsnet/ZAPSMain.aspx?cde=RZ&seq=3001205.  
 
 
On October 29, 1984, the Board of Supervisors approved PCA 79-M-044 and  
SE 84-M-104, to permit the construction of a new service station to replace an existing 
service station, subject to approved development conditions. Copies of this approval 
are available with the Zoning Evaluation Division of the Department of Planning and 
Zoning as well as at the following link: 
http://ldsnet.fairfaxcounty.gov/ldsnet/ZAPSMain.aspx?cde=SE&seq=3200757.  

 
 

DESCRIPTION OF PROPOSAL:  

 

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

Title of SE Plat: Special Exception Plat for TD Bank  
 

Prepared by: Bohler Engineering  
 

Original and Revision Dates: January 7, 2013, as revised 
through April 23, 2014  

 

Plat Description: The Special Exception Plat  
 (SE Plat) consists of seven 

sheets. 
 

http://ldsnet.fairfaxcounty.gov/ldsnet/ZAPSMain.aspx?cde=RZ&seq=3001205
http://ldsnet.fairfaxcounty.gov/ldsnet/ZAPSMain.aspx?cde=SE&seq=3200757
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Figure 3: Proposed site plan. 
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Overview: 

 
The applicant is requesting a special exception to allow a drive-in financial 
institution in the C-5 and H-C districts, along with multiple waiver and modification 
requests, to be discussed in the Zoning Analysis section of this report. The Special 
Exception Plat shows the 2,545 sf. proposed building located towards the northeast 
corner of the lot, with parking along the Little River Turnpike frontage.  There is one 
right-in, right-out entrance/exit proposed on Little River Turnpike, and a full-
movement entrance/exit on Braddock Road. In addition, 19 deciduous trees are 
proposed onsite, as well as an evergreen hedge screening the parking lot.  
 

Architecture: 

 
As recommended by the Mason District Land Use Committee (MDLUC), the bank 
would be constructed with a mix of materials including red brick, EIFS, and metals 
as are similarly used in the nearby and adjacent shopping center. The 2,545 sf. 
building would be 17 feet tall, with a 24.3 ft. tower. One freestanding monument-
sign and multiple building-mounted signs are proposed as well. 
 

 

Figure 4: Architectural elevation. 
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Operational Details: 

 
The number of employees at any one time would not exceed nine, as specified in a 
development condition, to ensure adequate customer parking.  The hours of 
operation would be limited to the following: 
 

 

 Lobby Drive-Thru 

Monday-Wednesday 8:30am - 5:00pm 8:00am - 8:00pm 

Thursday & Friday 8:30am - 8:00pm 8:00am - 8:00pm 

Saturday 8:30am - 3:00pm 8:30am - 3:00pm 

Sunday 12:00pm - 4:00pm 12:00pm - 4:00pm 

 

 

Access, Circulation and Parking: 

 
The proposed use fronts on Little River Turnpike, and access to the site is achieved 
via two right-in, right-out access points along Little River Turnpike and a full-
movement access point along Braddock Road. The proposed layout would close 
the existing access point along Little River Turnpike located nearest to the Little 
River Turnpike/Braddock Road intersection. The entrance along Little River 
Turnpike located further east from the intersection that is shared with the shopping 
center would be retained, and a development condition has been included to 
require it to be narrowed from 37.5 ft. to 30 ft. per Performance Manual (PFM) 
standard. This condition is subject to consent of the adjacent shopping center’s 
owner, as there is an easement on this entrance. The two drive-thru lanes would 
begin on the northeast side of the building and wrap around to the drive-through 
windows on the west side of the building. The stacking lane closest to the building 
is planned for six stacking spaces, while the stacking lane furthest from the bank is 
planned for four stacking spaces. Twelve parking spaces would be located along 
the southern property line, and two parking spaces would be located across the 
southern travel aisle for a total of 14 parking spaces. The one parking space 
located closest to the Little River Turnpike entrance would be designated as ADA 
accessible and would be separated from the Little River entrance and curb by a 
pedestrian crossing to the building. A five-foot wide sidewalk along Braddock Road 
would connect to a ten-foot wide shared pedestrian / bicycle trail along Little River 
Turnpike. A connection would be made from this multi-use asphalt trail to the 
pedestrian crossing next to the proposed ADA accessible parking space.  
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Figure 5: Little River Turnpike frontage. 

. 
 

Landscaping: 

 
Of the 14 Category II deciduous trees proposed on-site, five would be located in a 
strip between the multi-use trail and the parking lot along Little River Turnpike; six 
would be located in a strip along Braddock Road south of the Braddock Road 
entrance; and three would be clustered along Braddock Road north of the Braddock 
Road entrance. Of the five Category IV deciduous trees proposed on-site, four 
would be located in a landscaped island west of the building, and one would be 
located north of the building. Because the proposed plantings located along Little 
River Turnpike and Braddock Road would be located in existing easement areas, 
the plantings would not contribute to the total tree canopy provided. Thus, the 
applicant would provide 1,250 sf. of tree cover on-site, and deposit $2,400 into the 
County’s Tree Preservation and Planting fund to provide for off-site plantings in 
order to meet the remaining 1,278 sf. of required 10-year canopy. Per the request 
of the Mason District supervisor’s office, it is intended that this deposit be used for 
the planting of eight trees at the nearby Pinecrest Golf Course in lieu of the lack of 
preservation of existing vegetation onsite. A development condition has been 
included to this effect. In addition, a 2.5-ft. tall evergreen hedge would be provided 
along the southern and western exteriors of the parking lot to partially screen cars 
from Little River Turnpike and enhance the streetscape. Finally, the areas 
surrounding the building would be planted with grass and low shrubbery.  
 
 

Stormwater: 

 
The proposed site is currently improved with a gas station, and this proposal would 
be considered a redevelopment under the PFM. BMPs would be provided for the 
subject property through a stormfilter inlet or equivalent structure providing a 
minimum of 8 percent phosphorus removal due to the reduction of impervious area 
from pre- to post-development or as otherwise modified by the redevelopment 
equation (Section 6-401.2B of the PFM). No stormwater plan is required for the site 
because the post-development peak runoff does not exceed the pre-development 
runoff. The outfall channels southeast to a piped storm system for 1,500 ft. to an 
open channel, which ultimately discharges into Turkeycock Run within the Cameron 
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Run watershed. The proposed development would decrease the peak runoff rate 
and adequate outfall would exist.  
 
 

 Signage: 
 

One freestanding monument sign is proposed at the southeast corner of the site, as 
well as multiple building-mounted signs.  At least one freestanding directional sign 
has been indicated on Sheet 7 of the Plat, which would be required to feature no 
logos or other advertising in order to comply with Ordinance requirements (see the 
Zoning Analysis section of the report for further signage details). 
 

 
 

 

COMPREHENSIVE PLAN PROVISIONS (Appendix 4) 
 

Plan Area:   I 

Planning District:  Lincolnia Planning District 

Planning Sector:  L1 Pinecrest Community Planning Sector 

Plan Map:   Retail and Other Commercial Uses 

Figure 6: 
Freestanding 

Sign. 
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Plan Text:  

In the Area I Volume of the Comprehensive Plan, 2013 Edition, Lincolnia Planning 
District, the L1 Pinecrest Community Planning Sector is described as being 
characterized by older, stable neighborhoods of single-family detached houses. 
Townhouse developments, garden apartments, and higher residential 
developments also exist, typically located along major thoroughfares. Commercial 
uses are situated on the north side of Little River Turnpike, including Pinecrest 
Plaza, the shopping center adjacent to the subject property. The plan typically 
encourages infill residential development in this sector, with limited commercial 
development that is compatible with surrounding neighborhoods and well-designed 
to promote pedestrian access.  The plan specifically directs staff to provide 
pedestrian access to and from residential neighborhoods as commercial 
redevelopment occurs along the north side of Little River Turnpike.  
 
The County’s Transportation Plan recommends that Little River Turnpike be 
widened to six lanes in addition to a bike lane. On the Trails Plan, a 10-ft. major 
paved trail is shown on the north side of Little River Turnpike (adjacent to the 
subject property). 
 
Appendix 5 of the Fairfax County Comprehensive Plan, Policy Plan, 2013 Edition, 
Land Use Section, as amended through February 12, 2013, offers additional 
guidelines for drive-thru windows and other drive-thru facilities, stating: 
 

“Drive-thru windows for commercial establishments and other drive-thru 
facilities have the potential to cause serious on-site and off-site traffic 
circulation problems. To address these potential problems, drive-thru 
windows and other drive-thru facilities should be approved only if the size 
and configuration of the lot are adequate to achieve a safe drive-thru 
facility, parking circulation and pedestrian system. All activity generated by 
the use must be accommodated on the site. Noise, glare and other 
nuisance aspects related to drive-thru facilities must not adversely affect 
adjacent properties.” 
 

(These Comprehensive Plan Provisions are further discussed in the Land Use 
Analysis section of this report.) 
 

 

ZONING ANALYSIS 

 
The subject parcel is zoned C-5 and is in a Highway Corridor Overlay District.  Per 
the Zoning Ordinance, Par. 1 of Sect. 4-505, a drive-in financial institution would be 
permissible by-right, in a C-5 district, if such use were located in-line within a building 
of a shopping center.  The current proposal, representing an independent building 
and site, is only permissible as a Category 5 special exception use in these districts 
as listed in Par. 4 of Sect. 4-504, and pursuant to Par. 6 of Sect. 9-501 and Par. 2 of 
Sect. 9-502 of the Ordinance. 
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Figure 7:  ZONING ORDINANCE PROVISIONS (Appendix 5) 

C-5 Lot Requirements (Sect. 4-500) 

Standard Required Provided 

Min. Lot Area 40,000 sq. ft. 29,408 sq. ft. 1 

Min. Lot Width 200 ft. +/- 191-194 ft. 1 

Max. Building 

Height 
40 ft. +/- 24.3 ft. 

Front Yard (Little 

River Turnpike) 

45° angle of bulk plane,  

not less than 40 ft. (40 ft.) 
+/- 50 ft. 

Front Yard 

(Braddock Rd.) 

45° angle of bulk plane,  

not less than 40 ft. (40 ft.) 
+/- 66.0 ft. 

Rear Yard 20 ft. +/- 20.0 ft. 

Side Yard N/A N/A 

Maximum FAR 0.30 0.10 

Open Space 20% 20% 

Parking Spaces 

Parking: 10 spaces (4 per 1,000 sf ) 

 

Stacking: eight (8) spaces in front of 
first window and two (2) spaces for 

each additional window; except that five 
(5) stacking spaces may be permitted in 

front of each of the first two (2) 
windows, provided that both windows 
shall always remain open when the 

drive-in facility is operational 

 

 

Parking: 14 spaces 

 

Stacking: 10 

 

 

 

Loading Spaces 1 space 0 spaces2 

 
1. The lot is a corner lot and therefore two front yards and lot widths exist on the property. The lot does not 

meet the required 200 ft. minimum lot width or 40,000 sq. ft. minimum area. However, the lot currently exists 
and this application does not propose any lot width changes, aside from ROW dedicated to VDOT. No 
waiver of lot width or area is necessary pursuant to Sect. 2-405 of the Z.O.  

2. The applicant has requested a waiver of the loading space requirement. 

 
The parcel was rezoned from residential to commercial in 1980, and in 1984 the 
Board of Supervisors approved a proffered condition amendment and a special 
exception to permit the construction of a new service station to replace an existing 
service station.  
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Requested Waivers and Modifications 

 
Waiver of Loading Space Requirement 
According to the Zoning Ordinance Sect. 11-203, regarding loading spaces, a 
financial institution is required to follow Standard C: “One (1) space for the first 
10,000 square feet of gross floor area, plus one (1) space for each additional 
20,000 square feet or major fraction thereof.”  The bank is proposed to be 2,545 
square feet, which would require one loading space.  The applicant is requesting a 
waiver of the loading space requirement, on that basis that due to security 
requirements, the bank disposes of all of the trash, recycling and documents off-
site.  Par. 3B of Sect. 11-202 allows the Director to reduce the required space “in 
an amount which is justified by a reduction in the need for such space by reason of 
a reduction in size or change in the nature of the use to which such is appurtenant.” 
Staff does not oppose this request; it is consistent with other financial institutions in 
the County. 

 
Modification of Front Parking Setback 
Par. 8 of Sect. 11-102 of the Ordinance specifies that “off-street parking spaces that 
are located on the ground and are open to the sky may be located in any required 
yard but not closer than ten (10) feet to any front lot line, unless modified by the 
Board or BZA pursuant to Part 2 of Article 13.”  In the case of this application, the 
Little River right-of-way is considered to be one of the front lot lines and would 
require a 10-foot parking setback.  The applicant is requesting a modification to this 
requirement to accept the four-ft. distance from the 24-ft. reservation of right-of-way 
shown on the SE Plat, due to the tight constraints of the site and the required right-
of-way reservation. Landscaping has been provided along the parking lot to increase 
the effectiveness of the proposed reduced setback. Staff does not anticipate any 
adverse effects from the six-ft. modification, and does not oppose this request. 
 
Modification of Rear Peripheral Parking Lot Landscaping Setback 
The applicant has requested a modification to the rear parking setback of four feet 
in width for Peripheral Parking Lot Landscaping when the property line abuts land 
not in the right-of-way of a street. However, as specified in 13-203 of the Ordinance, 
this setback only applies if the parking lot contains 20 or more spaces. As this 
application only proposes 14 parking spaces, this modification is not necessary.  
 
Modification of Stacking Requirement 
 
Par. 5 of Sect. 11-104 specifies that, for a Drive-In Financial Institution, “there shall 
be eight (8) stacking spaces in front of the first window and two (2) stacking spaces 
in front of each additional window; except that five (5) stacking spaces may be 
permitted in front of each of the first two (2) windows, provided that both windows 
shall always remain open when the drive-in facility is operational”. An eight and two 
stacking scheme for drive-thru windows is not ideal for this site because of existing 
easements on the eastern side of the building as well as the close proximity to the 
adjacent shopping center’s parking spaces. Because the building needed to shift 
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north to accommodate a 24-ft. reservation / dedication area, there is not enough 
room on the north side of the building to fit a five and five stacking scheme. Instead, 
the applicant seeks to modify the stacking requirement to a six-four scheme. A 
development condition has been included to ensure that both drive-thru windows 
remain open during the hours of operation. Staff does not oppose this request.  
 
 

   Parking Standards (Par. 5 of Sect 11-104) 
 
The Zoning Ordinance requires a minimum of 10 parking spaces for the proposed 
development and 14 surface parking spaces have been proposed, which would 
meet the requirement.  A development condition is included that would limit the 
number of employees on-site at any given time to nine, to ensure adequate 
availability of parking for customer use. One proposed space would be designated 
as accessible, meeting ADA guidelines. The location of the accessible space would 
require customers to cross the interior drive aisle, but a marked crosswalk is 
proposed to mitigate that safety concern. 
 
The ordinance also requires a minimum number of vehicle stacking spaces at drive-
thru windows of drive-in financial institutions, to reduce the possibility of onsite 
circulation problems.  The proposal does not meet the requirement of five stacking 
spaces in front of each of the two windows. Instead, a six and four stacking scheme 
is proposed due to size constraints of the site.  

 

 

Landscaping and Screening Requirements (Sect. 13-200 and 13-300) 

 
Ordinance requirements exempt any parking lot under 20 spaces from required 
interior or peripheral parking lot landscaping. There is, however, a minimum 10-year 
tree canopy requirement that would require 10 percent site coverage, in this case.  
All existing landscaping consists of crepe myrtles, weeping deodera cedar, dwarf 
Alberta spruces, Japanese maple, and several large shrubs (globosa blue spruce, 
junipers, boxwoods, and Japanese barberry).  The applicant does not propose to 
preserve any of the existing vegetation and requests to deviate from the tree 
preservation target in accordance with PFM 12-0508.3A.  
 
The applicant proposes to provide 1,250 sq. ft. of 10-year canopy onsite. As 2,528 
sq. ft. are required to meet the minimum requirement of 10 percent canopy onsite, 
the applicant proposes to deposit $2,400 (calculated based on eight trees as 7.5 
additional trees are required) into the County’s Tree Preservation and Planting 
Fund in order to meet the remaining 1,278 square feet of 10-year canopy at an 
offsite location. It is intended that this deposit be used for plantings at the nearby 
Pinecrest Golf Course. 
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Since the adjacent surrounding uses are also commercial, there are no transitional 
screening or barrier requirements for a drive-in financial institution use on this 
property.   

 

Signage Requirements (Sect. 12-203 and 12-205) 

 
Multiple building-mounted signs would be incorporated into the building façade, as 
detailed on Sheet 7 of the plans.  The building-mounted signs appear to be in 
conformance with the placement criteria and size requirements of the Zoning 
Ordinance, which would be confirmed when the sign permits are reviewed.  The 
applicant also proposes to erect one freestanding monument sign, to measure 8 
feet in height and to include approximately 53 SF of sign area, which would be in 
conformance with the requirements of Par. 4 of Sect. 12-203, allowing one 
freestanding sign to a maximum height of 20 feet, and Par. 2 of Sect. 12-205, 
allowing up to 80 SF of sign area.  

 
At least one secondary directional sign is specified on the plan.  Pursuant to Par. 2 
of Sect. 12-205, an individual enterprise with frontage on a major thoroughfare is 
only permitted to have one freestanding sign; however, directional signage may be 
allowed, per Par. 2G of Sect. 12-103, up to two square feet in area and no closer 
than five feet to any lot line.  The proposed directional signage would appear to 
meet that criterion, if located properly outside of site distances and located 
adequate distances from lot lines.  Staff has no issues with the proposed directional 
signage. 

 

 

General Special Exception Standards (Sect. 9-006) 

 
All special exception uses shall satisfy the following general standards: 
 
General Standards 1 and 2 would require that the proposed use at the specified 
location “be in harmony with the adopted Comprehensive Plan” and “with the 
general purpose and intent of the applicable zoning district regulations”.  Staff finds 
that the proposed drive-in financial institution would be in harmony with the 
Comprehensive Plan and the purpose and intent of the C-5 district, which supports 
neighborhood-serving retail.  Staff believes that a drive-in financial institution use 
would be consistent with these goals, and would not negatively affect the existing 
neighborhood-oriented uses in the area. 
 
General Standard 3 states that the proposed use shall “be harmonious with and not 
adversely affect the use or development of neighboring properties”.  This standard 
also requires that “the location, size and height of buildings, structures, walls and 
fences, and the nature and extent of screening, buffering and landscaping shall be 
such that the use will not hinder or discourage the appropriate development and 
use of adjacent or nearby land and/or buildings or impair the value thereof”. The 
proposed redevelopment of the site to a drive-thru financial institution is not 
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anticipated to create substantial adverse effects for the surrounding properties.  
The proposed use is consistent with the types of neighboring uses, the architecture 
of the proposed building would be within Ordinance bulk standards for the current 
Zoning District, and the proposed building has been collaboratively designed with 
representatives from the community to ensure that the result would be an attractive 
addition to the site.  Staff believes that the proposed plan, subject to the included 
development conditions, would meet this standard. 

 
General Standard 4 requires “that pedestrian and vehicular traffic associated with 
the use will not be hazardous or conflict with existing or anticipated traffic”. The 
proposed drive-in financial institution is projected to generate less traffic than the 
previous gas station use, which would have a positive effect on the demands of the 
local road system. The entrance closest to the Little River Turnpike / Braddock 
Road intersection will be removed, and a development condition would require the 
other shared entrance along Little River to be narrowed and reconfigured to 
improve access conditions, should the adjacent shopping center’s owner consent. 
Pedestrian connectivity would be enhanced by the addition of a multi-use trail along 
the Little River Turnpike frontage that did not previously exist.  Overall, staff finds 
that the vehicular and pedestrian traffic associated with the proposed use would be 
an improvement and not be hazardous or conflict with existing or anticipated traffic. 
  
 
General Standard 5 stipulates that “the Board shall require landscaping and 
screening in accordance with the provisions of Article 13”.  The proposal appears to 
meet this standard (see above Landscaping and Screening section for further 
detail). 
 
General Standard 6 stipulates that “open space shall be provided in an amount 
equivalent to that specified for the zoning district in which the proposed use is 
located”.  In the C-5 zoning district, 20 percent of the gross area is required to be 
landscaped open space. The subject application proposes to meet that requirement 
by achieving 20% open space. In addition, a large area outside of the parcel 
boundary, within the public right-of-way, is proposed to be restored from asphalt to 
landscape, which will further increase adjacent open space.  As a result, staff finds 
that the proposal would satisfy this standard. 
 
General Standard 7 states that “adequate utility, drainage, parking, loading and 
other necessary facilities to serve the proposed use shall be provided.  Parking and 
loading requirements shall be in accordance with the provisions of Article 11”.  
Adequate utilities, drainage, and parking have generally been provided with this 
application. The proposed parking would be adequate to meet Ordinance 
requirements, and the applicant has requested a waiver of the one required loading 
space.  Staff is not opposed to this request and finds that, with the approval of the 
waiver request, this standard will be satisfied. 
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General Standard 8 specifies that “signs shall be regulated by the provisions of 
Article 12; however, the Board may impose more strict requirements for a given use 
than those set forth in this Ordinance”.  The proposed signage appears to comply 
with the Zoning Ordinance and a development condition is included that would 
require all signs to comply with Article 12. (Further specifics of the proposed 
signage were discussed previously in this report.) 
 

    

Standards for All Category 5 Uses (Sect. 9-503) 

 
This application is also subject to the three additional standards for all Category 5 
special exception uses, which require conformance with the lot size and bulk 
regulations of the Zoning Ordinance, the performance standards specified in the 
applicable zoning district, and Article 17 of the Zoning Ordinance, which concerns site 
plans.  With imposition of the proposed development conditions, staff finds that these 
standards would be met. 

 

 

Additional Standards for Automobile-Oriented Uses, Car Washes, Drive-In 

Financial Institutions, Drive-Through Pharmacies, Fast Food Restaurants, 

Quick-Service Food Stores, Service Stations and Service Stations/Mini-Marts 

(Sect. 9-505) 

 
Drive-in Financial Institutions, when permitted by special exception, must also 
satisfy the following additional standards:  
 
Standard A stipulates that “such a use shall have on all sides the same 
architectural features or shall be architecturally compatible with the building group 
or neighborhood with which it is associated”. The building’s design is similar in 
design to the adjacent shopping center, using red brick as recommended by the 
Mason District Land Use Committee. The bank has been designed specifically for 
this location to satisfy the wishes of the community, and will feature high-quality 
finishing materials on all four facades. Staff concludes that the application meets 
Standard A and has proposed a development condition stipulating that the 
architecture and drive-in canopy shall be in substantial conformance with that 
shown on the SE Plat.  
 
Standard B states that the use “shall be designed so that pedestrian and vehicular 
circulation is coordinated with that on adjacent properties”.  Considerable input and 
review went into the final configuration of the site. Pedestrian conditions would be 
improved by the multi-use trail along Little River Turnpike, as well as by ensuring 
that future transportation improvements along Little River Turnpike will implement a 
thru-right lane as opposed to an additional thru lane and a right-turn lane. Staff 
concludes that the application meets this standard. 
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Standard C specifies that “the site shall be designed to minimize the potential for 
turning movement conflicts and to facilitate safe and efficient on-site circulation”, 
and that “parking and stacking spaces shall be located in such a manner as to 
facilitate safe and convenient vehicle and pedestrian access to all uses on the site”. 
The proposal meets general standards for vehicle parking and circulation within the 
site and there would be sufficient stacking spaces to meet the needs of the drive-
thru windows. Considerable review went into the final configuration of the parking 
and stacking spaces to ensure safe vehicular movement throughout the site and in 
relation to the adjacent shopping center. The applicant is proposing to connect 
sidewalks along the entire site frontage and would include a pedestrian connection 
to the proposed building.  Staff believes that vehicular and pedestrian access and 
circulation through the site would be sufficient to meet this standard.   

 
Standard D states that “the lot must be of sufficient area and width to accommodate 
the use and that any such use will not adversely affect any nearby existing or 
planned residential areas as a result of the hours of operation, noise generation, 
parking, glare or other operational factors”. The proposal would meet all necessary 
use requirements and setback regulations with the approval of aforementioned 
modifications and would allow for adequate parking and vehicular circulation within 
the site.  The hours of operation would be consistent with other commercial uses in 
the area and would not adversely affect neighboring properties, nor should other 
operational factors.  As a result, staff finds that the proposed use will not adversely 
affect any nearby properties as a result of the hours of operation, noise generation, 
parking, glare, or other operational factors. 
 
Standard E applies to drive-through pharmacies; therefore, this standard is not 
applicable to this application.  

 

 

 LAND USE ANALYSIS 

 
Staff believes that the proposed use would satisfy the spirit of the Comprehensive 
Plan, by revitalizing an existing commercial area while restricting commercial 
development to an existing commercially-zoned parcel. The proposal would 
increase pedestrian access on the site as well, which is a major point of emphasis 
in the Comprehensive Plan. Removal of excess asphalt within the Little River 
Turnpike right-of-way and increased open space would reduce stormwater runoff 
and improve vehicular safety. 

 
The proposal would also make adjustments to the future transportation 
improvements along Little River Turnpike. Community and staff collaboration 
fostered the decision to propose a thru-right lane as opposed to an additional thru 
lane and a right-turn lane. This decision is determined to be in conformance with 
the Comprehensive Plan, and reflects the community’s input. In addition, the multi-
use trail would serve as a connection to other trails in the area.   
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Overall, staff finds that the proposed drive-in financial institution would complement 
the surrounding uses, would adhere to the Comprehensive Plan guidance 
described above, and would be in conformance with the Zoning Ordinance. 

 

 

 ENVIRONMENTAL ANALYSIS (Appendix 6) 

 
LEED/Green Building  
Staff has encouraged the applicant to include green building design in its 
development plan.  The applicant has agreed to pursue LEED certification for the 
project, and a development condition has been included to that effect.  
 
Water Quality  
Objective 2 of the Environment section of the Policy Plan encourages new 
development and redevelopment to apply innovative BMP’s, infiltration techniques 
and better site design to minimize the negative effects of development on surface 
and groundwater resources in the County. A BMP unit would be provided through a 
stormfilter inlet or equivalent structure. The minimum 8 percent phosphorous 
removal would be provided per the PFM redevelopment equation, as there is a 
reduction in impervious area from pre- to post- development for the site. 
 
Tree Cover 
While the applicant is not meeting the tree cover requirements onsite, the applicant 
will be making a deposit to the County’s tree preservation and planting fund for 
planting at an offsite location. This deposit is intended to be used for offsite 
plantings at the adjacent Pinecrest Golf Course, as requested by the Mason District 
Supervisor’s office.  
 
Site Contamination/Remediation: 
As the property is currently improved with a gas station, the Virginia Department of 
Environmental Quality (DEQ) has issued a No Further Action letter (Appendix 6) 
stating that the contaminant concentrations on the site do not warrant further 
investigation.    

 

 

 STORMWATER MANAGEMENT ANALYSIS 

 
Stormwater Detention 
The proposed development would result in a reduction in impervious area and 
associated stormwater runoff, which would exempt the development from a 
stormwater detention requirement.  There will be, however, new County stormwater 
regulations that are anticipated to take effect by July of 2014, which may impose 
additional requirements if construction permits are not granted by that time. Any 
addition of stormwater structures not shown on the SE Plat may constitute a 
substantial change to the SE Plat and may require an SE Amendment.   
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Stormwater Quality 
Per Par. 2B of Sect. 6-401 of the PFM, the required reduction in phosphorus loads 
is calculated based on the redevelopment formula. The applicant is proposing to 
meet that minimum requirement, using one stormfilter Best Management Practice 
(BMP) unit.  
 
Outfall Adequacy 
The proposed development would decrease the peak runoff rate and adequate 
outfall would exist. Adequate outfall conditions, however, will be required to be 
verified at the time of site plan review and any inadequacy might result in additional 
stormwater control measures being required onsite.  
 
No Resource Protection Areas (RPA) or floodplains exist on the site.  
 
 

 TRANSPORTATION ANALYSIS (Appendix 7)  
 

Little River Turnpike Entrance 
In coordination with VDOT, the applicant proposed narrowing the shared entrance 
furthest from the Braddock Road / Little River Turnpike intersection from 37.7 ft. to 
30 ft. per PFM standard. However, due to an easement located at this entrance, the 
owner of the adjacent shopping center must concur and has not yet done so. A 
development condition states that the entrance shall be narrowed to 30 ft. per PFM 
standard if the adjacent shopping center’s owner consents.  
 
Widening of Little River Turnpike 
The Comprehensive Plan calls for the widening of Little River Turnpike to six lanes. 
This would require the conversion of the existing right turn lane into a thru lane, and 
the addition of a right-turn lane, requiring the applicant to dedicate 28 ft. of right-of-
way. Sparked by concerns from the Mason District Land Use Committee, the 
applicant proposed a thru-right turn lane as opposed to an additional thru lane and 
a right turn lane. The Fairfax County Department of Transportation (FCDOT) 
deemed that this proposal is in conformance with the Comprehensive Plan, 
especially relative to the Comprehensive Plan’s emphasis on pedestrian 
connectivity for redevelopment in this area. The applicant therefore proposed a 15-
foot dedication of right-of-way and a nine-foot reservation for dedication of right-of-
way along Little River Turnpike.  
 
Multi-use Trail 
The Comprehensive Plan also calls for a bike lane and a 10-foot wide trail along 
Little River Turnpike. The applicant instead proposed a 10-foot wide shared-use 
trail for bicyclists and pedestrians. The trail’s curvature is smoothed out to provide a 
safe transition for bicyclists using the trail.  
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Dedication of Right-of-Way 
 
FCDOT recommended that the applicant dedicate 15 feet of right-of-way out of the 
proposed 24 feet of reservation, and put the remaining nine feet in reservation 
should it be needed for future transportation improvements on Little River Turnpike. 
Having the 15 feet of dedication is desirable as there may be pedestrian / trail 
projects connecting to the site in the future. The County would therefore want 
continuous ownership and maintenance of the multi-use trail. A development 
condition states that the applicant shall dedicate any part of the remaining nine-foot 
reservation upon request by the County when a transportation project along Little 
River Turnpike requires the right of way. In addition, a development condition has 
been included to require the relocation of deciduous trees in the reservation area 
elsewhere onsite, should that area in reservation be needed.  

 
 

URBAN FOREST MANAGEMENT DIVISION (UFMD) ANALYSIS (Appendix 8)  
 
Off-Site Plantings 
The applicant proposes to deposit $2,400 into the County’s tree preservation and 
planting fund in order to meet the remaining 1,278 square feet of 10-year canopy at 
an offsite location. This deposit is intended to contribute to the planting of eight 
trees at the nearby Pinecrest Golf Course, per the Mason District Supervisor’s 
request.  

 

 

CONCLUSIONS AND RECOMMENDATIONS 

 

Staff Conclusions 

 
The proposed drive-in financial institution on the subject property would be 
consistent with the existing neighborhood and community-serving uses in the area 
and would not adversely impact the site or neighboring properties. Staff finds that 
the application would be in harmony with the Comprehensive Plan and, with the 
approval of the proposed development conditions, would conform to all applicable 
Zoning Ordinance Provisions. 

 
 

Recommendations 

 
Staff recommends approval of SE 2013-MA-002, subject to the proposed 
development conditions contained in Appendix 1. 
 
Staff recommends approval of the following waivers and modifications: 
 

 Waiver of the loading space requirement. 
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 Modification of the 10-foot parking setback required for off-street parking spaces 
along the south property line to permit a 4-foot parking setback. 

 Modification of the stacking requirement to permit a 6 and 4 stacking scheme. 

 
It should be noted that it is not the intent of staff to recommend that the Board, in 
adopting any conditions, relieve the applicant/owner from compliance with the 
provisions of any applicable ordinances, regulations, or adopted standards. The 
approval of this application does not interfere with, abrogate or annul any 
easements, covenants, or other agreements between parties, as they may apply to 
the property subject to this application. 
 
It should be further noted that the content of this report reflects the analysis and 
recommendations of staff; it does not reflect the position of the Board of 
Supervisors. 

 

 

APPENDICES 

 
1. Proposed Development Conditions 
2. Special Exception Affidavit 
3. Statement of Justification 
4. Comprehensive Plan Provisions 
5. Zoning Ordinance Provisions 
6. DPZ – Environmental Comments 
7. FCDOT – Transportation Comments 
8. DPWES – Urban Forest Management Division Comments 
9. Glossary of Terms 
 



  APPENDIX 1 

1 
 

PROPOSED DEVELOPMENT CONDITIONS 

SE 2013-MA-002 

April 22, 2014 

 

If it is the intent of the Board of Supervisors to approve SE 2013-MA-002, located at 
6566 Little River Turnpike, Tax Parcel 72-1((1)) 20E, for a drive-in financial institution, 
pursuant to Sect. 4-504 of the Fairfax County Zoning Ordinance, staff recommends that 
the Board condition the approval by requiring conformance with the following 
development conditions. 

 

GENERAL: 

 

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

 

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

 

3. This Special Exception is subject to the provision of Article 17, Site Plans as may be 
determined by the 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 "Special 
Exception Plat for TD Bank", consisting of seven sheets and prepared by Bohler 
Engineering, which is dated January 7, 2013 and revised through April 23, 2014, and 
these conditions. Minor modifications to the approved Special Exception may be 
permitted pursuant to Par. 4 of Sect. 9-004 of the Zoning Ordinance. 

 

4. A copy of this Special Exception and the Non-Residential Use Permit shall be posted 
in a conspicuous place on the property of the use and be made available to all 
departments of the County of Fairfax during the hours of operation of the permitted 
use. 

 

OPERATIONAL: 

 

5. There shall be a maximum of nine employees on-site at any one time. 

 

ARCHITECTURAL: 

 

6. Architectural elevations and building materials including a mix of red brick and 
metals shall be in substantial conformance with those shown on the SE Plat 
(Appendix 3). 
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GREEN BUILDING:   

 

7. Prior to the building plan approval, the applicant will submit, to the Environment and 
Development Review Branch (EDRB) of DPZ, documentation from the U.S. Green 
Building Council (USGBC) demonstrating the applicant’s enrollment in the 
Leadership in Energy and Environmental Design (LEED) Portfolio/Volume Program. 
Prior to the issuance of the building permit, the applicant will provide documentation 
that the proposed project is pre-registered with the LEED Portfolio/Volume Program. 
Prior to release of the bond for the project, the applicant shall provide documentation 
to the EDRB demonstrating the status of attainment of LEED certification or a higher 
level of certification from the USGBC for the building. 

 

As an alternative to the actions outlined in the above paragraph, or if the applicant is 
unable to provide documentation confirming both the applicant’s enrollment in, and 
the specific project’s pre-registration in the LEED Portfolio/Volume, the applicant will 
execute a separate agreement and post, a “green building escrow,” in the form of 
cash or a letter of credit from a financial institution acceptable to DPWES as defined 
in the Public Facilities Manual, in the amount of $67,650.  This escrow will be in 
addition to and separate from other bond requirements and will be released upon 
demonstration of attainment of LEED certification or higher level of certification, by 
the USGBC, under the most current version of the USGBC’s Leadership in Energy 
and Environmental Design—New Construction (LEED®-NC) rating system rating 
system or other LEED rating system, as determined by the U.S. Green Building 
Council. The provision to the Environment and Development Review Branch of DPZ 
of documentation from the U.S. Green Building Council that the building has attained 
LEED certification will be sufficient to satisfy this commitment. 

 

If the applicant provides to the EDRB, within 18 months of issuance of the final 
RUP/non-RUP for the building, documentation demonstrating that LEED certification 
for the building has not been attained but that the building has been determined by 
the USGBC to fall within three points of attainment of LEED certification, 50% of the 
escrow will be released to the applicant; the other 50% will be released to Fairfax 
County and will be posted to a fund within the county budget supporting 
implementation of county environmental initiatives. 

 

If the applicant fails to provide, within 18 months of issuance of the final RUP/non-
RUP for the building, documentation to the EDRB demonstrating attainment of LEED 
certification or demonstrating that the building has fallen short of LEED certification 
by three points or less, the entirety of the escrow for that building will be released to 
Fairfax County and will be posted to a fund within the county budget supporting 
implementation of county environmental initiatives.  
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If the Applicant provides documentation from the USGBC demonstrating, to the 
satisfaction of the EDRB, that USGBC completion of the review of the LEED 
certification application has been delayed through no fault of the Applicant, the 
Applicant’s contractors or subcontractors, the time frame may be extended as 
determined appropriate by the Zoning Administrator, and no release of escrowed 
funds shall be made to the Applicant or to the County during the extension. 

 

LANDSCAPE: 

 

8. At such time as dedication of any part of the reservation area along Little River 
Turnpike is required, any deciduous trees located in the reservation area required for 
dedication shall be relocated elsewhere on-site, or a deposit of $300 per tree shall 
be made to the Tree Preservation and Planting Fund in the same manner as the 
deposit for off-site plantings as outlined in Condition #12.  

 

9. The 53 evergreen or deciduous shrubs being provided on site shall be a minimum 
height of 18-24 inches at the time of planting.  

 

10. Landscaping that is native to the middle Atlantic region shall be provided as 
generally shown on the Special Exception Plat, as modified only to meet the species 
diversity and other applicable requirements of the Public Facilities Manual (PFM), 
and as conditioned, subject to review and approval of the Urban Forestry 
Management Division (UFMD) of the Department of Public Works and 
Environmental Services (DPWES) at the time of site plan review: Supplemental 
landscaping may be installed by the applicant, in addition to the landscaping shown 
on the SE Plat, that is determined to not conflict with the required landscaping or 
other details approved on the SE Plat.  

 

STORMWATER: 

 

11. Stormwater outfall adequacy, per the PFM, shall be demonstrated at the time of site 
plan review.  Stormwater detention may be required if outfall is determined to be 
inadequate, and would require an amendment to this Special Exception. 

 

TREE PLANTING: 

 

12. In lieu of the remaining 1,278 square feet of 10-year tree canopy onsite needed to 
meet the minimum requirement of 2,528 square feet (10 percent canopy coverage) 
for the site, the applicant shall make a payment in the amount of $2,400 to the 
Fairfax County Tree Preservation and Planting Fund to be used for the planting of 
eight trees at Pinecrest Golf Course, which shall be used to satisfy the applicant’s 
requirement to meet the remaining 1,278 square feet of 10-year canopy at an offsite 
location.  
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TRANSPORTATION: 

 

13. Subject to the consent of the owner of the adjacent shopping center, the entrance on 
Little River Turnpike shall be reduced to 30 feet across per VDOT standard for a 
commercial entrance.  

 

14. An additional 15 feet of right of way shall be dedicated to the Board of Supervisors, 
in fee simple, along Little River Turnpike. An additional nine feet of right of way shall 
be reserved along Little River Turnpike. At such time as a project for Little River 
Turnpike requires additional right of way, the reservation area, up to nine feet in 
width, shall be dedicated to the Board of Supervisors, in fee simple.  

 

15. Any improvements (landscaping, parking, signage, etc.) within the dedication area 
shall be subject to a license agreement. Improvements may be provided within the 
reservation area provided that at the time dedication is required, except as may 
otherwise be provided herein, all improvements shall be removed and relocated (if 
necessary) at the applicant’s expense.  

 

16. A sawcut transition between the proposed asphalt trail and the concrete sidewalk 
shall be provided; and utilities shall be relocated as required to permit the 
construction of a 10-foot wide asphalt trail along Little River Turnpike.  

 

17. All proposed and existing curb ramps shall be ADA compliant with appropriate 
truncated dome widths that align with the width of the trail or the sidewalk.  

 

18. The number, location and type of bicycle racks on site shall be subject to the review 
of the Fairfax County Department of Transportation (FCDOT) at the time of site plan 
review.  

 

19. Two drive-thru lanes shall be open at all times that windows are operational, to 
provide adequate vehicle stacking. 

 

SIGNAGE/LIGHTING: 

 

20. Signage shall be in substantial conformance with that shown on the SE Plat and all 
signage shall comply with the provisions of Article 12 of the Zoning Ordinance.  

 

21. No freestanding commercial signs, other than the freestanding sign depicted on the 
SE plat, shall be permitted.  In addition, the freestanding sign depicted on the SE 
plat shall not be taller than eight feet from the ground. Bank logos or other 
advertising shall not be placed on any directional signage. 
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22. All lighting, including streetlights, security lighting, signage lighting and pedestrian or 
other incidental lighting, shall be in conformance with Part 9 of Article 14 of the 
Zoning Ordinance.  

 

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

 

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

 

Pursuant to Section 9-015 of the Zoning Ordinance, this special exception shall 
automatically expire, without notice, thirty (30) months after the date of approval unless, 
at a minimum, the use has been established or construction has commenced and been 
diligently prosecuted as evidenced by the issuance of a Non-Residential Use Permit for 
the use. The Board of Supervisors may grant additional time to establish the use or to 
commence construction if a written request for additional time is filed with the Zoning 
Administrator prior to the date of expiration of the special exception. The request must 
specify the amount of additional time requested, the basis for the amount of time 
requested and an explanation of why additional time is required. 
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Selected Zoning Ordinance Provisions 

 
ARTICLE 2 - GENERAL REGULATIONS 

 
PART 4 2-400 QUALIFYING LOT AND YARD REGULATIONS 

 
2-405 Permitted Reduction in Lot Size Requirements for Certain Existing Lots (excerpt) 
 

1.  If a lot was recorded prior to March 1, 1941, or if a lot was recorded prior to the 
effective date of this Ordinance, and said lot met the requirements of the Zoning 
Ordinance in effect at the time of recordation, then such lot, either as a single lot or in 
combination with other such lots pursuant to a Building Permit, may be used for any 
use permitted in the zoning district in which located under this Ordinance even 
though the lot(s) does not meet the minimum district size, lot area, lot width and/or 
shape factor requirements of the district, provided all other regulations of this 
Ordinance can be satisfied. 

This provision shall not apply to any such lot which, subsequent to the effective date 
of this Ordinance, is rezoned at the request of the owner or his agent or is subdivided 
by the owner or his agent, except for: 
 
A. A subdivision resulting from a voluntary dedication by the owner or a 
condemnation or acquisition of a portion thereof for public purposes by any 
governmental agency; 
 
 

ARTICLE 9 - SPECIAL EXCEPTIONS 

 
PART 0 9-000 GENERAL PROVISIONS (excerpts) 
 
9-006 General Standards 

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

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

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

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

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

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

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

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

8. Signs shall be regulated by the provisions of Article 12; however, the Board 
may impose more strict requirements for a given use than those set forth in this 
Ordinance. 
 
 
PART 5 9-500 CATEGORY 5 COMMERCIAL AND INDUSTRIAL USES OF 

SPECIAL IMPACT 

 
9-501 Category 5 Special Exception Uses (excerpt) 
 
6. Drive-in financial institution 
 
 
9-503 Standards for all Category 5 Uses 

 
In addition to the general standards set forth in Sect. 006 above, all Category 5 special 
exception uses shall satisfy the following standards: 
 

1. Except as qualified in the following Sections, all uses shall comply with the lot size 
and bulk regulations of the zoning district in which located. 
 

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

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

 
 
9-505 Additional Standards for Automobile-Oriented Uses, Car Washes, Drive-In 

Financial Institutions, Drive-Through Pharmacies, Fast Food Restaurants, Quick-

Service Food Stores, Service Stations and Service Stations/Mini-Marts (excerpts) 
 
1. In all districts where permitted by special exception: 
 
A. Such a use shall have on all sides the same architectural features or shall be 
architecturally compatible with the building group or neighborhood with which it 
is associated. 
 
B. Such a use shall be designed so that pedestrian and vehicular circulation is 
coordinated with that on adjacent properties. 
 
C. The site shall be designed to minimize the potential for turning movement 
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conflicts and to facilitate safe and efficient on-site circulation. Parking and 
stacking spaces shall be provided and located in such a manner as to facilitate safe 
and convenient vehicle and pedestrian access to all uses on the site. 
 
D. In reviewing such a use or combination of uses, it shall be determined that the 
lot is of sufficient area and width to accommodate the use and that any such use 
will not adversely affect any nearby existing or planned residential areas as a 
result of the hours of operation, noise generation, parking, glare or other 
operational factors. 
 
 

ARTICLE 11 - OFF-STREET PARKING AND LOADING, PRIVATE STREETS 
 

PART 1 11-100 OFF-STREET PARKING 
 

11-102 General Provisions (excerpt) 
 
8. Except as may be qualified elsewhere in this Ordinance, off-street parking spaces 
that are located on the ground and are open to the sky may be located in any required yard but 
not closer than ten (10) feet to any front lot line, unless modified by the Board or BZA 
pursuant to Part 2 of Article 13; except that this ten (10) foot minimum distance shall not be 
required between parking spaces provided for single family attached dwellings in parking 
bays and the front lot lines of single family detached dwelling unit lots and shall not apply to 
parking spaces provided for and on the same lot with single family detached or attached 
dwellings, provided such space shall not encroach into any sidewalk or trail. 
 
11-104 Minimum Required Spaces for Commercial and Related Uses (excerpt) 
 
Minimum off-street parking spaces accessory to the uses hereinafter designated shall be 
provided as follows: 
 
5. Drive-In Financial Institution: 
 
Four (4) spaces per 1000 square feet of gross floor area for customer service, lobby 
and teller area, plus additional space as required herein for any associated offices. In 
addition, there shall be eight (8) stacking spaces in front of the first window and two 
(2) stacking spaces in front of each additional window; except that five (5) stacking 
spaces may be permitted in front of each of the first two (2) windows, provided that 
both windows shall always remain open when the drive-in facility is operational 
 
 
PART 2 11-200 OFF-STREET LOADING 

 
11-202 General Provisions (excerpt) 
 

2. All required off-street loading spaces and their appurtenant aisles and driveways shall 
be deemed to be required space on the lot on which the same are situated and shall 
not be encroached upon or reduced in any manner except upon approval by the 
Director in accordance with the following circumstances: 

 
B. Such space may be reduced in an amount which is justified by a reduction in the 
need for such space by reason of a reduction in size or change in the nature of the use 
to which such is appurtenant, 
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11-203 Minimum Required Spaces (excerpt) 
 
Minimum off-street loading spaces accessory to the uses hereinafter designated shall be 
provided 
in accordance with the following schedule: 
 
Standard C: One (1) space for the first 10,000 square feet of gross floor area, plus one (1) 
space for each additional 20,000 square feet or major fraction thereof. 
 
5. Financial Institution or Drive-In Financial Institution: Standard C. 
 

ARTICLE 12 – SIGNS 

 
PART 2 12-200 SIGN REGULATIONS BY USE AND DISTRICT 

 
12-203 Commercial Uses - General (excerpts) 
 
The following regulations shall apply to all signs which are accessory to permitted, 
special permit and special exception uses located in a C district or the commercial area of 
a P district, except as provided in Par. 12 of Sect. 207 below. The regulations of this 
section are supplemented by the provisions set forth in Sections 204, 205 and 206 below. 
 

1. Building-mounted signs may be located anywhere on the surface of the walls or roof 
of the building, but no part of any sign shall extend above or beyond the perimeter of 
the building wall, parapet wall or roof, except as permitted by Par. 2 below. 
 

4. Unless further restricted by the provisions that follow, no freestanding sign shall 
exceed a height of twenty (20) feet. 
 

8.  Building-mounted signs on buildings housing only one (1) tenant or multiple tenants 
that access the building via a common outside entrance(s) shall not exceed one and 
one-half (1 1/2) square feet of sign area for each of the first 100 linear feet of building 
frontage plus one (1) square foot of sign area for each linear foot over 100 linear feet 
of building frontage. No one sign, however, shall have a sign area in excess of 200 
square feet 

 
12-205 Commercial Uses With Frontage on Primary Highways and Major 

Thoroughfares (excerpt) 
 

The following regulations shall supplement the provisions set forth in Sect. 203 above 
and shall apply to all uses located on commercially zoned lands which have frontage on a 
primary highway or on a major thoroughfare as shown on the adopted comprehensive 
plan but which are not located in a Sign Control Overlay District. 
 
1. Building-mounted signs shall be limited to the sign area as specified in Sect. 203 
above. 
 
2. An individual enterprise which is not located within or on the same lot with a shopping 
center shall be permitted one (1) freestanding sign. Such sign shall be limited to a 
maximum sign area of eighty (80) square feet 
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DEPARTMENT OF TRANSPORTATION 

4975 Alliance Drive 
Fairfax, VA 22030   

March 21, 2014 
 
To: Ms. Barbara Berlin  
 Director, Zoning Evaluation Division 
 

From: Kevin Nelson  
 Virginia Department of Transportation – Land Development Section 
  

Subject: SE 2013-MA-002 TD Bank Braddock Road 
 Tax Map # 72-1((01))0020E 
  

 

I have reviewed the above plan submitted on March 18, 2014, and received on March 18, 
2014.  The following comments are offered using the numbers from the previous submittal:  

 
12. If the island for the Rt. 236 westbound right turn lane is moved northwest, 

the right most westbound lane could be striped for a through and right turn 
movement in the interim period.  This would increase the peak period 
capacity of the intersection for the westbound movement and also provide 
about 1.5 miles of three continuous lanes in the Rt. 236 westbound direction.  
There is currently a third westbound lane about ¾ of a mile in both directions 
from this intersection.  VDOT recommends the additional intersection 
capacity be provided by continuing the westbound through movement 
through the intersection. 

 
Additionally, the entrance radii and CG-12 locations should be better identified when the 
site plans are submitted.  The entering radius on Rt. 236 and the exiting radius on 
Braddock Road are not identified.  Any existing CG-12 ramps proposed to remain may 
require modifications.  If you have any questions, please call me. 
 
  
 
 
 
 
       
 
cc: Ms. Angela Rodeheaver 
fairfaxspex2013-MA-002se5TDBankBraddockRd3-21-14BB 
 

 
 
 
 
 

We Keep Virginia Moving 

All submittals subsequent to the first submittal shall provide a response letter to the previous VDOT comments.  
Submittals without comment response letters are considered incomplete and will be returned without review. 

 
 
 

CHARLES A. KILPATRICK, P.E. 
COMMISSIONER 
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DATE: April 1, 2014 
 
TO: Michael Van Atta, Staff Coordinator 

Zoning Evaluation Division, DPZ 
 
FROM: Nicholas J. Drunasky, Urban Forester II 
 Forest Conservation Branch, UFMD 
 
SUBJECT: TD Bank National Association, SE 2013-MA-002 
 
 
 
The site consists of an Exxon fuel and service station and parking lot.  All existing landscaping 
consists of crape myrtles, weeping deodera cedar, dwarf Alberta spruces, Japanese maple, and 
several large shrubs (globosa blue spruce, junipers, boxwoods, and Japanese barberry).   
 
This review is based upon the Special Exception SE 2013-MA-002.  The application is 
stamped as “Received Department of Planning & Zoning, March 14, 2014.”  A site visit was 
conducted on April 4, 2013 as part of the review of this application.   
 
 

1. Comment: As shown on the SE Plat, the applicant does not propose to preserve any of 
the existing vegetation in order to meet the tree preservation target and now provides a 
request to deviate from the tree preservation target according to PFM 12-0508.3.  The 
applicant has requested a deviation from the tree preservation target in accordance with 
PFM 12-0508.3A, and has included two of the justifications listed in Chapter 122-2-
3(b) of the County code and also contains a very brief narrative that provides a site-
specific explanation of why the Tree Preservation Target cannot be met in accordance 
with PFM 12-0508.4A, as part of the SE Plat.     
 
Recommendation: In addition, proffer language containing a directive from the Board 
of County Supervisors to the Urban Forest Management Division to permit a deviation 
from the tree preservation target should be provided.    

 
2. Comment: The applicant is now proposing to only provide 1250 square feet of 10-year 

canopy onsite, but 2528 square feet is required to meet the minimum 10% canopy 
coverage for the site.  In addition, no reduction scenario listed in PFM 12-0513.1 
through 12-0513.3.    

 

 

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

 M E M O R A N D U M 

 
 
 

Department of Public Works and Environmental Services 
Urban Forest Management Division 

12055 Government Center Parkway, Suite 518 
Fairfax, Virginia 22035-5503 

Phone 703-324-1770, TTY: 703-324-1877, Fax: 703-803-7769   
www.fairfaxcounty.gov/dpwes 
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Recommendation: If the 10-year canopy requirement cannot be met, modifications 
may be requested for the reduction based on scenarios listed in PFM 12-0513.1 through 
12-0513.3, which should include a narrative of why this is necessary.   
 
In addition, proffer language containing a directive from the Board of County 
Supervisors to the Urban Forest Management Division to permit a modification to the 
10-year tree canopy requirement should be provided.     
 

3. Comment: The landscape legend specifies 53 evergreen or deciduous shrubs to be 
provided with a minimum size of 12 inches, which is generally small.   

 
Recommendation: The landscape legend should be revised to specify 53 evergreen or 
deciduous shrubs being provided with a minimum height of 18-24 inches.   

 
If further assistance is desired, please contact me at 703-324-1770. 
 
 
NJD/ 
 
UFMDID #: 179661 
 
cc: DPZ File 
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 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. 
 

 Abbreviations Commonly Used in Staff Reports 

 

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

 

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

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

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