
APPLICATION ACCEPTED: July 16, 2014
ADMINISTRATIVELY MOVED AT APPLICANTS' REQUEST

BOARD OF ZONING APPEALS: October 29,2014
TIME: 9:00 a.m.

County of Fairfax, Virginia

October 22,2014

STAFF REPORT

SPECIAL PERMIT SP 2O14.DR-145

DRANESVILLE DISTRICT

APPLICANTS/OWNERS:

STREET ADDRESS:

SUBDIVISION:

TAX MAP REFERENCE:

LOT SIZE:

ZONING DISTRIGT:

Keith Tetter
Agnes Tetter

1653 Valley Ave., McLean, 22101

Divine's Chesterbrook

31-3 ((e)) (3) 01A

18,409 square feet

R-1

ZONf NG ORDINANCE PROVISIONS: 8-914. 8-918. and 8-922

SPECIAL PERMIT PROPOSAL: To permit an accessory dwelling unit with reduction
in certain yard requirements to permit addition 29.6
feet from front lot line and 13.0 feet from side lot
line.

To permit a reduction in minimum yard
requirements based on error in building location to
permit dwelling to remain 7.4 feet from side lot line.

STAFF RECOMMENDATION: Staff recommends approval of SP 2014-DR-145 for the
construction of an addition located 29.6 feet from a front lot line and 13.0 feet from a side
lot line, and for the proposed accessory dwelling unit with the adoption of the proposed
development conditions contained in Appendix 1.

Excellence * Innovation * Stewardship
Integrity * Teamwork * Public Service

Department of Planning and Zoning
Zoning Evaluation Division

12055 Government Center Parkway, Suite 801

Fairfax, Virginia 2203 5 -5509
Phone 703-32 4-1290 F AX 703-324-3924

www. f'ai rfaxco unty. gov/d p,y'

DIPAF'IIi' O'
PLANl{I1{G
& ZONING



It should be noted that it is not the intent of staff to recommend that the Board, in adopting
any conditions, relieve the applicants/owners 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 Zoning Appeals.
A copy of the BZA's Resolution setting forth this decision will be mailed within five days
after the decision becomes final.

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 the application.

For additional information, call Zoning Evaluation Division, Department of Planning and
Zoning at703-324-1280, 12055 Government Center Parkway, Suite 801, Fairfax, Virginia
22035. Board of Zoning Appeals' meetings are held in the Board Room, Ground
Level, Government Center Building, 12000 Government Center Parkway, Fairfax,
Virginia 22035-5505.

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 71 1 (Virginia Relay Center).
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SPECIAL PERMIT REQUESTS

The applicant requests approval of three different special permit requests. The first
request is to allow an accessory dwelling unit in the basement of an existing single family
detached dwelling. The second request is to allow a reduction of minimum yard
requirements to permit an addition 29.6 feet from the front lot line and 13.0 feet from the
side lot line. The third request is to allow a reduction of minimum yard requirements
based on error in building location to permit the dwelling to remain 33.3 feet from a front
fot line and 7 .4 feet from side lot line.

A copy of the special permit plat entitled "Plat Showing the lmprovements on Lot 1-A,
Block 3 of Lane's Resubdivision of Divine's Chesterbrook," prepared by George M.
O'Quinn, L.S., of Dominion Surveyors, Inc., dated September 4,2013, is included in the
front of the staff report.

CHARACTER OF THE SITE AND SURROUNDING AREA

The 18,409 square foot lot contains a two story brick single family dwelling. A grade-level
entrance exists in the front of the dwelling that is accessed via a concrete pathway from
the driveway, and an additional entrance connects to this walkway accessing the second
floor of the dwelling from the south side of the dwelling. The concrete driveway provides
vehicular access to Valley Avenue and leads to a one care garage attached to the
dwelling. The lot is fairly flat, sloping slightly towards the rear of the yard, and it has a
grassed lawn and mature trees in the front and rear yards. A small enclosed sunroom
structure exists on the rear of the dwelling, and a shed is also located in the rear yard.

The subject property is south of Old Dominion Drive and North of Cross Street. The
zoning and uses of surrounding properties are as follows:

Zoning Use

North R-3 Single Family Detached Dwelling

East R-3 Single Family Detached Dwelling

South R-1 Single Family Detached Dwelling

West R-1 Single Family Detached Dwelling
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Figure 1. Lot location

BACKGROUND

Fairfax County Tax Records indicate that the single family dwelling was constructed in

1954, and the property was purchased by the applicant in August, 2012.

In 1953, a portion of the lot was subject to a variance, which allowed a reduction in the
minimum required front yard setback and the side yard setback. At some point after this,
a portion of East Avenue Road was vacated and incorporated into this parcel. The
property is now considered a through lot.

County records reflect that there are no similar cases in the vicinity.
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DESCRIPTION OF THE APPLICATION

The applicant requests approval of a special permit for an accessory dwelling unit on the
first floor of the existing split-level single family dwelling. The proposed accessory
dwefling unit would be approximately 874 square feet, which is approximately 14.9o/o of
the total proposed gross floor area of the dwelling (which is 5,879 square feet). The
accessory dwelling unit would contain a bedroom, an office, a full kitchen, a laundry area,
and a family room.

Upon approval of the special permit, the parents of the homeowners, both over the age of
55, would reside in the accessory dwelling unit.

The applicant is also requesting approval of a special permit for the existing dwelling to
remain both 33.3 feet from the front lot line and 7 .4 feet from the side lot line. The
applicant purchased the home in this location and was unaware of this at the time they
purchased the dwelling. These reductions would be a reduction of 7 .7 feet and 13.6 feet,
respectively.

Structure Yard

Minimum
Yard

Required
Proposed
Location

Proposed
Reduction

Percentage
of Reduction
Requested

Special
Permit
(50%)

Garage Front 40.0 feet 29.6 feet 10.4 feet 26%

Special
Permit
(50%)

Proposed
Third Floor

Side 20.0 feet 13.0 feet 7.0 feet 35o/o

Special
Permit
(Errorl

Existing
Staircase

Side 20.0 feet 7.4 feet 12.6 feet 63%

Special
Permit
(ADU)

Accessory
Dwelling

Unit
N/A N/A N/A N/A N/A
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Figure 2. Floor plan layout of Accessory Dwelling Unit

ANALYSIS

Urban Forestry Analysis (Appendix Q

The Urban Forestry Management Division (UFMD) has provided two comments on the
applicants' Special Permit Plat. Based on the R-1 zoning of this site, the area is required
to meet 30% or 4,537 square feet of tree canopy coverage. At the time of grading plan or
building permit, the applicant shall provide a 1O-year Tree Canopy Calculation as set
forth in PFM 12-0511, outlining preserved and proposed landscaping. A condition has
been included to address these requirements.

Stormwater Analysis (Appendix 6)

A review of the. application by the Site Development and Inspections Division of the
Department of Public Works and Environmental Services provided stormwater
management comments on the received Special Permit Plat. As the floodplain has not
been mapped for this property, if a site grading plan is required based on the planned
disturbance, at that time the applicant will provide a floodplain analysis to determine the
water table level. A condition has been included to address this.
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Comprehensive Plan Provisions

Plan Area: Area ll, Mclean Planning District
Planning Sector: Kirby Community Planning Sector (M3)
Plan Map: Residential uses at 1 dwelling uniUacre (du/ac)

Zoning Ordinance Requirements

. Secf. 8-006 General Special Permit Standards

. Secf. 8-903 Group 9 Standards

. Secf. 8-914 Provisions for Reduction of Minimum Yard Requirements Based on an
Error in Building Location

. Secf. 8-918 Additional Standards for Accessory Dwelling Units

. Secf. 8-922 Provisions for Reduction of Certain Yard Requirements

This special permit is subject to sections of the Zoning Ordinance as referenced above, a
copy of which is included in Appendix 5. Subject to development conditions, the special
permit must meet these standards.

8-918 Standards Provision met?
YES NO

Only permitted in association with a single family detached dwelling
unit, and no more than one accessory dwelling unit per single family
detached dwellinq.

X

Located within the structure of a single family detached dwelling unit;
any entrances shall be located on the side or rear.

X

The gross floor area shall not exceed 35o/o of the total gross floor
area of the principal unit.

X

Shall not contain more than two bedrooms. X
Must meet the following:

1. One dwelling unit shall be owner occrpied
2. One dwelling unit must be occupied by a person
qualifying as elderly or disabled
3. The accessory dwelling unit may be occupied by no
more than 2 people; the principal dwelling unit may be
occupied by one family or a group of not more than 4
persons not necessarilv related bv blood or marriaqe

X

Accessory dwelling units intended for a disabled person must provide
reasonable access and mobility.

X

Must provide sufficient parking, as determined by the BZA. X
Will not constitute sufficient change to modify or disrupt the
predominant character of the neighborhood.

X

Must meet applicable regulations for building, safety, health, and
sanitation.

X

Shall be recorded among FairtaxCounty land records upon approval. Upon
approval

The owner shall make provisions to allow inspections of the property
by County personnel during reasonable hours upon prior notice.

X
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Sect. 8-922 Standards Provision met?
YES NO

1. Approval shall not result in any yard that is /ess than fifty (50)
percent of the requirement and any yard less than five (5) feet as
measured from the lot line to the c/osesf point of the proposed
structure.

The proposed reduction will result in an addition located 29.6 ft.
from a front lot line and 13.0 ft. from a side lot line; he required
front yard in an R-1 district is 40 ft. and the required side yard is 20
ft. With reductions of 260/o and 35%, respectively, this application
meets the required standard.

X

2. This reduction shall not result in the placement of a detached
accessory structure in a front yard where the placement of such
accessory structure is not otherwise permitted in that yard.

With the proposed addition, no detached structures are planned
on the propertv. The apolication meets this reouirement.

X

3. Shall only apply to those lots that contain a principal structure
and use that complied with the minimum yard requirements in
effect when the use or structure was established.

When the structure was built in 1954, it complied with the
applicable requirements at the time of construction. A variance
was obtained for the structure's location 33.0 ft. from a front lot
line, and the stair located in error in a side yard were existing prior
to the establishment of the Zoning Ordinance yard regulations.
Therefore. this standard has been met.

X

4. The resulting GFA of the addition may be up to 150 percent of
the total GFA of the principal structure at the time of the first
request. lf a poftion of a single family detached home is fo be
removed, no more than fifty (50)percent of the GFA of the existing
dwelling at the time of the first yard reduction shall be removed.

The proposed additional space would be 3,157 square feet in size.
The existing home is2,722 square feet, sothe proposed addition
would be 1160/o of the total GFA of the principal structure. This
orooosal meets the standard.

X

5. The GFA of an accessory structure and any addition to it shall
be clearly subordinate in purpose, scale, use, and intent.

As the proposed addition is not an accessory strudure, this
standard does not aoplv.

N/A
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Sect. 8-922 Standards Provision met?
YES NO

6. /f is in character with the existing onsite development in terms
of the location, height, bulk, and sca/e.

Based on provided architecturals, staff has determined that the
proposal is similar in nature to theexisting structure based on its
location, its height, the bulk of the addition, and the scale.

X

7. lt is harmonious to the surrounding offsite uses and structures
in terms of location, height, bulk, and sca/e.

While there are a mix of architecturalstyles and sizes in regards to
the homes surrounding the application property, staff has
determined that the proposal is similar in nature to the surrounding
homes, specifically the home located directly across Valley
Avenue. lt is staff's opinion that thb standard has been achieved.

X

8. lt shall not adversely impact the use and or enjoyment of
adjacent properties.

Due to the large lot size and constrained nature of having two front
yards surrounding the property, the addition would have a
relatively minor impact on surrounding properties. Based onthe
proposed setbacks from any adjacent properties, staff feels this
standard has been met.

X

9. The proposed reduction represents the minimum amountof
reduction necessary to accommodate the proposed structure on
the lot.

In order to provide an increased area of living space and
accommodate their aging inlaws in the proposed Accessory
Dwelling Unit, the applicant has requested these reductions and
has remained below the maximum 50% reduction amount
allowable under these standards. Staff agrees that this proposed
meets the standard.

X

10. The BZA may impose conditions as rt deems necessary to
safr'sfy fhese criteri a.

Attached

11. lt will meet allsubmission requirements. X

12. Architectural depictions of the proposed structure(s) as viewed
from all lot lines and street lines.

The applicant has provided architecturals depicting all sides of the
proposed addition in relation to the existing home The proposal
has met this standard.

X
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CONCLUSION

Staff believes that the request meets the applicable standards for a reduction in certain
yard requirements and for the accessory dwelling unit, with adoption of the proposed
development conditions contained in Appendix 1.

RECOMMENDATION

Staff recommends approval of SP 2014-DR-145 tor the accessory dwelling unit and
reduction in certain yard requirements, with adoption of the proposed development
conditions contained in Appendix 1.

lf it is the intent of the Board of Zoning Appeals to approve the request for approval of the
error in building location to allow the existing stairs to remain, staff recommends such
approval to be subject to the proposed development conditions contained in Appendix 1.

It should be noted that it is not the intent of staff to recommend that the Board, in
adopting any conditions, relieve the applicants/owners 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 Zoning Appeals.

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 the application.

APPENDICES

1. ProposedDevelopmentConditions
2. Applicant's Affidavit
3. Applicant's Statement of Justification
4. Urban Forestry Memorandum
5. Stormwater Memorandum
6. Applicable Zoning Ordinance Provisions
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PROPOSED DEVELOPMENT CONDITIONS

sP 2014-DR-145

October 22,2014

lf it is the intent of the Board of Zoning Appeals to approve SP 2014-DR-145 located at
Tax Map 31-3 ((9)) (3) 14 to permit an accessory dwelling unit, an addition, and the
existing dwelling location under Section 8-914, Section 8-918, and Section 8-922 to the
Fairfax County Zoning Ordinance, staff recommends that the Board condition the
approval by requiring conformance with the following development conditions.

These conditions shall be recorded by the applicant among the land records of
Fairfax County for this lot prior to the issuance of a building permit for the
accessory dwelling unit. A certified copy of the recorded conditions shall be
provided to the Zoning Permit Review Branch, Department of Planning and
Zoning.

This approval is granted to the applicants only, Keith and Agnes Tetter, and is
not transferable without further action of this Board, and is for the location
indicated on the application, 1653 Valley Avenue, and is not transferable to
other land.

This special permit is approved for the location of the dwelling and addition as
shown on the plat titled "Plat Showing the lmprovements on Lot 1-A, Block 3 of
Lane's Resubdivision of Divine's Chesterbrook," prepared by George M.
O'Quinn, L.S., of Dominion Surveyors, Inc., dated September 4,2013, as
submitted with this application and is not transferable to other land

A copy of this special permit SHALL BE POSTED lN A CONSPICUOUS
PLACE lN THE ACCESSORY DWELLING UNIT and made available to all
departments of the County of Fairfax during the hours of operation of the
permitted use.

The occupants of the principal dwelling and the accessory dwelling unit shall be
in accordance with Par. 5 of Sect. 8-918 of the Zoning Ordinance which states
in part that one of the dwelling units shall be occupied by a person or persons
who qualify as elderly (55 years of age or older) and/or permanently and totally
disabled.

The accessory dwelling unit shall contain a maximum of 874 square feet, and
the layout shall be generally as depicted on the floor plan included as
Attachment 1 to these conditions.

1.

2.

3.

4.

5.

6.
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Page 2

Provisions shall be made for the inspection of the property by County
personnel during reasonable hours upon prior notice and the accessory
dwelling unit shall meet the applicable regulation for building, safety, health and
sanitation.

All applicable permits and final inspections shall be obtained for the kitchen
components in the accessory dwelling unit.

The accessory dwelling unit shall be approved for a period of five years from
the final approval date of the special permit and may be extended for five year
periods with prior approval of the Zoning Administrator in accordance with
Section 8-012 of the Zoning Ordinance.

lf the use of the accessory dwelling unit ceases and/or the property is sold or
othenrvise conveyed, the accessory structure shall be converted to a use
permitted by the Zoning Ordinance, or if the property is sold or conveyed, a
special permit amendment may be submitted to permit the continued use of an
accessory dwelling unit.

Alt parking shall be provided on site.

The addition shall be generally consistent with the architectural renderings and
materials as shown on Attachment 2 of these conditions.

At the time of building permits or grading plan, the applicant shall provide a 10-
year Tree Canopy Calculation as set forth in PFM 12-0511, outlining preserved
and proposed landscaping.

At the time of building permits or grading plan, if necessary, the applicant shall
provide a floodplain analysis to determine the water table level for the
unmapped floodplain.

The applicant shall remove and/or relocate the existing shed located in a front
yard of the property to comply with the Zoning Ordinance location regulations.

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.

Pursuant to Sect.8-015 of the Zoning Ordinance, this special permit shall automatically
expire, without notice, six (6) months after the date of approval unless the use has been
established as outlined above. The Board of Zoning Appeals may grant additional time
to establish the use if a written request for additional time is filed with the Zoning
Administrator prior to the date of expiration of the special permit. 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.

7.

8.

9.

10.

11.

12.

13.

14.

15
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Application No-(s):

APPENDIX 2

t73315

(cormty-assigned application nuube{s), to be entered by County Staft)

SPE CIAL PER}trT/VARIANCE AFFIDAVIT

DATE: l' - / 6- 13
(enter date affidavit is notarized)

I, Eob &N Q'|rnrvt
(enter narne of applicant or

do hereby state that I am an

l(a) below

agent)

(check one) t l/ applicant

tvI applicant's authorized agent listed irr Par.

and that- to the best of my L:nowledge and belie{ the following is true:

l(a). The following coustihrtes a listing of the naures and addresses of all APPLICANTS, TITLE OWNERS,
CONTRACT PURCIIASERS, and LESSEES of the land described in the application,* and if any of the
foregoing is a TRUSTEE,** each BEhIEFICIARY of such kust, and all ATTORNEYS and REAL
ESTATE BROKERS, and all AGENTS who have acted on behalf of any of flre foregoing with respect to the
application:

NOTE: All relationships to the application listed above iu BOLD prilt must be disclosed. Multiple
relationships may be listed together- e.g., Attorney/Agent, Contract Purchaser/Lessee, .A.pplicant/Title
Orvner, etc. For a multiparcel applicatiorl list the Tax tvfap Number(s) of the parcel(s) for each owner(s) in
the Reiatiornhip column.)

NAME ADDRESS RELATIONSHIP(S)
(enter fust name, rniddle initial, and (enter mrmber. street, city. state, and zip code) (enter applicable relatiouships
last name)

K eith ltwr'
Aqnus 1<*tf--J

?JV Co n6Te\^tt\on A3e nt

A,ynu?ob<el J Kql!'ni 14' (7?<siarnt)
'jUzonvrc H L-ot rvr i n

K,r'vr"oKt#o[tli,,t,

Ib 53 Vallty Avtvrr4{, r{lctton,V0 irTdi""h"#il"1 
^nt / trl( d$r'^{(e

)1,53 Valtty ftVtnug (vlclron, Va 27lol Afflicqnt / Trfl( dtxlur

lyrc, 4'o\0 i/vrivt?s\\ t?' +t0't
( a\zf nx Va 27030

loio t/nivtosi\ eL + to+

F a(efNx ( a /?' 03d

ao) 0 iln ivtls'iNV ?e # l0+
( o,i gq a.* r/c 2z o 3tJ

toto ilvtir,r(sil.v QL +)d+ F61ief^^, V4 x2o3t
t ] There alb rnore relationships to be listed and Par.

on a "Special PermitVariance Attachrnent to Par.

x In the case of a condorrriiriuur, the title owxer. colrtmct pruchaser, or lesseE of l0% or nore of the urdts ir the coudoniriuru.
**ListasftrIlows:Narrrgofu.utcc'Trustcefol@'tbrflrcbeircfitof:G!4!E

name of- each beneficiarv).

A gtnt
l(a) is continued
l(a)" fornr.

\rnv 
sr,r.c-I updared (7il,ro6)



Application No.(s);
(corurtSr-assi-ened applicatiol nunber'(s), to be errtered by County Staff)

Page Tu'o

SPECIAL PER\'IITA/ARIANCE AFFIDAVIT

\ 
.) '1 r \) 1733-15DATE: \Z-Z_& 15

f*ntel a.te affudavit i. rctaiz"al

1(b) The follorving constihrtes a listinq+i'+ of the SIIAREIIOLDERS of all corporatious disclosed in this affrdavit rvho
own 1096 or more ofany class ofstock issued by said corporation, and where such corporation iras 10 or Iess

shareholders. a listing of all of the shareholders:

GIOTE: Include SOLE PROPRIETORSIilPS, LILITED LIABILITY COMPANIES, and REAL ESTATE
II\aT STIVIENT TRUSTS herein.)

] ORPORATION INF ORMATION

NAME & ADDRESS OF CORPORATION: (euter conrplete name" nuurbEr. street= city- statc- aud zip code)

lzJK- C{)nSrCt^c+io\. iroc. (-lo3) Zl\" l{oq
4Oto urrivcesiF\/ PE\v{ \Jraitr lo+
traielNy ,Va 72036

DESCRIPJION OF CORPORATION: (check ong staternent)

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

t 1 There are more than l0 shareholders, and all of the shareholders ow*ilg l0% or mole of
alv class ofstock issued by said corpolation are listed below-

t I Thcrc alc ruore thau lQ sharcholdtrs- but rro -sltalcltgldgf--q-*fU-l_0"7_q S_r_gl!tf-c, of aly class

ofstock issued by said corporation, arrd rro shareholdeni are Iisted bElorv.

NAN'IES OF SIAREHOLDERS: (cutcr flst rraruc, ruiddlc ilitial, iurd last nzunc)

?oVc?t 5. Fa \rn i6 , i>.r--:j.\cn+

rJ'u z qnn o H' lLqlv''ri v\, \.Ct \>{cs'.tierl\

(check if applicable) t I There is more corporation infonnation and Par, 1(b) is continued on a "Special
Pemrit/Variurce Aftachrnent I (b)" form.

tt* AIl Iistings s'hich inclLrde partnerships- corporatiorx, or halsts, to incltrde the names of beneficiaries, rmrst be broken dou.n successively

until (a) only indir,idual persons are listed or (b) the listing for a corporation havhg urole than I0 shzueholders has no shareholder ou'uiug
I09/oornroreofanyclassofstock. InthecaseoIan.4PPLICAIYT,TITLEOWNER,CONTRACTPURCIUSEk,oTLESSEE* oflhe
larul that is a parlnership, corporation, or trust, su clr sacressile brerkdown must include a lisling andlarlher brcakdox'n of oll of its
pailners, of its shareholders as required nbore, ud o! beneJiciafies of any /rrsls. Slclr successive breakdot+,n must also include
bteakdotns of anj' partnership, corporation, or lrttst otning 1096 or more of the AIPIICANI, TfTLE OIIT'IER, CONTR4CT
PURCEASER or LESSEE* ol lhe land Linited liabili$ companies aru{ real e.stnte inveslment trusls and lheh equivalenk are trenled ts
corporations, wilh members heitg deemed lhe eqaivalenl of shtrehoklers; managing memberc shall aho be listed. tjse footnote nuntbers
to clesigrate partrelships or corporations. which have fiuther listings on an attachrnent page- and ref-erence the same footnote nrulbets on the

attachurent pa,-ee.

l6FORi\.{ SPAC-I Updat€d (1/1,'06)



Applicatiou No.(s):
(cormty-assigned application nurnber(s), to be entered by Counfy Staff) 

paee Three

SPECIAL PERI{ITA/ARIANCE AFTIDAWT

DArE: )Z-Zb-\3 a33V
(enter date affrdavit is notarized)

1(c). The following constitutes a listing*** of all of the PARTNERS, both GENERAL and LIMITED, in any

pafrlership disclosed in this' affidavit:

PARTNERSHIP INFORI\4ATION

PARTNERSIIIP NAI{E & ADDRISS: (entcr courplete name, nwuber, street, city, state, and zip code)

(check if applicable) [ J The abovelisted partneship has no limite$ partrrers.

NAMES AI\ID TITLE OF THE PARTNERS (euter fust rame, middle initial. last rame, and title, e.g. Genelal Pat'tuer',
Limited Pertler', or General and Limited Pat'tner')

N/A

(check if applicable) [ I There is rnore parlna'ship inforuration and Par. 1(c) is continued on a "Special
Pcnnit/Variauce Attacluncut to Pu- 1(c)" fouu.

+** All listings which include partnerships, corporations. or tnsts, to include the names of beneficiaries, mrrst be broken donn strccessively

rmtil: (a) only individual persons are listed or (b) the listing for a corporation havhg more thsr l0 shareholders has uo shareholder ou'ning

l0o4 or more of any class of stock. In lhe case of an APPLICANT, TfTLE OVNER, CONIRACT PURCEASER" ot LESSEE* of the

tarul thnt is apnrtnership, corporatlon, or llust, such successive breahdown musl lnclade n listing undfurlher breaWown of all of lts
pailners, o1f iB sharchoktets as requited oDove, and olbeneftctarias olafty tlusts. Stclr snccassiue breahdown nusl also inchule
breaktlon,ns ol any partnership, cotponiliort, or trttst owning 10% or mote oJ!'the APPLICANT' TITLE OWNER, COI{T&ACT
PI|RCHASER" or LESSEE* olthe lnnd Llmikd liabllity companles and real estate iflncstmenl trssls ond their egutvtlei{s are lrciled as

corporalions, with m.emberc being deemed the eqaivalent of sharehofuIers; mmnging memberc shaU ako be Ested Use footnote mrmbers

to desigqate parhrerships or corporations, *-hich have firrther listings on an attachmeut page, and reference the same footnote ntrmbers on the

attachment page.

FORM SPA'C-I Lpdate<l (//1106) 1',l



Application No.(s):
(couuty-assigued application number(s), to be entered by Courrty Staff)

SPECIAL PER}IITNTARIANCE A.FFIDAVIT
Paee Four

t23319
DArE: \?-2G - fj

(enter date affidavit is notarized)

l(d)- One of the following boxes must be checked:

t I In addition to the narnes listed in Paragraphs t(a)- t(:), and l(c) above, the following is a listing of any and

all other individuals who own in the aggregate (directly and as a shareholder, partner- and beneficiary of a
trust) l07o or more of the APPLICANT, TITLE OWTER, CONTRACT PURCHASER, or LESSEEi of
the land:

/
t/l Other than tlle narnes listed in Paragraphs l(a), l(b), and 1(c) above, no individual owns in the aggregate

(directly aud as a sharcholder, partner, and beueficiary of a tnrst) l07o or more of the APPLICANT, TITLE
O\YNER, CONTRACT PURCHASER, or LBSSEE* ofthe land.

2. That no menber of the Fairfax County Board of Zoning Appeals, Planning Commission, or any member of his or

her immediate household owns or has auy furancial irterest in the subject land either individually, by ownership of
stock in a ccrporation owning such land" or tfuough an interest in a partnership owning such land.

EXCEPT AS fOp.I?9WS: (W: If answer is none. enter "NONE ' on the line below-)

" NoY1t-"

(check if applicable) t ] There are urore ilterests to be listed and Par'. 2 is coutimted on a
"special Permit/Variance Attacltment to Par. 2" fomr.

FORM SPA'C-I Updated Crl!i06) l8



.A,pplication No.(s):
(county-assigned application ntunber(s), to be elrtered by Corurly Staff)

SPECIAL PER*ITTA/ARTAI\CE AFFIDAWT

DArE: \2- Zg- i3

Page Five

WITNESS the following signatul'e: ,'/ ')'/- r-/
(check one) [ ] Applicant [] ApPlicant's Authorized Agent

Subscribecl and swom to before rre this \Z *^y of ZG, 

- 

2O^3 ,iu the State/Comm- of
. Corurty/City of *-ii\ €CN

Mv comnission e;rpires:

Izzo19

=_:====_ :::==___q:1jgs9::-:g:::-::
3. That within the trvelve+uonth period prior to the public hearing of this application, no member ofthe Fairfax

Corurly Boar-d of Zoning Appeals- Plaruring Commission. or any member of his or her irnmediate household, either

directly or by way ofpaftuership in which any of them is a partner, empioyee, agent" or aftomey, or througfi a

partner of any of them. or tlrough a corporation in which any of them is an officer, director, employee. a,q,ert, or'

attorney or holds l}%o or more of the outstanding bonds or shates of stock of a particular class, has, or has lrad any

brsiless ol finaucial relationship. other than any ordinary depositor or custornel relationship with or by a retail

establisSment. pgblic utility, or balk, ilcludirrg arry gift or donation having a valtte of more than $100, sirrgularly

or iu the aggregate. rvith any of those listed in Par. 1 above-

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

N O\JE

(NOTE: Business or financial relationships of the tvpe described in this parngraph that arise aftet'the ftling of
this application and before each public heariag must be disclosed plior to tbe public heattngs- See Pat'-

4 belorv-)

(checkifapplicable) t I There are more disclosrues to be listed and Par. 3 is continued on a

"special Pernrit/Variance Aftachment to Par. 3" fonn.

4. That the infor.mation contained in this affidalit is complete, tbat all partlelships, cot'poratioils, and trusts

orvring l0o/o or rnore of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER, oT LESSEE* of
the land have been listed and broken downn aud that plior to each and every public healing o|I this rnattet', I
will reexamine this aflidavit and provide any changed or supplemental infot'mation, including business or

fiuancial relationships of the $pe described in Paragraph 3 above, that arise on or aflter the date of this

applicafton.
-===-:==:-=::

1OtuV SP,'1 C-l Urxtatcd Ol1,'06) l9



APPENDIX 3

Special Permit Statement of Justification

o The first purpose of this special use permit is to gain permission to install a full secondary

kitchen in the basement of the existing home. The space in which we wish to build this second

kitchen already features a kitchenette, with sink, and cabinetry. We would be proposing to add

a stove and microwave, refrigerator, remove and install new appliances, install all new

cabinetry, and create a comfoftable new space for two grandparents. The living room area

would be updated to current code and better, and a single bedroom area would include a

window with proper egress and closet. This space would allow this family to become closer, and

aid the growth and development of the child. Also, we would remodel the existing basement

bath to allow for a better quality of life.

o We are also asking to reduce the current setbacks on two sides of this home. The current

setback on the front (East) of this property is 40'. We'd like to encroach on this area 10' making

the new setback 30'. The current setback runs through the existing dwelling, and does not allow

the owners to build a 3'o story on top of the existing home structure flush with their own house,

which is what he desires and what would be harmonious with other homes the neighborhood.

. On the south side of the home, the current setback is 20'. We'd like to encroach on this setback

by 6', making the new setback 14'. Again the current setback runs through the existing dwelling,

and prohibits any updates on this homes appearance.

. lf given permission to expand on the existing dwelling with the reduction of setbacks, we would

like to enclose the current garage area, and incorporate the space into an in-law suite for this



family, complete with full kitchen in the basement. We'd also like to build a 20' x24' garage on

the north side of this home, with two stories above it, and continue the additional story on the

existing portion of the home, which meets current setback requirements. This would transform

this home from a two story home (including the basement), to a three story home (to include

the basement), not exceeding 35' from average grade to the midpoint of the roof. We would

like to construct the garage so that it is flush with the existing home, which meets current

setback requirements, so that it would match the other newer homes in the area, creating a

more aesthetically unified neighborhood. This home is identifiablythe older home in the

neighborhood, and updating the fagade of this home would be conducive to the look and

aesthetics of the other homes in the neighborhood, increasing community development.

o This is a residential address, and it will be kept a residential address, meant for private use of a

family. As this is a residential address, there will be no business hours, employees, attendants,

teachers, students, and will not generate any additional traffic in the neighborhood.

o This family includes two adults, a child, and in the future, 2 grandparents, and possibly more

children, to be living in the in-law suite to be built in the basement.

. There will be no known hazardous or toxic substances generated, utilized, stored,

treated, or disposed of onsite, only the waste of a typical family. lf and when lead paint

is disturbed on interior walls during renovation, RJK Construction, Inc. will abide to the

EPA's established RRP Regulations, and is a Lead Safe Certified Firm'



The proposed development conforms to the provisions of all applicable ordinances, regulations

and adopted standards or, if any waiver, exception or variance is sought by the applicant, such

shall be specifically noted with the justification for such modification.



8-9L4 Provisions for Approval of Reduction to the Minimum Yard Requirements Based On Error in

Building Location

We understand that:

The error exceeds 1O% of the measurement involved, or, the error is up to 10% of the

measurement involved and such reduction or modification is requested in conjuction with the

approval of a special permit for another use or application for variance on the property, or is in

conjunction with another special permit for an error in building location on the property that

exceeds tO% of the measurement involved.

The noncompliance was through no fault of the property owner, or was the result of an error in

the relocation of the building subsequent to the issuance of a Building Permit.

Such reduction or modification will not impair the purpose and intent of this Ordinance.

It will not be detrimental to the use and enjoyment of other property in the immediate vicinity.

It will not create an unsafe condition with respect to both other property and public streets.

To force compliance with the minimum yard requirements or location regulations would cause

unreasonable hardship upon the owner.

8-918 Additional Standards for Accessory Dwelling Units

. This accessory dwelling unit will be used for the family's in-laws to reside. The dwelling unit shall

be located within the structure of a single family dwelling unit. Any added external entrances for

the accessory dwelling unit shall be located on the side or rear of the structure. The accessory

dwelling unit will not contain more than 2 bedrooms and it will be occupied by an elderly

married couple who have a blood relationship with the homeowners'

8-922 Provisions for Reduction of Certain Yard Requirements

. The resulting gross floor area of the addition will be up to 150% of the total gross floor area of

the principle structure that existed at the time of the first expansion request. The gross floor

area of the existing floor plans are 873.7O square feet(438 3f 8" x287"1 as well as the proposed

floor plans as the measurements will not change. The total square feet of the home, including

our proposed addition, will be 4,957.4 square feet, making the accessory dwelling unit 18% of

the gross floor area of the entire home.

r The resulting gross floor area of the existing accessory structure and any addition to it shall be

clearly subordinate in purpose, scale, use and intent to the principal structure on the site.

. The proposed development will not adversely impact the use and enjoyment of any adjacent

property with regard to issues such as noise, light, air, safety, erosion, and storm water runoff.

. This addition will enhance the house to be harmonious with the rest of the neighborhood' We

also intend to design the exterior of the home to match the character of the existing property'

At the moment, this home is considerably smaller and dated compared to the neighboring

homes.

o

a

a

a



The proposed reduction represents the minimum amount of reduction necessary to

accommodate the proposed structure on the lot. We are requesting the setbacks to be reduced

just enough so we may add an addition within the lines of an oddly shaped lot'



APPENDIX 4

County of Fairfax, V nia

August 28,2074

Casey Gresham, Staff Coordinator
Zoning Evaluation Division, DPZ

Craig Herwig, Urban Forester III
Forest Conservation Branch. DPWES

Pimmit Park. El Nido Lot IA.SP 2014-DR-145

irgi

DATE:

TO:

FROM:

SUBJECT:

I have reviewed the above referenced Special Permit Application including a Statement of
Justification and a Special Permit Plat of the subject property stamped as received, Department
of Planning andZoning, June 23,2014, and July 16,2014, respectively. The following
comments and recommendations are based on this review. A site visit was conducted on August
20,2014.

l. Comment: Upon a visual inspection of the site, it was observed that several of the trees

identified on the Special Permit Plat have been removed from the site. The Special

Permit Plat shall accurately depict the location of existing vegetation.

Recommendation: The Applicant should provide a revised Special Permit Plat with the

exact locations of all existing vegetation including the location of the outer tree line of
existing trees.

2. Comment: It is unclear if the site is in conformance with the Tree Conservation
Ordinance and l0-year Tree Canopy Requirements. The site is zoned R-l and will
require 30Yo or 4,537 square feet of tree canopy based on the square footage of the lot.

Recommendation: The Applicant should provide l0-year Tree Canopy Calculations as

set forth in PFM 12-051 l. Table 12.10 shall be provided with all subsequent submissions

and shall include the existing area of tree canopy to be preserved and what proposed

landscaping will be provided to meet the l0-year Canopy Requirement of 30%.

Please feel free to contact me with any questions or concerns.

CSFY

UFMDID #: 194501

cc: DPZ File
Department of Public Works and Environmental Services

Urban Forest Management Division
12055 Government Center Parkway, Suite 518

Fairfax, Virgin i a 2203 5 -5 503
Phone 703-324-1770, TTY: 7l l, Fax: 703-653-9550

www. fairfaxcounty. gov/dpwes
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1 2.OOOO TREE CONSERVATION

l2-0508'I'ree Preservation'larget

l2-0508. 1 'I'rec Preservation Target Definition. 'lhe pcrcentage of thc development sitc covcrcd

by all trce canopy (regardless of health or condition) at the tirne of plan submission shall equate to

the minimum portion of the total lO-year tree canopy requirement of the Chapter 123 r:[the Codc

that should be met by means of tree preservation. This minimum portion shall be identified in

Tree Conservartion Plans as the "'l'ree Preservatir.rn 'fargct."

l2-0508.1A lnordertomeetorexceedthesite's'l'reePreservation'l'argettevel,all.'florrshall
be made to design and construct development in a manner that is consistent with the preservatittn

design standarcls provided in $ l2-0402.

l2-05fltt.lB'l'reecanop,vthatthe Directordeterminesdoesnotorwill nottnectthe pre-ondpost-

clevelopmcntconcJitionstandaLdstbrtreesandtbrestedareasasproviderlin{$ l3-$}0land l2-
0404 shall not be included in areas counting towards meeting the 'I'ree Preservatiolt I'arget.

l2-0508.2 Tree Preservation Target Calculations and Statement. 
-l'tre c,alculations alld statemcllts

shall be providccl along u,ith the l0-year tree canopy calculations a,s shown in l-eble 12.1.

Table 12.3 Tree PreserYation T t Calculations and Statement

A Prc-devclopment area o1'existing trec canopy (tiom Existing vegetalion N'lap) =

tl Percentilge of grc'rss site area crovered by exisring tree callopy- =

C Percenlage of lO-year tree canopy required for site (see'l'nble 12'1.1

D Pcrccntugu ul'the l0-ycar lrec uunopy requiremcnt tlrlt should be tntt thrt'ugh tree
preservltit>n'

Ii Proposed pcrcentage of'canopy requirenrent that rvill bc tnet thrilugh trcc prescrvation

Has the l'tce Preservatiolt l-aru,el rnitlitntlttt be€Il r)le1'l

lfNo for line 1.. then a request to deviatc from the I'ree l)reservation"l'arget shall be

providecl oil the plan that states oilc or |rrore ol'thejustitications listcd in $ l2-0508-i
along rvith a narrarive that provides a site-specilic cxplnnation ol rvhy thc lree
Preservntion 'l'arget citnnot be met. Provide sheet number where cleviation reqoest is

locatcd.
ll'slcp C recluires a n:rrrative, it shall be prepitred in ilccordance with $ l2-0508.4

Place t[is infornrariolr prior to the l0-year'free Canopy Catculations as per instructitlns

in Table 12. 10.

'i'))

2011 PFM Page 12-23



1 2-OOOO TREE CONSERVATION

Table 12.10 l0-year Trec Canopy Calculation Worksheet
Step Totals Reference

A, T'ree Preservation "l'arget and Statement

AI Place the'Iree I)reservation T'arget calculations and

statenrent here preceding the lO-year tree canopy
calculations

see ij l2-0508.? for list
oI required elernents and

worksheet

B.'Iree Canopy Requirement

BI Identily gross site area == $ 12-05 r lr!1
B2 Subtract area dedisated to parks, road fiontnge, and r 'tD'z

-$--!::Q.'1-l-'-19
B3 Subtract area ofexenrptions " $ 12-05ll.lc(l)

throuqh { l2-05 ll lC(6)
B4 Adiustcd gross site area (B I - 82) 4 ;t 7
B5 ldentify site's zgniry -e1-q{g"I .11.1"9

$ l2-05 lt.l and l"abloB6 Percentage of I 0-year tree canopy required = ') 
t.

B7 Area of I 0-year tree canopy required (B4 x U6) = 54 02

ts8 Modiliuation of | 0-year'l'ree Canopy Requirernerrts
reo uested'J

Yes or No

Shcet numberB9 If B8 is yes, then list plan sheet where modification
reouest is locaied

'1

C 1i"" Pd"*rri"; -
CI 'T'ree Preservatir:n'['nrget Area - 34iq

v'134C2 rtartl_s ol$ l2-0400 = .-_-.j
c3 C2 x 1.25 = I ttl I 0 12-0510.3H

C4 Total oanopy:rrea provided by unique or valuable lbrest
or woodland communities '

C5 C4 x l.-5 - $ r r-05 l0."ltJ{ I i

C6 Total ofcanopy arsa plovided by "lleritage,'

"N1ernorial." "Spcci ntcn." or "Strcct"' trces :
C7 c6xl.5ro30* 6 r2-0510.-1Bi

C8 Canopy arr'r of trccs within Rcsource Protection Arcas

and l()(l-rcar llrrttdulains -
C9 C8x10= $ ll-0510.i('(l I

cl0 Total of C'1, C5, C7 and C9 =
q2a4

lfarea trfCl0 rs lcss

thnn lJ7 thcn rentuinclur
crf rt",quirenrerrt rnttst bc

met through ttcc planting
-s0l0D

D, Tree Plantins
DI Area of cnnrrpy to bc nlet through tree planting

(87-Ct0) - i I tt-'

D? Area ol'canopy planted lbr air quality benefits

D3 x 1.5 I l-0.5 l0 4tl( I l

D4 Area olcarropt' planted fcrr enerqy conservation -

2011 PFM Page 12-49



D5 x 1.5: $ l2-05 10.48(2)

D6 Area of canopy planted tbr water quality benefits = c
D7 x 1.25 = $ r 2-05 r0.48G)

DE Area of canorry planled for wildlife benefits "' !to l0 {r,,,') l, r , ,

D9 xl.5= $ l?.05 l0 48( 1)

Dl0 Area ofcanoDy provided by native trees "*
Dll xl 5 { l2-0510.48("5}

Dt2 Area ofoanopy provided by inrproved cultivars and

varieties =
Dr3 x 1.25 012-0510.18(6)

Dr4 Arca o{'canopy Drovided through tree seedlings =
x 1.0 I r2-0510.4D(l

Dl5 Area of canopv provided through native shrubs =
xl.0 6 l2-0510.4D( l

D16 Percencage olDl4 represented by Dl 5= u Must not excecd 339'o of
Dl4

Dt7 Total ofcanopy arca provided through tree planting = l/:)

Dl8 ls an off-sile planting relief requested? Yes orrNy'

Dl9 Tree Bank or Tree Fund'J Ilt $ r1-0_5r?

D20 Canopy area requested to be provided through oft'-site
bankine or tree fun<J

D2l Anrount to be deposited inro the Tree Prescrvation and

Plantins Fund
O

E. Total of l0-yeer Tree Canopy Provided

EI Tolal olcanopy area provided through tree preservatioll
(cr0) - 4i.qq

E2 'I'otal ofcanopy area providedthrough tree planling
(Dl7) = lli-<

ti-1 'l'otal ofcanopy area plovided through oll'-site
mechanism (Dl9) ".

()
'f otal ol' E I through E3.
Arca should mcgl ()r
exceccl aret requirc'd by
87

E.4 l"otal of lO-year Tree Canopy Provided =
(E l +H2+83 ) 5u7t'1

2011 PFM Page 12-50



County of Fairfax, Virginia

DATE:

TO:

FROM:

SUBJECT:

APPENDIX 5

August 21,2014

Debbie Pemberton, Staff Coordinator
Zoning Evalu ati on Div i sion
Department of Planning and Zoning

Camylyn Lewis, Stormwater Engineer
Site Development and Inspections Division
Department of Public Works and Environmental Services

Rezoning Application #SP 2014-DR-145, Pimmit Park ElNido, Lot lA and
PCL A Block 3, 1653 Valley Avenue, Mclean, Special Permit Application
dated June 23 2014, LDS Project #024916-ZONA-001- I, Tax Map #03 I -3-
09-03-000 lA, Dranesville District

We have reviewed the subject application and offer the following stormwater management
comments.

The applicant has not provided a Stormwater Information Sheet (LTI06-06).

Chesapeake Bay Preservation Ordinance (CBPO)

There is no Resource Protection Area (RPA) on this site. However, the applicant should either
provide information to demonstrate that the proposed development is exempt per Chapter 124-l-
7(3) below, or provide water quality controls per Chapter 124-4-2.

Chapter 124-l-7(3)

(3) Single-family dwellings separately built and disturbing less than one acre and not part

of a larger common plan of development or sale, including: additions to existing single-
family detached dwellings; accessory structures to single-family detached dwellings;
and demolitions of single-family detached dwellings or accessory structures all subject
to the following:

(i) Control measures are not required to address a specific WLA for a pollutant that
has been established in a TMDL and assigned to stormwater discharges from
construction activities within the watershed: and

Department of Public Works and Environmental Services
Land Development Services, Site Development and Inspections Division

12055 Government Center Parkway, Suite 535
Fairfax, Virgi nia 2203 5 -5 503

Phone 703-324-1720. TTY 7l I . FAX 703-324-8359



Debbie Pemberton. Staff Coordinator
Rezoning Application #SP 2014-DR-145, Pimmit Park ElNido, Lot lA and PCL A Block 3

June23,2014
Page2 of 4

(ii) The proposed construction meets one of the following conditions:

a. Total imperviousness on the lot will be less than 2,500 square feet or 18% of
the lot area, whichever is greater; or

b. The total lot area is one-half acre or less and no more than 500 square feet of
new impervious area will be added; or

c. Water quality controls meeting requirements in effect at the time were
provided with the original subdivision construction and are currently in place;
or

d. The property is served by an existing regional stormwater management facility
providing water quality control.

Floodplain
The floodplain has not been mapped on this property. However, the drainage area is greater than
70 acres (See the drainage area map below). The end of the red line coincides with a drainage
area of roughly 70 acres. Our estimate of the drainage area is approximately I l5 acres. The
applicant should provide a computation to provide the approximate flood extent and elevation to
demonstrate that the floodplain does not extend on to the property. If the floodplain extends on to
the property the flood elevation should be established in accordance with PFM Section 6-1401.1.

'1653 Valley Road
SP-201 +DR-1 45; 02491 AZONA-o01 - 1

Tax lD: 031-3-090001 AN

bdakwd^6iFtrl:r



Debbie Pemberton, Staff Coordi nator
Rezoning Application #SP 2014-DR-145, Pimmit Park ElNido, Lot lA and PCL A Block 3

June23,2014
Page 3 of4

PFM Section 6-0704.2 requires that the lowest part of the lowest floor level of any proposed
residential structure must be located at least l8 inches above the 100-year water surface elevation
and a minimum horizontal distance of l5 feet must be provided between the 1OO-year water
surface and the structure proper.

Downstream Drainage Complaints
There is a drainage complain dated 5-23-2010 regarding standing water. More information on
this complaint is available from the Maintenance & Stormwater Management Division (703-877-
2800).

Stormwater Detention
PFM 6-0202.6;The owner or developer may continue to discharge stormwater which has not
been concentrated (i.e., sheet flow) into a lower lying property if:

6-0202.6A; The peak rate after development does not exceed the pre-development peak
rate; or
6-0202.68(l); The increase in peak rate or volume caused by the development will not
have any adverse impact (e.g., soil erosion, sedimentation, duration of ponding water,
inadequate overland relief) on the lower lying property as determined by the Director;
and

6-0202.68(2); The increase in peak rate or volume caused by the development will not
aggravate any existing drainage problem or cause a new drainage problem on the
downstream property.

For concentrated flows, the applicant is required to address PFM 6-0301.2. Stormwater
management facilities must be provided in all storm drainage plans for proposed development in
the County submitted for review and approval unless exempt or waived by the Director in
accordance with Chapter 124 of the County Code.

Site Outfall
The applicant is required to address the outfall; an outfall narrative has not been provided. PFM
6-0203.1; The downstream drainage system shall be analyzed to demonstrate the adequacy of the
system ($ 6-0203.3), or it shall be shown that there is no adverse impact to the downstream
system as well as an improvement of the pre-development conditions ($ 6-0203.4 and $ 6-
0203.s).

Stormwater Planning Comments
This case is located in the Pimmit Run Watershed. There are no additional comments at this
time from Stormwater Planning.

Dam Breach
Not applicable



Debbie Pemberton, Staff Coordinator
Rezoning Application #SP 2014-DR-145, Pimmit Park El Nido, Lot lA and PCL A Block 3

June23,2014
Page 4 of 4

Miscellaneous
If not exempt from chapter 124-l-7, the stormwater management plan is to be prepared at final
design and submitted to the County for review and ultimate VSMP permit approval, must
address all of the items listed in SWMO 124-2-7.8.

The latest BMP specifications provided on the Virginia Stormwater BMP Clearinghouse website
must be used for final design. The design engineer is also refened to LTI l4-13 with regard to
selection of the appropriate BMP specifications.

These comments are based on the 201I version of the Public Facilities Manual (PFM) and,

Chapter 124 of the County code.

Please contact me at 703-324-1808, if you have any questions or require additional information.

CIllLI

cc: Donald Demetrius, Chief, Watersheds Evaluation Branch, Stormwater Planning Division,
DPWES
Shahab Baig, Chief, North Branch, SDID, DPWES
Zoning Application File
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8-006 General Standards

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

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

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

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

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

5. In addition to the standards which may be set forth in this Article for a particular
group or use, the BZA 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 1 1.

8. Signs shall be regulated by the provisions of Article 12; however, the BZA, under
the authority presented in Sect. 007 below, may impose more strict requirements
for a given use than those set forth in this Ordinance.
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8-903 Standards For All Group 9 Uses

In addition to the general standards set forth in Sect. 006 above, all Group 9 special
permit uses shall satisfy the following standards:

1. All uses shall comply with the lot size and bulk regulations of the zoning district in
which located, except as may be qualified below.

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

3. Before establishment, all uses, including modifications or alterations to existing
uses, shall be subject to the provisions of Article 17, Site Plans, or other
appropriate submission as determined by the Director.
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Provisions for Approval of Reduction to the Minimum Yard Requirements Based on Error
in Building Location

The BZA may approve a special permit to allow a reduction to the minimum yard
requirements for any building existing or partially constructed which does not
comply with such requirements applicable at the time such building was erected,
but only in accordance with the following provisions:

1. Notwithstanding Par. 2 of Sect. 011 above, all applications shall be
accompanied by ten (10) copies of a plat and such plat shall be presented on
a sheet having a maximum size of 24" x 36", and one 8 /2" x 1 1" reduction of
the plat. Such plat shall be drawn to a designated scale of not less than one
inch equals fifty feet (1" = 50'), unless a smaller scale is required to
accommodate the development. Such plat shall be certified by a
professional engineer, land surveyor, architect, or landscape architect
licensed by the State of Virginia and such plat shall contain the following
information:

A. Boundaries of entire property, with bearings and distances of the
perimeter propefiy lines and of each zoning district.

B. Total area of the property and of each zoning district in square feet or
acres.

C. Scale and north arrow, with north, to the extent feasible, oriented to the
top of the plat and on all supporting graphics.

D. Location of all existing structures, with dimensions, including height of
any structure and penthouse, and if known, the construction date(s) of
all existing structures.

E. All required minimum yards to include front, side and rear, and a
graphic depiction of the angle of bulk plane, if applicable, and the
distances from all existing structures to lot lines.

F. Means of ingress and egress to the property from a public street(s).

G. For nonresidential uses, the location of parking spaces, indicating
minimum distance from the nearest property line(s).

H. lf applicable, the location of well and/or septic field.

L For nonresidential uses, a statement setting forth the maximum gross
floor area and FAR for all uses.

J. Location of all existing utility easements having a width of twenty-five
(25) feet or more, and all major underground utility easements
regardless of width.

K. Seal and signature of professional person certifying the plat.
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In addition, the application shall contain a statement of justification explaining
how the error in building location occurred and any supportive material such
as aerial photographs, Building Permit applications, County assessments
records, a copy of the contract to build the structure which is in error, or a
statement from a previous owner indicating how the error in building location
occurred.

The BZA determines that:

A. The error exceeds ten (10) percent of the measurement involved,
or

B. The error is up to ten (10) percent of the measurement involved
and such reduction or modification is requested in conjunction with
the approval of a special permit for another use or application for a
variance on the property, or is in conjunction with another special
permit for an error in building location on the property that
exceeds ten (10) percent of the measurement involved, and

C. The noncompliance was done in good faith, or through no fault of
the property owner, or was the result of an error in the relocation
of the building subsequent to the issuance of a Building Permit, if
such was required, and

D. Such reduction or modification will not impair the purpose and
intent of this Ordinance. and

E. lt will not be detrimental to the use and enjoyment of other
property in the immediate vicinity, and

F. lt will not create an unsafe condition with respect to both other
property and public streets, and

G. To force compliance with the minimum yard requirements or
location regulations would cause unreasonable hardship upon the
owner.

H. The reduction or modification will not result in an increase in
density or floor area ratio from that permitted by the applicable
zoning district regulations.

In granting such a reduction under the provisions of this Section, the BZA
shall allow only a reduction necessary to provide reasonable relief and may,
as deemed advisable, prescribe such conditions, to include landscaping and
screening measures, to assure compliance with the intent of this Ordinance.

3
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Upon the granting of a reduction for a particular building in accordance with
the provisions of this Section, the same shall be deemed to be a lawful
building.

The BZA shall have no power to waive or modify the standards necessary for
approval as specified in this Section.
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8-918 Additional Standards for Accessory Dwelling Units

As established by the Fairfax County Board of Supervisors' Policy on Accessory
Dwelling Units (Appendix 5), the BZA may approve a special permit for the
establishment of an accessory dwelling unit with a single family detached dwelling
unit but only in accordance with the following conditions:

1. Accessory dwelling units shall only be permitted in association with a single
family detached dwelling unit and there shall be no more than one accessory
dwelling unit per single family detached dwelling unit.

2. Except on lots two (2) acres or larger, an accessory dwelling unit shall be
located within the structure of a single family detached dwelling unit. Any
added external entrances for the accessory dwelling unit shall be located on
the side or rear of the structure.

On lots two (2) acres or greater in area, an accessory dwelling unit may
be located within the structure of a single family detached dwelling unit or
within a freestanding accessory structure.

3. The gross floor area of the accessory dwelling unit shall not exceed thirty-five
(35) percent of the total gross floor area of the principal dwelling unit. When
the accessory dwelling unit is located in a freestanding accessory structure,
the gross floor area of the accessory dwelling unit shall not exceed thirty{ive
(35) percent of the gross floor area of the accessory freestanding structure
and the principal dwelling unit.

4. The accessory dwelling unit shall contain not more than two (2) bedrooms.

5. The occupancy of the accessory dwelling unit and the principal dwelling unit
shall be in accordance with the followrng:

A. One of the dwelling units shall be owner occupied.

B. One of the dwelling units shall be occupied by a person or persons who
qualify as elderly and/or disabled as specified below:

(1) Any person fifty-five (55) years of age or over and/or

(2) Any person permanently and totally disabled. lf the application is
made in reference to a person because of permanent and total
disability, the application shall be accompanied by a certification
by the Social Security Administration, the Veterans Administration
or the Railroad Retirement Board. lf such person is not eligible
for certification by any of these agencies, there shall be submitted
a written declaration signed by two (2) medical doctors licensed
to practice medicine, to the effect that such person is permanently
and totally disabled. The written statement of at least one of the
doctors shall be based upon a physical examination of the person
by the doctor. One of the doctors may submit a written statement
based upon medical information contained in the records of the
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Civil Service Commission which is relevant to the standards for
determining permanent and total disability.

For purposes of this Section, a person shall be considered
permanently and totally disabled if such person is certified as
required by this Section as unable to engage in any substantial
gainful activity by reasons of any medically determinable physical
or mental impairment or deformity which can be expected to
result in death or can be expected to last for the duration of the
person's life.

C. The accessory dwelling unit may be occupied by not more than two (2)
persons not necessarily related by blood or marriage. The principal
single family dwelling unit may be occupied by not more than one (1) of
the following:

(1) One (1) family, which consists of one (1) person or two (2) or
more persons related by blood or marriage and with any number
of natural children, foster children, step children or adopted
children.

(2) A group of not more than four (4) persons not necessarily related
by blood or marriage.

Any accessory dwelling unit established for occupancy by a disabled person
shall provide for reasonable access and mobility as required for the disabled
person. The measures for reasonable access and mobility shall be specified
in the application for special permit. Generally, reasonable access and
mobility for physically disabled persons shall include:

A. Uninterrupted access to one (1)entrance; and

B. Accessibility and usability of one (1) toilet room.

The BZA shall review all existing and/or proposed parking to determine if
such parking is sufficient to meet the needs of the principal and accessory
dwelling units. lf it is determined that such parking is insufficient, the BZA
may require the provision of one (1) or more off-street parking spaces. Such
parking shall be in addition to the requirements specified in Article 11 for a
single family dwelling unit.

The BZA shall determine that the proposed accessory dwelling unit together
with any other accessory dwelling unit(s) within the area will not constitute
sufficient change to modify or disrupt the predominant character of the
neighborhood. ln no instance shall the approval of a special permit for an
accessory dwelling unit be deemed a subdivision of the principal dwelling unit
or lot.

7.

I
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Any accessory dwelling unit shall meet the applicable regulations for building,
safety, health and sanitation.

Upon the approval of a special permit, the Clerk to the Board of Zoning
Appeals shall cause to be recorded among the land records of Fairfax
County a copy of the BZA's approval, including all accompanying conditions.
Said resolution shall contain a description of the subject property and shall
be indexed in the Grantor Index in the name of the property owners.

The owner shall make provisions to allow inspections of the property by
County personnelduring reasonable hours upon prior notice.

Special permits for accessory dwelling units shall be approved for a period
not to exceed five (5) years from the date of approval; provided, however,
that such special permits may be extended for succeeding five (5) year
periods in accordance with the provisions of Sect. 012 above.

Notwithstanding Par. 5 of Sect. 9-012, any accessory dwelling unit approved
prior to July 27,1987 and currently valid may be extended in accordance
with the provisions of this Section and Sect. 012 above.

13
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8-922 Provisions for Reduction of Certain Yard Requirements

The BZA may approve a special permit to allow a reduction of certain yard
requirements subject to all of the following:

1. Only the following yard requirements shall be subject to such special
permit:

A. Minimum required yards, as specified in the residential,
commercial, industrial and planned development districts in Articles
3, 4, 5 and 6, provided such yards are not subject to proffered
conditions or development conditions related to yards and/or such
yards are not depicted on an approved conceptual development
plan, final development plan, development plan, special exception
plat, special permit plat or variance plat.

B. Yard regulations for pipestem lots and lots contiguous to pipestem
driveways set forth in Sect. 2-416.

C. Accessory structure location requirements set forth in Sect. 10-104.

D. Regulations on permitted extensions into a minimum required yard
as set forth in Sect. 2-412.

Approval of a reduction of yard requirements specified in
Paragraphs A, B and C above shall not result in any yard that is
less than fifty (50) percent of the requirement and shall not result in
any yard of less than five (5) feet, as measured from the lot line to
the closest point of the proposed structure.

Approval of a reduction of yard requirements specified in Par. D
above shall not result in an extension that exceeds the applicable
distances set forth in Sect. 2-412 by more than fifty (50) percent.
Where no extension is permitted by the provisions of Sect. 2-412,
the BZA shall not approve a special permit that results in a
structure that extends into a minimum required yard by more than
fifty (50) percent.

2. Such reduction shall not result in the placement of a detached accessory
structure in a front yard where the placement of such accessory structure
is not otherwise permitted in that yard.

3. This special permit shall only apply to those lots that contain a principal
structure and use that complied with the minimum yard requirements in
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effect when the use or structure was established.

The resulting gross floor area of an addition to an existing principal
structure may be up to 150 percent of the total gross floor area of the
principal structure that existed at the time of the first yard reduction
request. In such instance, if a portion of the principal structure is to be
removed, no more than fifty (50) percent of the gross floor area of the
existing principal structure at the time of the first yard reduction shall be
removed.

The resulting gross floor area of an existing accessory structure and any
addition to it shall be clearly subordinate in purpose, scale, use and intent
to the principal structure on the site.

The BZA shall determine that the proposed development will be in
character with the existing on-site development in terms of the location,
height, bulk and scale of the existing structure(s) on the lot.

The BZA shall determine that the proposed development is harmonious
with the surrounding off-site uses and structures in terms of location,
height, bulk and scale of surrounding structures, topography, existing
vegetation and the preservation of significant trees as determined by the
Director.

The BZA shall determine that the proposed development shall not
adversely impact the use and/or enjoyment of any adjacent property with
regard to issues such as noise, light, air, safety, erosion, and stormwater
runoff.

The BZA shall determine that the proposed reduction represents the
minimum amount of reduction necessary to accommodate the proposed
structure on the lot. Specific factors to be considered include, but are not
limited to, the layout of the existing structure; availability of alternate
locations for the addition; orientation of the structure(s) on the lot; shape of
the lot and the associated yard designations on the lot; environmental
characteristics of the site, including presence of steep slopes, floodplains
and/or Resource Protection Areas; preservation of existing vegetation and
significant trees as determined by the Director; location of a well and/or
septic field; location of easements; and/or preservation of historic
resources.

The BZA may impose such conditions as it deems necessary to satisfy
these criteria, including, but not limited to imposition of a maximum gross
floor area, floor area ratio, lot coverage, landscaping and/or screening
requirements.

5.

6

7

8.

9.

10.
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Notwithstanding Par.2 of Sect. 011 above, all applications shall be
accompanied by fifteen (15) copies of a plat and such plat shall be
presented on a sheet having a maximum size of 24" x 36", and one 8 /2" x
11" reduction of the plat. Such plat shall be drawn to a designated scale
of not less than one inch equals fifty feet (1" = 50'), unless a smaller scale
is required to accommodate the development. Such plat shall be certified
by a professional engineer, land surveyor, architect, or landscape architect
licensed by the State of Virginia. Such plat shall contain the following
information:

A. Boundaries of entire property, with bearings and distances of the
perimeter property lines, and of each zoning district.

B. Total area of the property and of each zoning district in square feet
or acres.

C. Scale and north arrow, with north, to the extent feasible, oriented to
the top of the plat and on all supporting graphics.

D. The location, dimension and height of any building, structure or
addition, whether existing or proposed. In addition, for decks, the
height of the finished floor above finished ground level.

E. All required minimum yards to include front, side and rear, a
graphic depiction of the angle of bulk plane, if applicable, and the
distances from all existing and proposed structures to lot lines.

F. Means of ingress and egress to the property from a public street(s).

G. For nonresidential uses, the location of parking spaces, indicating
minimum distance from the nearest property line(s).

H. lf applicable, the location of a well and/or septic field.

l. Existing and proposed gross floor area and floor area ratio.

J. Location of all existing utility easements having a width of twenty-
five (25) feet or more, and all major underground utility easements
regardless of width.

K. The location, type and height of any existing and proposed
landscaping and screening.
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L. Approximate delineation of any floodplain designated by the
Federal Insurance Administration, United States Geological Survey,
or Fairfax County, the delineation of any Resource Protection Area
and Resource Management Area, and the approximate delineation
of any environmental quality corridor as defined in the adopted
comprehensive plan, and, if applicable, the distance of any existing
and proposed structures from the floodplain, Resource Protection
Area and Resource Management Area, or environmental quality
corridor.

M. Seal and signature of professional person certifying the plat.

12. Architectural depictions of the proposed structure(s) as viewed from all lot
lines and street lines to include building materials, roof type, window
treatment and any associated landscaping and/or screening shall be
provided.

8-922 Provisions for Reduction of Gertain Yard Requirements

The BZA may approve a special permit to allow a reduction of certain yard
requirements subject to all of the following:

1. Only the following yard requirements shall be subject to such special
permit:

A. Minimum required yards, as specified in the residential,
commercial, industrial and planned development districts in Articles
3, 4, 5 and 6, provided such yards are not subject to proffered
conditions or development conditions related to yards and/or such
yards are not depicted on an approved conceptual development
plan, final development plan, development plan, special exception
plat, special permit plat or variance plat,

B. Yard regulations for pipestem lots and lots contiguous to pipestem
driveways set forth in Sect. 2-416.

C. Accessory structure location requirements set forth in Sect. 10-104.

D. Regulations on permitted extensions into a minimum required yard
as set forth in Sect. 2-412.

Approval of a reduction of yard requirements specified in
Paragraphs A, B and C above shall not result in any yard that is
less than fifty (50) percent of the requirement and shall not result in
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any yard of less than five (5) feet, as measured from the lot line to
the closest point of the proposed structure.

Approval of a reduction of yard requirements specified in Par. D
above shall not result in an extension that exceeds the applicable
distances set forth in Sect. 2-412 by more than fifty (50) percent.
Where no extension is permitted by the provisions of Sect. 2-412,
the BZA shall not approve a special permit that results in a
structure that extends into a minimum required yard by more than
fifty (50) percent.

Such reduction shall not result in the placement of a detached accessory
structure in a front yard where the placement of such accessory structure
is not othenrvise permitted in that yard.

This special permit shall only apply to those lots that contain a principal
structure and use that complied with the minimum yard requirements in
effect when the use or structure was established.

The resulting gross floor area of an addition to an existing principal
structure may be up to 150 percent of the total gross floor area of the
principal structure that existed at the time of the first yard reduction
request. ln such instance, if a portion of the principal structure is to be
removed, no more than fifty (50) percent of the gross floor area of the
existing principal structure at the time of the first yard reduction shall be
removed.

The resulting gross floor area of an existing accessory structure and any
addition to it shall be clearly subordinate in purpose, scale, use and intent
to the principal structure on the site.

The BZA shall determine that the proposed development will be in
character with the existing on-site development in terms of the location,
height, bulk and scale of the existing structure(s) on the lot.

The BZA shall determine that the proposed development is harmonious
with the surrounding off-site uses and structures in terms of location,
height, bulk and scale of surrounding structures, topography, existing
vegetation and the preservation of significant trees as determined by the
Director,

The BZA shall determine that the proposed development shall not
adversely impact the use and/or enjoyment of any adjacent property with
regard to issues such as noise, light, air, safety, erosion, and stormwater
runoff.

3.

4

5.

6.

7

I
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The BZA shall determine that the proposed reduction represents the
minimum amount of reduction necessary to accommodate the proposed
structure on the lot. Specific factors to be considered include, but are not
limited to, the layout of the existing structure; availability of alternate
locations for the addition; orientation of the structure(s) on the lot; shape of
the lot and the associated yard designations on the lot; environmental
characteristics of the site, including presence of steep slopes, floodplains
and/or Resource Protection Areas; preservation of existing vegetation and
significant trees as determined by the Director; location of a well and/or
septic field; location of easements; and/or preservation of historic
resources.

The BZA may impose such conditions as it deems necessary to satisfy
these criteria, including, but not limited to imposition of a maximum gross
floor area, floor area ratio, lot coverage, landscaping and/or screening
requirements.

Notwithstanding Par.2 of Sect. 011 above, all applications shall be
accompanied by fifteen (15) copies of a plat and such plat shall be
presented on a sheet having a maximum size of 24" x 36", and one 8 Yr" x
11" reduction of the plat. Such plat shall be drawn to a designated scale
of not less than one inch equals fifty feet (1" = 50'), unless a smaller scale
is required to accommodate the development. Such plat shall be certified
by a professional engineer, land surveyor, architect, or landscape architect
licensed by the State of Virginia. Such plat shall contain the following
information:

A. Boundaries of entire property, with bearings and distances of the
perimeter property lines, and of each zoning district.

B. Total area of the property and of each zoning district in square feet
or acres.

C. Scale and north arrow, with north, to the extent feasible, oriented to
the top of the plat and on all supporting graphics.

D. The location, dimension and height of any building, structure or
addition, whether existing or proposed. In addition, for decks, the
height of the finished floor above finished ground level.

E. All required minimum yards to include front, side and tear, a
graphic depiction of the angle of bulk plane, if applicable, and the
distances from all existing and proposed structures to lot lines.

10.

11
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F. Means of ingress and egress to the property from a public street(s).

G. For nonresidential uses, the location of parking spaces, indicating
minimum distance from the nearest property line(s).

H. lf applicable, the location of a well and/or septic field.

l. Existing and proposed gross floor area and floor area ratio.

J. Location of all existing utility easements having a width of twenty-
five (25) feet or more, and all major underground utility easements
regardless of width.

K. The location, type and height of any existing and proposed
landscaping and screening.

L. Approximate delineation of any floodplain designated by the
Federal Insurance Administration, United States Geological Survey,
or Fairfax County, the delineation of any Resource Protection Area
and Resource Management Area, and the approximate delineation
of any environmental quality corridor as defined in the adopted
comprehensive plan, and, if applicable, the distance of any existing
and proposed structures from the floodplain, Resource Protection
Area and Resource Management Area, or environmental quality
corridor.

M. Seal and signature of professional person certifying the plat.

Architectural depictions of the proposed structure(s) as viewed from all lot
lines and street lines to include building materials, roof type, window
treatment and any associated landscaping and/or screening shall be
provided.




