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STAFF REPORT 
 

APPLICATION SEA 83-V-083 
 

MOUNT VERNON DISTRICT 
 

 
APPLICANT: SEJ Asset Management and Investment Company 
 
ZONING: C-8: Highway Commercial District 
  
PARCELS: 107-4 ((1)) 22, 23 
 
LOCATION: 9402 Richmond Highway 
 
SITE ACREAGE: 30,880 square feet 
 
PLAN MAP: Residential; 8-12 du/ac 
 
SPECIAL EXCEPTIONS: Category 5: Commercial and Industrial Uses of 

Special Impact 
o Use 20: Quick-service food stores (Sect. 9-505) 
o Use 21: Service stations (Sect. 9-505) 

   
PROPOSAL: To modify the existing service station/quick service 

food store to permit site modifications to construct a 
new fuel canopy, to replace the existing underground 
fuel storage tanks, to replace the existing two 
gasoline pumps with four new pumps and permit the 
reduction in yard requirements for an existing 
structure.   

 
STAFF RECOMMENDATIONS:
 
Staff recommends approval of SEA 83-V-083, subject to the proposed conditions 
contained in Appendix 1. 

http://www.fairfaxcounty.gov/dpz


 

 

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). 

 

 

 
Staff recommends approval of a modification of the minimum rear yard requirement for 
the existing service station/quick service food store building in accordance with 
Sect. 9-625 of the Zoning Ordinance to permit the building to remain as shown on the 
SEA Plat.  
 
Staff recommends approval of a modification of the frontage improvements requirement 
found in Sect. 17-201 of the Zoning Ordinance in favor of that shown on the SEA Plat.  
 
Staff recommends approval of a waiver of the transitional screening and barrier 
requirements in Sect. 13-302 of the Zoning Ordinance along the western property 
boundary.  
 
It should be noted that it is not the intent of staff to recommend that the Board, in 
adopting any conditions proffered by the owner, relieve the applicant/owner from 
compliance with the provisions of any applicable ordinances, regulations, or adopted 
standards.  
 
It should be further noted that the content of this report reflects the analysis and 
recommendation of staff; it does not reflect the position of the Board of Supervisors. 
 
The approval of this 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 
 

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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Special Exception Amendment
SEA    83-V -083

k

Applicant: SEJ ASSET MANAGEMENT AND
INVESTMENT COMPANY

Accepted: 05/15/2014
Proposed: AMEND SE 83-V-083 PREVIOUSLY APPROVED

FOR A SERVICE STATION AND QUICK
SERVICE FOOD STORE TO PERMIT SITE
MODIFICATIONS AND MODIFICATION OF
MINIMUM YARD REQUIREMENTS FOR CERTAIN
EXISTING STRUCTURES AND USES

Area: 30,856 SF 
Zoning Dist Sect: 4-804
Located: 9402 RICHMOND HIGHWAY

LORTON, VA 22079
Zoning: C - 8
Plan Area: 4
Map Ref Num: 107-4 ((1)) 22, 23 
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District:                  MOUNT VERNON
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SPECIAL
EXCEPTION PLAT

AMENDMENT

REQUIRED PROVIDED

A.  PARKING REQUIREMENT

a.
TWO (2) SPACES PER SERVICE BAY PLUS SIX AND
ONE HALF SPACES PER 1000 SF OF GROSS FLOOR
AREA

17 SPACES REQ
(2,600 SF GFA / 6.5) 17 SPACES

c. MIN. PARKING SPACE DIMENSIONS

90° SPACES 8.5' x 18' 8.5' X 18'

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

GENERAL NOTES

1. THIS PLAN IS BASED ON A BOUNDARY & TOPOGRAPHICAL/ SURVEY BY:
US SURVEYOR
DATE: NONE PROVIDED

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. TOPOGRAPHY IS FIELD RUN.

3.  

4. PARCEL DATA:
TAX MAP #1074-01-0022 AND 1074-01-0023

5. ZONE:
C-8 (HIGHWAY COMMERCIAL)

6.

7. REQUIRED FAR IN C-6 ZONE = 0.40
PROVIDED FAR (EXISTING FAR) = 0.09

8. REQUIRED LANDSCAPE OPEN SPACE = 4,628 (15% REQUIRED)
PROVIDED LANDSCAPE OPEN SPACE = 4,832 (15.1% PROVIDED)

9. REQUIRED MINIMUM LOT SIZE = 40,000 SF
PROVIDED LOT SIZE = 30,856 SF (PERMITTED TO REMAIN PER SEC. 2-405 OF THE ZONING ORDINANCE)

10.

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

12. THE PROPERTY IS LOCATED IN ZONE X (AREA DETERMINED TO BE OUTSIDE THE 0.2% ANNUAL CHANCE OF FLOOD), PER  MAP NUMBER
51059C0380E.

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

14. A RESOURCE PROTECTION AREA EXISTS ONSITE.

15. THE ONE (1) FOOT CONTOUR INTERVALS THAT ARE SHOWN ON SHEET 2 ARE BASED UPON FAIRFAX COUNTY GIS INFORMATION.

16. 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.

17. 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.

18. SIGNS WILL BE INSTALLED UNDER A SEPARATE PERMIT IN ACCORDANCE WITH ALL APPLICABLE  FAIRFAX COUNTY ORDINANCES.

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

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

21. ALL REQUIRED FIRE PROTECTION DEVICES, SIGNAGE, AND STRIPING WILL BE PROVIDED PER THE STATEWIDE BUILDING CODE, FAIRFAX
COUNTY PUBLIC FACILITIES MANUAL, AND STATEWIDE FIRE PREVENTION CODE.

22. THE PROPOSED DEVELOPMENT SHALL CONFORM TO ALL APPLICABLE ORDINANCES, REGULATIONS, AND ADOPTED STANDARDS WITH THE
EXCEPTION OF THOSE LISTED BELOW.

OWNER

SEJ ASSET MANAGEMENT AND, INVESTMENT COMPANY

1722 ROUTH ST SUITE 1000 7-11 INC 1 ARTS PZ ATTN AD VALOREM TX DPT
DALLAS TX 75201 2506

WAIVERS REQUESTED WITH THIS APPLICATION
A WAIVER FROM THE REQUIREMENTS OF THE ROUTE 1 COMPREHENSIVE PLAN IS REQUESTED WITH THIS APPLICATION.
THE APPLICANT SEEKS TO WAIVE THE REQUIREMENTS TO BUILD AND INSTALL ANY IMPROVEMENTS ASSOCIATED WITH
THE FUTURE ROUTE 1 ULTIMATE CONDITION AS SUFFICIENT RIGHT-OF-WAY WIDTH EXISTS FOR THE COUNTY AND VDOT TO
INSTALL THE NECESSARY IMPROVEMENTS IN THE FUTURE.

A WAIVER TO ALLOW STRUCTURES PREDATING THE 1978 ZONING ORDINANCE TO EXTEND INTO REQUIRED YARD
SETBACKS

SETBACK INFORMATION REQUIRED PROVIDED

FRONT YARD (ROUTE 1) 40 FEET 54.8 FEET BUILDING
17.1 FEET CANOPY

FRONT YARD (ARMISTEAD ROAD) 40 FEET 211.3 FEET BUILDING
111.3 FEET CANOPY

REAR YARD (SOUTHWEST PROPERTY LINE) 40 FEET 10.1 FEET BUILDING
118.5 FEET CANOPY

REAR YARD (NORTHWEST PROPERTY LINE) 40 FEET 3.3 FEET BUILDING
33.2 FEET CANOPY

PER SECTION 9-625 THE BOARD MAY WAIVE THE MINIMUM YARD REQUIREMENTS FOR PROPERTIES WITH STRUCTURES
PREDATING THE 1978 ZONING ORDINANCE DATE.

PER SECTION 2-412 THE FUEL CANOPY MAY EXTEND INTO THE REQUIRED YARD.
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AS NOTED
SE3

3A

ROUTE 1
ULTIMATE BUILD
OUT CONDITION

NOTE:
THE PURPOSE OF THIS PLAN IS TO
DEMONSTRATE THAT SUFFICIENT
RIGHT-OF-WAY CURRENTLY EXISTS TO
ACCOMMODATE THE ULTIMATE BUILD OUT
CONDITION OF THE PROPOSED ROUTE 1
IMPROVEMENTS AND THAT THE APPLICANTS
PROPOSED IMPROVEMENTS DO NOT
CONFLICT WITH THE ROUTE 1 WIDENING
PROJECT. THE APPLICANT IS NOT
PROPOSING TO CONSTRUCT THESE
IMPROVEMENTS WITHIN THE RIGHT-OF-WAY.
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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.

MINIMUM STORMWATER INFORMATION FOR REZONING,
SPECIAL EXCEPTION, SPECIAL PERMIT AND

DEVELOPMENT PLAN APPLICATIONS

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) EXISTS (DRIVE AISLES ON SITE).
TYPE OF MAINTENANCE ACCESS ROAD SURFACE NOTED ON THE PLAT IS ASPHALT (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 X.

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 NOT APPLICABLE.

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 X.

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

12. STORMWATER MANAGEMENT IS NOT REQUIRED BECAUSE : POST-DEVELOPMENT PEAK RUNOFF RATE IS LESS THAN PRE-
DEVELOPMENT PEAK RUNOFF RATE (SEE SWM NARRATIVE ON THIS SHEET)

*NOTE: BMP CALCULATIONS BASED UPON DISTURBED AREA PER CURRENT 2014 STATE ORDINANCE.

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)

STORMFILTER

TOTAL

STORM WATER MANAGEMENT & BMP NARRATIVE

THE SUBJECT SITE CONSISTS OF AN EXISTING GAS STATION ON TAX MAP 107-4-01-0023 WITH GENTLE SLOPES.
THE PROPOSED SITE SHALL CONSIST OF A GAS STATION, ONE STORMFILTER (OR EQUIVALENT), UTILITIES, AND
ASSOCIATED PARKING.

AS THE SITE IS A VA HOT SPOT, THE PROPOSED STORMFILTER WILL GET TO CAPTURE HYDROCARBONS
LEAVING THE GAS STATION PAD FOR CAPTURE PRIOR TO DISCHARGE TO THE STORM SYSTEM.

BEST MANAGEMENT PRACTICES (BMP'S) WILL BE PROVIDED FOR THE SUBJECT SITE THROUGH A STORMFILTER
THAT WILL HAVE WATER CONVEYED THROUGH IT VIA A CLOSE PIPE SYSTEM. THE BMP'S FOR SITE
REDEVELOPMENT WILL BE GOVERNED BY THE 2014 STATE ORDINANCE. THE STORMFILTER WILL PROVIDE A
MINIMUM PHOSPHOROUS REMOVAL EFFICIENCY AT 45%. THE SUBJECT SITE IS BEING REDEVELOPED,
THEREFORE THE SITE'S PHOSPHOROUS REMOVAL EFFICIENCY IS REQUIRED TO CONFORM WITH THE PUBLIC
FACILITIES MANUAL (PFM) AND THE VIRGINIA DEQ STORMWATER REGULATIONS. THE REQUIRED
PHOSPHOROUS REMOVAL EFFICIENCY FOR THE REDEVELOPMENT IS A MINIMUM OF 10% FOR DISTURBED AREA
UNDER AN ACRE. A MINIMUM 10% REMOVAL WILL BE PROVIDED AT THE TIME OF SITE PLAN WHICH MAY BE
FURTHER REDUCED DUE TO INCREASES IN PERVIOUS AREA FROM PRE TO POST, AS CALCULATED BY THE
SPREADSHEET ON THE FOLLOWING PAGES.

SWM FOR THE SITE IS GRANDFATHERED DUE TO THE FOLLOWING. NO  NEW STORM WATER MANAGEMENT
DETENTION (SWM) FOR THE SUBJECT SITE IS REQUIRED BECAUSE THE POST-DEVELOPMENT PEAK RUNOFF
DOES NOT EXCEED THE PRE-DEVELOPMENT RUNOFF AND AN EXISTING FACILITY WAS APPROVED PRIOR TO
2012. THE DRAINAGE PATTERN AND IMPERVIOUS AREA TO THE FACILITY IS ALSO MAINTAINED. SEE SHEET XX
FOR APPROVED PLAN IN COMPARISON TO DRAINAGE THAT IS PROPOSED.

OUTFALL ANALYSIS

THE PROPOSED REDEVELOPMENT OUTFALLS TO THE SOUTH INTO A CLOSED PIPE STORM SYSTEM. THE
WATER FOR THIS OUTFALL AREA IS CAPTURED BY EXISTING CURB INLETS. THIS CLOSED SYSTEM ULTIMATELY
LEADS TO POHICK CREEK, WITH A WATERSHED AREA OF SEVERAL THOUSAND ACRES.
THE PROPOSED REDEVELOPMENT FLOW ( +0.71 ACRE SITE AREA) WAS TRACED TO A POINT AT LEAST 100X THE
SITE AREA AS REQUIRED UNDER A SPECIAL EXCEPTION (±71 ACRES MINIMUM). THE SITE FLOW LEAVES THE
SITE VIA CONCRETE PIPE, AND DISCHARGES TO A RIPRAP PAD IN THE POHICK FLOODPLAIN APPROX. 250' TO
THE SOUTH WEST.
AT THE TIME OF SITE PLAN, PFM REQUIREMENTS FOR ADEQUATE OUTFALL WILL BE DEMONSTRATED UNDER
2014 STATE REQUIREMENTS.

SWM / OUTFALL SUMMARY

SITE AREA = 0.71 AC. (FOR OUTFALL STUDY LIMITS)

DISTURBED AREA = 0.41 AC. (FOR BMP STUDY LIMITS) (57.7% DISTURBED AREA)

APPROVED AREA TO SWM FACILITY = 0.37 AC. (0.19 AC. ON SITE + 0.18 AC. OFFSITE**)
APPROVED PERVIOUS ON SITE AREA TO SWM FACILITY = 0.07 AC.
APPROVED IMPERVIOUS ON SITE AREA TO SWM FACILITY = 0.12 AC.*

* IMPERVIOUS ON SITE AREA TO FACILITY REMAINS THE SAME WITH THIS PLAN.

PROPOSED AREA TO SWM FACILITY = 0.30 AC. (0.20 AC. ON SITE + 0.10 AC. OFFSITE**)
PROPOSED PERVIOUS ON SITE AREA TO SWM FACILITY = 0.08 AC.
PROPOSED IMPERVIOUS ON SITE AREA TO SWM FACILITY = 0.12 AC.

** THE OFFSITE AREA DRAINING INTO THE SWM FACILITY HAS DECREASED BY 0.08 AC. BECAUSE THE NORTH
ADJACENT PROPERTY HAS BEEN DEVELOPED SINCE THE "GASOLINE ADDITION 7-ELEVEN STORE" SITE PLAN
WAS APPROVED AND NOW CONTAINS STORMWATER ON THE PROPERTY.

IMPERVIOUS ON SITE PRE (UNDETAINED): 0.47 AC
IMPERVIOUS ON SITE POST (UNDETAINED): 0.47 AC
IMPERVIOUS ON SITE TOTAL PRE: 0.59 AC (83.1%)
IMPERVIOUS ON SITE TOTAL POST: 0.59 AC (83.1%)

AS AREA / IMPERVIOUS COVER AND THE CxA, SHOWN IN THE TABLE ABOVE, IS MAINTAINED TO THE SWM
FACILITY, THE PREVIOUSLY APPROVED CALCULATIONS FOR THE SYSTEM REMAIN CONSERVATIVE. THERE IS
NO INCREASE IN RUNOFF LEAVING THE FACILITY DUE TO DEVELOPMENT. FOR THE REMAINDER OF THE SITE
THERE IS NO INCREASE IN IMPERVIOUS AREA FROM PRE TO POST.

THE DOWNSTREAM SYSTEM IS NON EROSIVE IN THE 2-YEAR EVENT (CONC. PIPE). THE SYSTEM WILL BE SHOWN
TO BE WITHIN CAPACITY DURING SITE PLAN (10-YEAR EVENT). NO BUILDINGS EXIST DOWNSTREAM BETWEEN
THE SITE AND THE FLOODPLAIN FOR CONCERNS OVER 100-YEAR OVERLAND RELIEF. THEREFORE IT IS THE
PROFESSIONAL ENGINEER'S OPINION THAT THE OUTFALL WILL BE FOUND AS ADEQUATE DURING THE SITE
PLAN.

0.21 AC.

0.20 AC.

0.00 AC.

0.10 AC.

0.21 AC.

0.30 AC.

63 SF

717 SF

750 CF

2593 CF

N/A

N/A

3. PROVIDE:  NO ADDITIONAL ON SITE STORMWATER MANAGEMENT FACILITY REQUIRED BECAUSE THE POST-DEVELOPED
RELEASE RATE IS LESS THAN THE PRE-DEVELOPED RELEASE RATE AND THE OUTFALL IS CURRENTLY ADEQUATE.

0.41 AC. 0.10 AC. 0.51 AC. 780 SF 3343 CF N/A

EX. SWM FACILITY
(DRY POND)

WEIGHTED C AREA (AC.) CxA

APPROVED 0.68 0.19 0.13

PROPOSED 0.66 0.20 0.13

1"=30'
SE3

4

PRELIMINARY
STORMWATER
MANAGEMENT

PLAN



THIS PLAN TO BE UTILIZED FOR
INFORMATIONAL
PURPOSES ONLY

SHEET 5 OF X

EXISTING DRAINAGE
AREA TO EXISTING SWM
FACILITY IS 0.37 AC.
0.19 ACRES ON SITE FOR
DETENTION PURPOSES.

EXISTING SWM FACILITY
STORAGE = 2,593 CF



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:

SHEET TITLE:

PROJECT:

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,
NORTH CAROLINA 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)

S142043
NTG
DBL

06/08/15

SPECIAL
EXCEPTION

AMENDMENT

7-ELEVEN

9402 RICHMOND HIGHWAY
LORTON, FAIRFAX CO., VA

TM - 1074-01-002
AND 1074-01-0023

1 09/01/15 NTGREV. PER COUNTY
COMMENTS

2 09/22/15 NTGREV. PER COUNTY
COMMENTS

3 09/28/15 NTGREV. PER COUNTY
COMMENTS

22636 DAVIS DRIVE, SUITE 250
STERLING, VIRGINIA 20164

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

VA@BohlerEng.com

S
U

S
T

A
IN

A
B

L
E

 D
E

S
IG

N
L

A
N

D
S

C
A

P
E

 A
R

C
H

IT
E

C
T

U
R

E
S

IT
E

 C
IV

IL
 A

N
D

 C
O

N
S

U
L

T
IN

G
 E

N
G

IN
E

E
R

IN
G

L
A

N
D

 S
U

R
V

E
Y

IN
G

P
R

O
G

R
A

M
 M

A
N

A
G

E
M

E
N

T
P

E
R

M
IT

T
IN

G
 S

E
R

V
IC

E
S

T
R

A
N

S
P

O
R

T
A

T
IO

N
 S

E
R

V
IC

E
S

BO
ST

O
N

, M
A

U
PS

TA
TE

 N
EW

 Y
O

R
K

N
EW

 Y
O

R
K 

M
ET

R
O

LE
H

IG
H

 V
AL

LE
Y,

 P
A

SO
U

TH
EA

ST
ER

N
, P

A

PH
IL

AD
EL

PH
IA

/S
O

U
TH

ER
N

 N
J

SO
U

TH
ER

N
 M

AR
YL

AN
D

BA
LT

IM
O

R
E,

 M
D

W
AS

H
IN

G
TO

N
, D

C
C

EN
TR

AL
 V

IR
G

IN
IA

C
H

AR
LO

TT
E,

 N
C

R
AL

EI
G

H
, N

C

N
O

R
TH

ER
N

 V
IR

G
IN

IA

W
AR

R
EN

, N
J 

TM

Lic. No.
DAVID LOGAN

43616

09/28/15

*MINIMUM REMOVAL OF 0.09 LB/YR TO BE PROVIDED WITH SITE PLAN*
IF PERVIOUS AREA IS INCREASED WITH FINAL DESIGN, A LESSER REMOVAL AMOUNT MAY BE
PROVIDED IN ACCORDANCE WITH THIS SPREADSHEET.

AS NOTED
SE3

6

PRELIMINARY
STORMWATER
MANAGEMENT

PLAN



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:

SHEET TITLE:

PROJECT:

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,
NORTH CAROLINA 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)

S142043
NTG
DBL

06/08/15

SPECIAL
EXCEPTION

AMENDMENT

7-ELEVEN

9402 RICHMOND HIGHWAY
LORTON, FAIRFAX CO., VA

TM - 1074-01-002
AND 1074-01-0023

1 09/01/15 NTGREV. PER COUNTY
COMMENTS

2 09/22/15 NTGREV. PER COUNTY
COMMENTS

3 09/28/15 NTGREV. PER COUNTY
COMMENTS

22636 DAVIS DRIVE, SUITE 250
STERLING, VIRGINIA 20164

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

VA@BohlerEng.com

S
U

S
T

A
IN

A
B

L
E

 D
E

S
IG

N
L

A
N

D
S

C
A

P
E

 A
R

C
H

IT
E

C
T

U
R

E
S

IT
E

 C
IV

IL
 A

N
D

 C
O

N
S

U
L

T
IN

G
 E

N
G

IN
E

E
R

IN
G

L
A

N
D

 S
U

R
V

E
Y

IN
G

P
R

O
G

R
A

M
 M

A
N

A
G

E
M

E
N

T
P

E
R

M
IT

T
IN

G
 S

E
R

V
IC

E
S

T
R

A
N

S
P

O
R

T
A

T
IO

N
 S

E
R

V
IC

E
S

BO
ST

O
N

, M
A

U
PS

TA
TE

 N
EW

 Y
O

R
K

N
EW

 Y
O

R
K 

M
ET

R
O

LE
H

IG
H

 V
AL

LE
Y,

 P
A

SO
U

TH
EA

ST
ER

N
, P

A

PH
IL

AD
EL

PH
IA

/S
O

U
TH

ER
N

 N
J

SO
U

TH
ER

N
 M

AR
YL

AN
D

BA
LT

IM
O

R
E,

 M
D

W
AS

H
IN

G
TO

N
, D

C
C

EN
TR

AL
 V

IR
G

IN
IA

C
H

AR
LO

TT
E,

 N
C

R
AL

EI
G

H
, N

C

N
O

R
TH

ER
N

 V
IR

G
IN

IA

W
AR

R
EN

, N
J 

TM

Lic. No.
DAVID LOGAN

43616

09/28/15

*MINIMUM REMOVAL OF 0.09 LB/YR TO BE PROVIDED WITH SITE PLAN*
IF PERVIOUS AREA IS INCREASED WITH FINAL DESIGN, A LESSER REMOVAL AMOUNT MAY BE
PROVIDED IN ACCORDANCE WITH THIS SPREADSHEET.

AS NOTED
SE3

7

PRELIMINARY
STORMWATER
MANAGEMENT

PLAN



S3
3°
28
'00
"E

91
.3

0'

S3
9°
35
'00
"W

27
4.1

0'

N50°25'00"W
92.83'

N3
2°
49
'25
"E

18
.8

2'

N3
9°
35
'00
"E

12
7.9

0'

N3
3°
28
'00
"W

10
.4

4'

N3
9°
35
'00
"E

17
5.0

0'

LIMITS OF DISTURBANCE
18,050 SF OR 0.41 AC

T1

T2

T3

T4

T5

EXISTING VEGETATION MAP (EVM)

DEVELOPED LAND N/A N/A N/A

COVER TYPEAREA PRIMARY SPECIES SUCCESSIONAL STAGE ACREAGE CONDITION

TOTAL ACREAGE: 0.71 AC

COVER TYPE SUMMARY TABLE
PARCEL ID: 1074-01-0023 AND 1074-01-0022
AREA : 0.71 ACRES
EVM PREPARED BY NICHOLAS GEORGAS, ISA CERTIFIED ARBORIST MA-5061A ON 04/14/14)

A
0.60 AC SEE  DESCRIPTION

BELOW

COMMENTS

DESCRIPTION:
EXISTING ASPHALT PARKING LOT, BUILDING, SIDEWALK, AND FUEL PUMPSAREA A:

MAINTAINED GRASSLAND N/A N/A N/A
B

0.11 AC SEE  DESCRIPTION
BELOW

PERIMETER LANDSCAPE AREA PLANTED WITH NURSERY STOCK - 1,150 SF OF PLANTED TREE CANOPY EXISTSAREA B:

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 9402 RICHMOND HIGHWAY,LORTON,
FAIRFAX COUNTY,VA

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

OR LOCATED OFF SITE ADJACENT TO THE DEVELOPMENT SITE THAT WILL NEED TO BE PROTECTED.
4. 10-YEAR TREE CANOPY WILL BE MET THROUGH PROPOSED PLANTINGS AND TREE PRESERVATION.
5. NO EXISTING TREES ARE TO BE REMOVED WITH THIS PLAN.
6. TREE PRESERVATION MEASURES WILL BE ADDRESSED WITH THE FINAL SITE PLAN AND WILL BE IN CONFORMANCE

WITH ALL APPLICABLE COUNTY AND STATE REGULATIONS.

TREE PRESERVATION NARRATIVE

TREE PRESERVATION
PLAN LEGEND

EXISTING TREE TO BE REMOVED

EXISTING TREE TO REMAIN

TREE LABEL

CONSTRUCTION
NOT APPROVED FOR
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INGRESS/
EGRESS

LIMITS OF DISTURBANCE
18,050 SF OR 0.41 AC

CANOPY
(2,275 S.F.)

CANOPY HT = 18.0'

TWO CATEGORY
IV TREES

TWO CATEGORY
II TREES

ONE CATEGORY
IV TREE

TWO CATEGORY II TREES (WILL BE APPROPRIATE
AND FROM DOMINION VA POWER LIST OF PLANTS
APPROVED FOR UNDERNEATH POWER LINES

TWO CATEGORY
II TREES

ONE CATEGORY II
TREE

ONE CATEGORY II
TREE

TABLE 12.3

TABLE 12.10

NOTE:
BECAUSE THERE ARE LESS THAN 20 PARKING SPACES
PROVIDED, NO PERIPHERAL PARKING LOT LANDSCAPING
OR INTERIOR PARKING LOT LANDSCAPING IS REQUIRED

DECIDUOUS TREE PLANTING DETAIL

4" BUILT-UP EARTH SAUCER

BEFORE PLANTING ADD 3 TO 4" 
OF WELL-COMPOSTED LEAVES OR 
RECYCLED YARD WASTE TO BED 
AND TILL INTO TOP 6" OF 
PREPARED SOIL.

4-6" DEEPER THAN ROOT BALL

REFERENCE: ARCHITECTURAL GRAPHIC STANDARDS 1998 CUMULATIVE SUPPLEMENT.

3" THICK LAYER OF DARK BROWN DOUBLE
SHREDDED HARDWOOD MULCH

TAMP SOIL SOLIDLY
AROUND BASE  OF

ROOT BALL

DIG WIDE, SHALLOW HOLE
WITH  TAMPED SIDES

ONLY TREES WITH ONE MAIN LEADER
SHALL BE PURCHASED. DO NOT  PRUNE
TREE AT PLANTING UNLESS DIRECTED
TO BY PROJECT LANDSCAPE ARCHITECT

SET ROOT BALL FLUSH TO GRADE
OR SEVERAL INCHES  HIGHER IN
POORLY DRAINING SOILS.

FOLD BURLAP AWAY FROM
TOP OF ROOT  BALL

SET ROOT BALL ON FIRM
PAD IN BOTTOM OF HOLE

REMOVE THE TOP 1/3 OF THE WIRE BASKET IF
PRESENT. ANY AND ALL TWINE SHALL BE
REMOVED FROM THE TREE BEFORE
BACKFILLING. BURLAP SHALL BE FOLDED BACK
INTO PLANTING HOLE

DO NOT STAKE
OR WRAP TRUNK

PREPARED SOIL FOR TREES
1 PART PEAT MOSS

1 PART COW MANURE
3 PARTS TOPSOIL

UNDISTURBED
SUBGRADE

PREPARE WIDTH OF
PLANTING HOLE 6 FT OR

TWICE THE WIDTH OF
THE ROOT BALL;

WHICHEVER IS GREATER

CONSTRUCTION
NOT APPROVED FOR
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DESCRIPTION OF THE APPLICATION 
 
The applicant, SEJ Asset Management and Investment Company, has requested the 
approval of a Special Exception Amendment (SEA) to permit modifications to the 
previously approved service station and quick service food store. No changes are 
proposed to the existing operations or to the existing 2,619 square foot store building.  
The applicant proposes to make the following site modifications: 
 

 Demolish the existing two gasoline fuel pumps and one kerosene pump, and to 
replace them with four fuel pumps; 

 Demolish and replace the existing fuel canopy; 

 Remove the existing three underground fuel storage tanks and replace them with 
two new underground tanks; 

 Install traffic barriers at the southwestern property boundary and within the service 
drive to prevent unlawful vehicular entry to the adjacent property; 

 Restripe the existing parking spaces and increase the number of parking spaces 
from 15 to 17; 

 Extend an interparcel access easement from the adjacent commercial property to 
connect with the undeveloped property to the southwest and the southernmost 
access point on to Richmond Highway; 

 Install a stormfilter to meet the required stormwater management provisions;  

 Extend the existing sidewalk along Armistead Road to the bus pad along Richmond 
Highway, while replacing the bus pad; and, 

 Supplement the site’s existing tree canopy with three Category IV deciduous trees 
and 8 Category II deciduous trees 

 
The applicant has requested the following waivers and modifications: 
 

 A modification of the minimum rear yard requirement for the existing service 
station/quick service food store building as permitted by Sect. 9-625 of the Zoning 
Ordinance;  

 A modification of Sect. 17-201 of the Zoning Ordinance requiring frontage 
improvements as identified in the adopted Comprehensive Plan; 

 A waiver of Sect. 13-302 of the Zoning Ordinance requiring transitional screening 
and barriers along the western property boundary. 

 
Copies of the draft development conditions, the applicant’s statement of justification, 
and the affidavit are included in Appendices 1, 2, and 3, respectively.  A reduced copy 
of the applicant’s SEA Plat is included at the beginning of this staff report. 
 
 
LOCATION AND CHARACTER 
 
The subject property includes two parcels located at the intersection of Richmond 
Highway and Armistead Road. The site has a vehicular access point at Armistead 
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Gunston Animal 

Hospital 

7713 Pohick Dr. 

Figure 1:  The subject property and surrounding vicinity (Source: Fairfax County DPZ GIS and 
Pictometry 2015 aerial photography) 

Parcel 23 

Parcel 22 

Road, and two more access points on to a short service drive that only services the 
subject property. Figure 1 shows the subject property and it’s orientation to the 
surrounding street network. The site contains a 1,098 square foot fuel canopy that 
provides cover for two gasoline pumps and one kerosene pump. The pumps are on a 
single fueling island, which allows for four motorists to fuel simultaneously.   
 

The property is bordered to the northwest by Gunston Animal Hospital, a veterinary 
hospital located at 7685 Armistead Road zoned C-5: Neighborhood Retail Commercial 
District and C-8. The veterinary hospital property has interparcel access with the subject 
property. The subject property is also bordered by a C-8 property to the southwest 
along Richmond Highway with no address and no improvements. While no interparcel 
access is identified on the SEA Plat, site visits and photos provided by the applicant 
show vehicular egress on to the adjacent property that has denuded the site. Finally, the 
subject property is bordered by 7713 Pohick River Drive to the west. The parcel is 
zoned R-1: Residential (One Dwelling Unit per Acre) and C-8. A single family detached 
structure was constructed on this site in 2015.  
 
BACKGROUND 
 
The Board of Supervisors approved SE 83-V-083 on January 9, 1984 for a service 
station and quick-service food store at the subject property.  This Special Exception 
allowed the applicant to demolish the single-product fuel pump on Parcel 23 and to 
construct two multi-product pumps with a 960 square foot overhead canopy on the 
adjacent Parcel 22. The staff report noted at the time that the store had been operating 
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solely on Parcel 23 since 1971. The approved development conditions and approved 
Special Exception Plat for SE 83-V-083 are enclosed in Appendix 4. 
 
 
COMPREHENSIVE PLAN PROVISIONS 
 
Plan Area: Area IV, Lower Potomac Planning District 

LP2: Lorton-south Route 1 Community Planning Sector 
Sub-unit E9 

 
Plan Map: Residential: 8-12 du/ac 
 
Plan Text:  “Sub-unit E9 is generally located south of Lorton Road, west of Richmond 
Highway, north of Gunston Cove Road and east of the CSX Railroad tracks. This sub-
unit contains stable residential uses which are planned for 4-5 dwelling units per acre, 
8-12 dwelling units per acre, and 12-16 dwelling units per acre, as shown on the Plan 
map, and should be preserved and protected. Any new or infill development should 
conform with the planned residential density as shown on the Plan map and be of a 
compatible use, type and intensity to surrounding existing residential developments.” 
 
 
DESCRIPTION OF THE SPECIAL EXCEPTION AMENDMENT PLAT (SEA PLAT) 

 
The applicant proposes no changes to the existing 2,619 square foot building where the 
service station and quick service food store is located. The site currently operates 
24 hours a day with a total of 15 employees.  
 
Underground Tanks: The applicant proposes to extract the existing three underground 
fuel storage tanks and to replace them with two new tanks each with a 20,000 gallon 
capacity. The location of the new tanks is shown on Sheet 3 of the SEA Plat (Figure 2). 
 
Fuel Canopy and Pumps: The applicant would demolish the existing fuel canopy, the 
existing kerosene pump, and the existing two gasoline pumps. These would be replaced 
by four gasoline pumps on two fueling islands and a 2,275 square foot overhead fueling 
canopy. The arrangement of the new pumps would allow eight motorists to fuel 
simultaneously. Kerosene service would be discontinued. The new canopy would be a 
maximum of 18 feet tall, with 15 feet of clearance between the bottom of the canopy 
and the ground surface.  
 
Access and Parking: The SEA Plat shows restricted access to the site’s Armistead 
Road access point. Through signs and striping, the applicant would allow right turns into 
the site but no right turns out on to Armistead Road. The existing interparcel access  
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Figure 2:  The proposed site layout (Source: Bohler Engineering, 9/24/2015) 
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easement would be redelineated to allow access from the veterinary hospital property to 
the southernmost access point on the subject property. The access easement would 
also extend to the adjacent vacant property to the southwest. The applicant would 
eliminate access to the adjacent property by installing traffic barriers along the property 
boundary (Figure 3). Identical barriers with a “Road Closed” sign would be installed at  
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Figure 3:  The applicant’s interparcel access easement would link the veterinary hospital and the 
undeveloped property to the south. While the Armistead Road access would be modified to only 
allow right turns in, the inset photo shows how motorists would travel north on Armistead or 
reach Richmond Highway (Source: Fairfax County air photo, Bohler Engineering, 9/24/2015) 

the end of the service drive to prevent motorists from accessing the unimproved right-of-
way to the southwest. The applicant would increase the number of parking spaces on 
site from 15 to 17, while adding one loading space.  
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Other Features: The applicant would extend the existing Armistead Road sidewalk 
along Richmond Highway to the existing bus stop pad and bench. This sidewalk would 
be 5 feet wide. The SEA Plat shows the location of a new bus pad that would meet the 
Fairfax County Bus Stop Guidelines 
 
Stormwater Management 
 
The applicant would provide a stormfilter to meet the Public Facilities Manual’s (PFM’s) 
requirements for stormwater pollutant removal. The stormwater management narrative 
on Sheet 4 notes that the stormfilter would provide a minimum phosphorus removal 
efficiency of 45%. Since the peak stormwater runoff volume after the SEA Plat’s 
improvements are constructed would not exceed the pre-development runoff volume, 
the PFM would not require new stormwater detention measures.  
 
Landscaping 
 
The PFM requires the applicant to provide an amount of tree canopy coverage 
equivalent to 10% of the subject property’s square footage. According to the applicant’s 
landscape plan, this equates to 3,086 square feet. To meet this requirement, the 
applicant proposes planting three Category IV deciduous trees and eight Category II 
deciduous trees to add 1,750 square feet of canopy coverage. The applicant intends to 
preserve 1,100 square feet of canopy coverage, which exceeds the tree preservation 
target and would be multiplied by a factor of 1.25 as permitted by the PFM.  
 
The applicant’s tree preservation, coupled with the new plantings, would total 3,125 
square feet of canopy coverage or 10.13% of the subject property. The new 
landscaping would include three Category IV deciduous trees and 8 Category II 
deciduous trees.  
 
 
ZONING ORDINANCE PROVISIONS (Appendix 5) 
 
General Special Exception Standards (Sect. 9-006) 
 
Standard 1 requires the proposed use to be in harmony with the adopted 
Comprehensive Plan.  
 
The Comprehensive Plan text calls for this sub-unit to be developed residentially; 
however, staff research shows that the SE 83-V-083 report from 1983 listed the same 
future land use recommendation for the property. Although the site is near new 
residential development to the west, the previously approved land uses on site have 
been permitted since 1971 and would not be modified in such a way as to create 
adverse impacts on the newly built residences. In staff’s opinion, the proposed 
application is in harmony with the adopted Comprehensive Plan. 
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Standard 2 requires that the use be in harmony with the general purpose and intent of 
the applicable zoning district regulations.   
 
The purpose and intent of the C-8 Highway Commercial District are to provide locations 
on heavily traveled roads for commercial and service uses that are oriented to 
automobiles, require large land areas and good auto access, and do not depend on 
adjoining uses for reasons of comparison shopping or pedestrian trade. The district 
regulations aim to minimize interference with through traffic while ensuring a high 
standard in site layout, design, and landscaping. Table 1 compares the improvements 
shown on the SEA Plat to the bulk standards for the C-8 District. 
 

 
The service station and quick service food store uses fit the purpose and intent of the 
C-8 District, and were deemed harmonious by the Board of Supervisors in their previous 
approval. In staff’s opinion, the proposed application is in harmony with the general 
purpose and intent of the applicable C-8 District regulations. 
 

                                                 
1  Section 2-405 of the Zoning Ordinance permits lots that were recorded prior to the effective date of the Zoning Ordinance that 

met the requirements of the Zoning Ordinance in effect at the time of recordation to be used for any use permitted in the zoning 
district in which located even though the lot does not meet the minimum district size requirements of the district. The use on the 
subject property was established in 1971 and the property boundaries for the two parcels that make up the subject property 
have not been altered since prior to the 1978 effective date of the Zoning Ordinance.  

 

2  Section 2-412, Paragraph 1(A) stipulates that fueling canopies with supports located on the pump islands may extend into 
minimum required yards but shall not extend into any required transitional screening areas nor overhang travel lanes, service 
drives, or sidewalks. The applicant’s SEA Plat would meet this requirement.   

TABLE 1 – BULK STANDARDS FOR C-8 ZONING 

Standard Required Provided 

Lot Size 40,000 square feet minimum 30,880 square feet1 

Lot Width 200 foot minimum 
Richmond Hwy.: ≈280 feet 

Armistead Rd.: ≈91 feet 

Building Height 40 feet maximum 16.9 feet 

Front Yard2 
Controlled by a 45° angle of bulk 
plane, but not less than 40 feet 

Richmond Hwy.: ≈55 feet 
Armistead Rd.: ≈220 feet 

Rear Yard 20 foot minimum 
≈3 feet (West) 

≈10 feet (Southwest) 

Side Yard None required None 

Floor Area Ratio 0.50 maximum 0.08 
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Standard 3 requires that the proposed use be harmonious with and not adversely affect 
the use or development of neighboring properties in accordance with the applicable 
zoning district regulations and the Comprehensive Plan. The features of the proposal, 
such as the size and height of buildings and structures along with the nature and extent 
of screening, buffering, and landscaping, may not hinder or discourage the development 
and use of nearby property or impair its value.   
 
Although the proposed changes to the Armistead Road egress point would increase the 
use of the interparcel access with the veterinarian clinic, the changes would result in an 
overall safer traffic pattern. Fuel delivery trucks, which would create greater impacts 
given their increased tonnage, would continue to use the Armistead Road access point 
for ingress into the property.  
 
Staff’s site visits to the subject property, coupled with air photo analysis, provide 
evidence of motor vehicle activity that had denuded the adjacent, undeveloped property 
to the southwest. In response to staff recommendations, the applicant has provided 
traffic barriers to eliminate access until such time as the adjacent property develops. 
Staff is comfortable with this approach and considers the matter resolved.  
 
In staff’s opinion, the proposed use would be harmonious with and not adversely affect 
the neighboring properties.  
 
Standard 4 requires the pedestrian and vehicular traffic associated with the proposed 
use not be hazardous or conflict with the existing and anticipated traffic in the 
neighborhood.   
 
The applicant has responded to recommendations made by the Fairfax County 
Department of Transportation (FCDOT) and the Virginia Department of Transportation 
(VDOT) for restricting vehicular access for egress at the Armistead Road access point 
given its close proximity to the intersection (Appendix 6). For motorists leaving the 
subject property for travel on Armistead Road, the interparcel access with the adjoining 
veterinary hospital provides full access. For delivery fuel trucks entering the site, the 
Armistead Road access is wide enough to accommodate the movement and the site’s 
circulation allows fuel trucks to leave via the Richmond Highway access point. The 
extension of a wider sidewalk to the existing bus pad would give pedestrians with 
mobility difficulties greater ease with accessing the bus stop.  
 
Staff recommends that the interparcel access easement be recorded if and when the 
adjacent, undeveloped property to the southwest is developed. Staff has incorporated 
this recommendation into the development conditions.  
 
In staff’s opinion the proposed use would not be hazardous or conflict with 
neighborhood traffic.  
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Standard 5 gives the Board of Supervisors the authority to require landscaping and 
screening in accordance with Article 13 of the Zoning Ordinance.   
 
The Department of Public Works and Environmental Service’s (DPWES’s) Urban Forest 
Management Division (UFMD) expressed concerns with proposed trees to be planted 
near an existing sign and light pole on site. The sloping condition of the property at that 
location will not allow for the planting of large nursery stock trees. UFMD recommends 
that the existing 11-inch caliper maple tree, identified by the applicant to be in poor 
condition, could be removed and the area replanted. Staff has incorporated a 
development condition into Appendix 1 to address this matter.  
 
Article 13 of the Zoning Ordinance requires the applicant to provide Transitional 
Screening Type 3 and Barrier E, F or H along the western property boundary with the 
property containing the newly constructed single family detached dwelling. The 
applicant has not proposed landscaping or barriers in the small area between the 
existing store building and this adjacent property. The appropriateness of these waivers 
is examined in the Modifications and Waivers section of this staff report.   
 
Standard 6 requires that the applicant provide an amount of open space equal to that 
required for the particular zoning district.  
 
The C-8 District requires that the applicant provide a minimum of 15% landscaped open 
space, or 4,628 square feet. The applicant’s SEA Plat indicates that 4,832 square feet 
of landscaped open space, or 15.1%, which would exceed the minimum Zoning 
Ordinance requirement.  
 
Standard 7 requires that adequate utilities, drainage, parking, loading and other 
necessary facilities to serve the proposed use be provided.   
 
Article 11 of the Zoning Ordinance would require 17 off-street parking spaces for the 
service station and quick service food store3. The applicant’s SEA Plat shows 17 
parking spaces, which would meet the minimum Zoning Ordinance requirement. The 
SEA Plat also shows 1 loading space, which meets the Zoning Ordinance requirement.  
 
DPWES’s Site Development and Inspection Division (SDID) listed a number of items for 
inclusion into the applicant’s site plan submission should the Board of Supervisors 
adopt the Special Exception Amendment request (Appendix 8). Although the applicant 
has indicated that the PFM would not require stormwater detention, the SEA Plat does 
not include calculations demonstrating that the post-development peak runoff is less 
than or equal to the pre-development peak runoff. The applicant would need to 
demonstrate compliance with the PFM’s stormwater detention requirements during site 
plan review.  

                                                 
3  Article 11, Sect. 11-104, Par. 22 requires two parking spaces per service bay, plus six and one half (6.5) spaces per 1,000 

square feet of gross floor area devoted to the retail use. The applicant would be required to provide 17 parking spaces. 
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SDID indicated that the Virginia Runoff Reduction Method worksheet provided on 
Sheet 7 of the SEA Plat demonstrates that the site would achieve the PFM’s stormwater 
pollutant removal requirements. SDID would need to review the details of the proposed 
stormfilter during site plan review, and encouraged the applicant to provide Best 
Management Practices (BMPs) that exceed the PFM’s minimum requirements.  
 
The Department of Planning and Zoning’s Environment and Development Review 
Branch (EDRB) discusses its outreach with the Virginia Department of Environmental 
Quality (DEQ) on the regulatory requirements for underground fuel storage tanks in 
Appendix 9. DEQ requires underground tank replacements to be superseded by a tank 
closure assessment, which ascertains whether soil contamination has occurred. If 
contamination is identified, additional regulations requiring a full site assessment and 
groundwater monitoring may be required.  
 
Standard 8 requires all signs to be regulated by the provisions of Article 12.  
 
The applicant’s proposed canopy would have the 7-Eleven corporate logo on each of its 
four sides. Each logo would be 4 square feet. In order to install the logo on the canopy, 
the applicant would need approved sign permits from the department’s Zoning 
Inspections Branch. All canopy signs must conform with the provisions of Article 12 in 
the Zoning Ordinance.  
 
Additional Standards for Automobile-Oriented Uses (Sect. 9-505) 
 
Standard 1(A) requires automobile-oriented uses, such as service stations and quick 
service food stores have the same architectural features on all sides or be 
architecturally compatible with the surrounding built environment.  
 
The existing store building is of a similar form as the surrounding nonresidential 
properties, and is not proposed to change with this application.   
 
Standard 1(B) requires the use to be designed so that pedestrian and vehicular 
circulation is coordinated with that on adjacent properties.  
 
As previously discussed, the applicant has made site modifications to create safer 
turning movements for vehicles on Armistead Road, while enhancing the site’s 
pedestrian linkage to the existing bus stop. 
 
Standard 1(C) requires that the site be designed to minimize the potential for turning 
movement 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.  
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The applicant’s site design accomplishes this objective with the elimination of egress 
from the Armistead Road access point, the installation of the proposed traffic barriers, 
and the extension of interparcel access throughout the site to the adjacent undeveloped 
property and Richmond Highway.  
 
Standard 1(D) requires a determination that the subject property 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.  
 
The applicant incorporated a swept path analysis into the SEA Plat that demonstrated 
the site’s ability to accommodate a large refueling truck.  
 
Section 14-903 of the Zoning Ordinance limits the maintained lighting level under a 
fueling canopy for a service station to no more than 30 footcandles as measured 
horizontally at grade. The applicant’s photometric plan on Sheet 12 of the SEA Plat 
depicts lighting levels below 30 footcandles. Based on this information shown on the 
SEA Plat, the applicant would meet the performance standards specified in Article 14 of 
the Zoning Ordinance. 
 
Standard 1(E) applies only to drive-through pharmacies, and is not applicable to the 
proposed uses. 
 
Standard 2 solely focuses on automobile-oriented uses in C-3 and C-4 Districts, while 
Standard 3 focuses on such uses in C-5 and C-6 Districts. Since the subject property is 
zoned C-8, these standards are not applicable.  
 
Standard 4 restricts outdoor storage or display of goods offered for sale to no more 
than 50 square feet of accessory outdoor storage space.  
 
At this time, the applicant has not identified an accessory outdoor storage space greater 
than 50 square feet on the subject property. Standard 4 also prohibits major auto 
repairs and limit the temporary storage of wrecked, inoperative or abandoned vehicles 
for service stations.  The applicant is not proposing to provide auto repair services at the 
site. 
 
In staff’s opinion, the applicant’s request satisfies all of the applicable Zoning Ordinance 
provisions.   
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MODIFICATIONS AND WAIVERS 
 
Standards for the Modification of Minimum Yard Requirements (Sect. 9-625) 
 
As demonstrated in Table 1, the existing store building does not meet the minimum rear 
yard requirement of 20 feet. According to staff research, the building was constructed in 
1971 in compliance with the minimum yard requirements effective at that time in the 
Zoning Ordinance. The subject property’s yards have not been reduced since 1978, 
which is the effective date of the current Zoning Ordinance. Staff supports the proposed 
modification to permit the building to remain three feet from the western property line 
and 10 feet from the southwestern property line.   
 
Frontage Improvements 
 
Section 17-201 of the Zoning Ordinance requires applicants to provide a variety of 
improvements including pedestrian walkways, trails, and widening of roads that are 
called for in the Comprehensive Plan to obtain site plan approval for new construction.  
Service drives, which provide interparcel access between properties separate from the 
main roadway, are required by this section when development occurs adjacent to a 
primary highway. These improvements may be waived or modified based on information 
provided by the applicant and upon a determination that such improvements are 
unnecessary or will not adversely affect other required improvements and compliance 
with all other applicable requirements.   
 
The applicant has requested a waiver from the Section 17-201 requirements. The 
applicant contends that sufficient right-of-way width is already provided to implement the 
widening recommended in the Comprehensive Plan. FCDOT staff has analyzed the 
right-of-way width and determined that the width is adequate to achieve the long term 
recommendations of the Comprehensive Plan. Given that additional travel lanes and 
associated pedestrian features are best implemented as part of a larger road widening 
project, staff supports the applicant’s request.  
 
Transitional screening and barrier requirements 
 
Section 13-302 of the Zoning Ordinance requires an applicant to provide transitional 
screening and barriers between dissimilar land uses as indicated in the Transitional 
Screening and Barrier Matrix in Article 13. For service stations and quick service food 
stores, Article 13 requires screening and barriers as indicated in Table 2.  
 
Sheet 9 shows the applicant’s landscape plan, which would add supplemental trees 
within existing pervious surfaces. Paragraph 2 of Sect. 13-305, which gives the Board of 
Supervisors the ability to waive or modify the transitional and barrier requirements 
where a strict application of the requirements would reduce the usable area of a lot due 
to lot configuration or size to a point which would preclude a reasonable use of the lot. 
The existing service station was constructed and has occupied its current location since 
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1971 approximately 3 feet from the boundary line with the R-1 zoned property. In 
addition, the property is approximately 95 feet deep when measured from the front lot 
line to the rear lot line. A strict application of Article 13’s provisions would require the 
demolition of the existing structure and replanting of a 50-foot wide buffer that would 
cover over half the depth of the subject property. Due to these factors, staff supports the 
applicant’s waiver request. 
 

 
CONCLUSIONS AND RECOMMENDATIONS 
 
The site modifications proposed by the applicant would not materially alter the nature of 
the previously approved uses for the subject property. The improvements made to the 
site design would increase safety for motorists and pedestrians, while further buffering 

                                                 
4  Transitional Screening 3 shall consist of an unbroken strip of open space a minimum of fifty (50) feet wide planted with all of 

the following:  
(1) A mixture of large and medium evergreen trees and large deciduous trees that achieves a minimum ten (10) year tree 

canopy of seventy-five (75) percent or greater;  
(2) A mixture of trees consisting of at least seventy (70) percent evergreen trees, and consisting of no more than thirty-five (35) 

percent of any single species of evergreen or deciduous tree; and,  
(3) A mixture of predominately medium evergreen shrubs at a rate of three (3) shrubs for every ten (10) linear feet for the 

length of the transition yard area. The shrubs shall generally be located away from the barrier and staggered along the 
outer boundary of the transition yard. 

 

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

 
 Barrier F shall consist of a 6 foot high solid wood or otherwise architecturally solid fence.  
 
 Barrier G shall consist of a 6 foot chain link fence and may be required by the Director to have inserts in the fence fabric or to 

be coated. 
 

Table 2 - Transitional Screening and Barrier Requirement 

Location Adj. Land Use Required Proposed 

North Shopping center None 6 Category II trees; 
preservation of existing 

26-inch Pin Oak at property 
corner within stormwater 

detention pond; 2 Category 
IV trees and 1 Category II 
tree adjacent to vet. clinic 

Northwest Veterinary hospital None 

East 
Noman M. Cole Jr. 
Pollution Control 

Plant  
None 

Southwest Vacant (C-8 zoned) None 

1 Category II tree and 
1 Category IV tree between 

the parking lot and the 
adjacent property line 

West 
Single family 

detached dwelling 
Trans. Screening Type 34 

Barrier E, F or G5 
Existing conditions to 

remain 
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the proposed use from the nearby residences. Staff considers the proposal to be in 
conformance with the Comprehensive Plan and all applicable provisions of the Zoning 
Ordinance. 
 
Recommendations 
 
Staff recommends approval of SEA 83-V-083, subject to the proposed conditions 
contained in Appendix 1. 
 
Staff recommends approval of a modification of the minimum rear yard requirement for 
the existing service station/quick service food store building in accordance with 
Sect. 9-625 of the Zoning Ordinance to permit the building to remain as shown on the 
SEA Plat.  
 
Staff recommends approval of a modification of the frontage improvements requirement 
in favor of that shown on the SEA Plat.  
 
Staff recommends approval of a waiver of the transitional screening and barrier 
requirements along the western property boundary in favor of that shown on the SEA 
Plat.  
 
It should be noted that it is not the intent of staff to recommend that the Board, in 
adopting any conditions proffered by the owner, relieve the applicant/owner from 
compliance with the provisions of any applicable ordinances, regulations, or adopted 
standards.  
 
It should be further noted that the content of this report reflects the analysis and 
recommendation of staff; it does not reflect the position of the Board of Supervisors. 
 
The approval of this 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. 
 
APPENDICES 
 

1. Draft Conditions 
2. Applicant’s Statement of Justification 
3. Affidavit 
4. Approval Information for SE 83-V-083 
5. Zoning Ordinance Provisions 
6. Fairfax County Department of Transportation Analysis 
7. Urban Forest Management Division Analysis 
8. Site Development and Inspection Division Analysis 
9. Environment and Development Review Branch Analysis 
10. Glossary of Terms 



 

 

 
PROPOSED DEVELOPMENT CONDITIONS 

 
SEA 83-V-083 

 
October 1, 2015 

 
 
If it is the intent of the Board of Supervisors to approve SEA 83-V-083, located at 
9402 Richmond Highway, Tax Map 107-4 ((1)) 22 and 23, for use as a service station 
and a quick-service food store pursuant to Sect. 4-804 of the Fairfax County Zoning 
Ordinance, staff recommends that the Board condition the approval by requiring 
conformance with the following development conditions, which supersede all previous 
conditions. Those conditions carried forward from the previous approval, including those 
with minor revisions, are marked with an asterisk (*). 
 
1. This Special Exception Amendment (SEA) is granted for and runs with the land 

indicated in this application and is not transferable to other land.  * 

2. This SEA 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 Amendment is subject to the provisions 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 SEA Plat entitled 
“Special Exception Plat Amendment | SEA 83-V-083 for 7-Eleven” prepared by 
Bohler Engineering, which is dated June 8, 2015 and revised through 
September 28, 2015  and these conditions.  Minor modifications to the approved 
Special Exception Amendment may be permitted pursuant to Par. 4 of Sect. 9-004 
of the Zoning Ordinance.  * 

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

5. The applicant shall install a bus shelter pad on the Richmond Highway frontage as 
generally shown on the SEA Plat, subject to the review and approval of the Virginia 
Department of Transportation (VDOT). The design of the bus shelter pad shall 
meet the Fairfax County Bus Stop Guidelines.  

6. The applicant shall install signs and striping in and proximate to the subject 
property’s Armistead Road access point to prohibit egress from the subject 
property at that location. The applicant’s signs, sign locations, and striping plan 
shall be reviewed and approved by VDOT and DPWES prior to final site plan 
approval.  

7. Within 60 days of the approval of this Special Exception, the applicant shall install 
traffic barriers which prohibit vehicular access at the two locations shown on the 
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SEA Plat bordering Tax Map 107-4 ((1)) 24 and the service drive, subject to the 
review and approval of VDOT for the barrier located within right-of-way. 

8. Prior to site plan approval the applicant shall amend the interparcel access with 
Tax Map 107-4 ((4)) 32A to permit unrestricted access to the southwestern service 
drive access to Richmond Highway.  

9. Within 90 days of a Residential Use Permit (RUP) or Non-Residential Use Permit 
(Non-RUP) being issued for a use on the adjacent Tax Map 107-4 ((1)) 24, the 
applicant shall grant an interparcel access easement as depicted on the SEA Plat 
to the owners of Tax Map 107-4 ((1)) 24, subject to the applicant and each 
adjacent parcel owner entering into a mutually agreed upon maintenance 
agreement. Concurrent with granting this interparcel access easement, the 
applicant shall remove the traffic barriers prohibiting access to the adjacent 
property and service drive.  

10. Notwithstanding the proposed landscaping shown on the SEA Plat, the location 
and species of the proposed plantings shall be subject to the review and approval 
of the Urban Forest Management Division (UFMD). The applicant’s landscape plan 
shall include, but shall not be limited to, adjustments to the locations of the 
Category II trees to be planted near the corner of Richmond Highway and 
Armistead Road. The applicant shall determine, subject to the review and approval 
of UFMD, the appropriateness of retaining the existing 11-inch caliper maple tree 
on site and the potential for removing this tree and replanting of the vicinity with 
additional trees.  

11. In accordance with Section 14-903 of the Zoning Ordinance, the fuel canopy 
lighting shall not exceed a maintained lighting level of 30 footcandles under the 
canopy as measured horizontally at grade. All underside canopy lighting shall 
consist of full cut-off lighting fixtures.  

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 demolition permit for the 
underground fuel storage tanks. 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. 
 



HFA 
\ H l  l l l  I  i  i  1  
F N C. I N K F. II S 
iisiaaEiaB 

January 10, 2014 

Fairfax County 
Department of Planning and Zoning 
12055 Government Center Parkway 
Suite 801 
Fairfax, VA 22035 
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I A T E T D 

1 5 2014 

RE: 7-Eleven-# 10794 
9402 Richmond Hwy 
Lorton, VA 22079 
107-4-001-22 & 23 
SE83-V-083 

Please accept this letter as a statement of justification for the special exception for the 
fueling canopy and underground storage tank replacement at the existing 7-Eleven 
#10794 located at 9402 Richmond Hwy in Lorton, VA. 

This is a 24 hour motor fueling sales facility that currently employees 15 people and 
serves approximately 1400 customers a day in the Lorton, VA area along with those 
traveling on US Route 1 and VA 642. There are two to three employees per shift. The 
highest time for customers is 6am to 10am with approximately 145 customers per hour. 
Approximately 90% of customers arrive in automobiles while the remainder are foot 
traffic. 

There are no hazardous materials stored or sold inside store. The hazardous substances 
sold on site include propane and gasoline. Kerosene is presently sold at this site but will 
be discontinued with the removal of Kerosene tank. Propane is sold in pre-packaged 
bottles. 

The uses for this site include: Quick Service Foods, Fuel Sales, Retail sales selling 
convenience merchandise, and ATM-unmanned. 

The proposed scope of work is to remove the existing 1098 sq ft fueling canopy that 
currently covers 3 dispensers and install a new fueling canopy over 4 new fueling 
dispensers. The proposed canopy will be the same height (14'6" bottom/ 17'6" top) and 
construction of the same materials; however the new canopy will be larger (2275 square 
feet) in size. 

The proposed scope of work of the underground storage tanks is to remove the 3 existing 
tanks and install 2 new 20,000 gallon underground storage tanks holding gasoline, 
premium gasoline and diesel, along with new piping and dispensers in roughly the same 
location. 

809 Southwest A Street, Suite 201 Bentonville, Arkansas 72712 Phone 479.273.7780 Fax 479.273.9436 
www.hfa-ae.com 



• Page 2 

The exception being granted will not alter the character of the locality. It will serve as an 
upgrade to the site and community with an improved appearance and upgraded facilities 
for customers. The proposed improvements fall in the requirements of the Zoning 
Ordinance. 

Thank you for your consideration 

Phillip Fetters 
Program Coordinator 
Flarrison French & Associates 
479-273-7780 x288 

809 Southwest A Street, Suite 201 Bentonville, Arkansas 72712 Phone 479.273.7780 Fax 479.273.9436 



SPECIAL EXCEPTION AFFIDAVIT 

DATE: September 4, 2015 

Is Karen L. Cohen, Attorney/Agent 
(enter date affidavit is notarized) 

, do hereby state that I am an 
(enter name of applicant or authorized agent) 

(check one) 

in Application No.(s): SEA 83-V-083 

[ ] applicant 
|/| applicant's authorized agent listed in Par. 1(a) below 

(enter County-assigned application number(s), e.g. SE 88-V-001) 

and that, to the best of my knowledge and belief, the following information is true: 

1(a). The following constitutes a listing of the names and addresses of all APPLICANTS, TITLE 
OWNERS, CONTRACT PURCHASERS, and LESSEES of the land described in the 
application,* and, if any of the foregoing is a TRUSTEE,** each BENEFICIARY of such trust, 
and all ATTORNEYS and REAL ESTATE BROKERS, and all AGENTS who have acted on 
behalf of any of the foregoing with respect to the application: 

(NOTE: All relationships to the application listed above in BOLD print are to be disclosed. 
Multiple relationships may be listed together, e.g., Attorney/Agent, Contract Purchaser/Lessee, 
Applicant/Title Owner, etc. For a multiparcel application, list the Tax Map Number(s) of the 
parcel(s) for each owner(s) in the Relationship column.) 

NAME 
(enter first name, middle initial, and 
last name) 
\ SEJ Asset Management and Investment 

Company 

, 7-Eleven, Inc. 
Paul Encinas 

Hemal Shah 

s Vanderpool, Frostick & Nishanian, P.C. 
Michael R. Vanderpool, Esq. 
Paul J. Gauthier, Esq. 
Karen L. Cohen, Esq. 

\ Bolder Engineering VA, LLC 
Brian Clifford 
David Logan 

ADDRESS 
(enter number, street, city, state, and zip code) 

1722 Routh Street, Suite 1000 
Dallas, TX 75201 

1722 Routh Street, Suite 1000 
Dallas, TX 75201 

9902 Richmond Highway 
Lorton, VA 22079 

9200 Church Street 
Suite 400 
Manassas, VA 20110 

22636 Davis Drive, Suite 250 
Sterling, VA 20164 

RELATIONSHIP(S) 
(enter applicable relationships 
listed in BOLD above) 

Applicant/Title Owner/Lessor 
Tax Map #107-4-((01))-0022; 
107-4-((01))-0023 
Lessee 
Lessee's Remodel Project Manager 

Sublessee/Franchisee 

Attorney/Agent 
Attorney/Agent 
Attorney/Agent 

Engineer/Agent 
Engineer/Agent 
Engineer/Agent 

(check if applicable) [•] There are more relationships to be listed and Par. 1(a) is continued 
on a "Special Exception Attachment to Par. 1(a)" form. 

* In the case of a condominium, the title owner, contract purchaser, or lessee of 10% or more of the units 
in the condominium. 

** List as follows: Name of trustee. Trustee for (name of trust, if applicable), for the benefit of: (state 
. name of each beneficiary). 

JFORM SEA-1 Updated (7/1/06) 



Special Exception Attachment to Par. 1(a) 

DATE: September 4, 2015 
(enter date affidavit is notarized) 

for Application No. (s): SEA 83-V-083 

Page 1 of [_ 

(enter County-assigned application number (s)) 

(NOTE: All relationships to the application are to be disclosed. Multiple relationships may be listed together, 
e.g., Attorney/Agent, Contract Purchaser/Lessee, Applicant/Title Owner, etc. For a multiparcel 
application, list the Tax Map Number(s) of the parcel (s) for each owner(s) in the Relationship 
column.) 

NAME 
(enter first name, middle initial, and 
last name) 
EMG Holding, LLC * 

Brett Davenport 

* As of 10/1, Quality Project 
Management, LLC is merged into EMG 
Holding, LLC and ceases its existence. 

ADDRESS 
(enter number, street, city, state, and zip code) 

10461 Mill Run Circle, Suite 1100 
Owings Mill, MD 21117 

RELATION SHIP(S) 
(enter applicable relationships 
listed in BOLD above) 

Project Management Consultant/Agent 
Project Manager/Agent 

(check if applicable) 

FORM SEA-1 Updated (7/1/06) 

There are more relationships to be listed and Par. 1(a) is continued further 
on a "Special Exception Attachment to Par. 1(a)" form. 



SPECIAL EXCEPTION AFFIDAVIT 
Page Two 

DATE: September 4, 2015 
(enter date affidavit is notarized) 

for Application No. (s): SEA 83-V-083 
(enter County-assigned application number(s)) 

1(b). The following constitutes a listing*** of the SHAREHOLDERS of all corporations disclosed in this 
affidavit who own 10% or more of any class of stock issued by said corporation, and where such 
corporation has 10 or less shareholders, a listing of all of the shareholders: 

(NOTE; Include SOLE PROPRIETORSHIPS, LIMITED LIABILITY COMPANIES, and REAL ESTATE 
INVESTMENT TRUSTS herein.) 

CORPORATION INFORMATION 

NAME & ADDRESS OF CORPORATION: (enter complete name and number, street, city, state, and zip 
code) - Vanderpool, Frostick & Nishanian, PC 

9200 Church Street, Suite 400 
Manassas, VA 20110 

DESCRIPTION OF CORPORATION: (check one statement) 
[/] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of 

any class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF SHAREHOLDERS: (enter first name, middle initial and last name) 
Michael R. Vanderpool Robert F. Beard 
Randolph D. Frostick 
V. Rick Nishanian 
Krishna K. Spitler 
Martin R. Crim 
David L. Honadle 
David B. Wilks 

(check if applicable) [•] There is more corporation information and Par. 1(b) is continued on a "Special 
Exception Affidavit Attachment 1(b)" form. 

*** All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down 
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than 10 shareholders 
has no shareholder owning 10% or more of any class of stock. In the case of an APPLICANT, TITLE OWNER, 
CONTRACT PURCHASER, or LESSEE* of the land that is a partnership, corporation, or trust, such successive breakdown 
must include a listing and further breakdown of all of its partners, of its shareholders as required above, and of 
beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or 
trust owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land. 
Limited liability companies and real estate investment trusts and their equivalents are treated as corporations, with members 
being deemed the equivalent of shareholders; managing members shall also be listed. Use footnote numbers to designate 
partnerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on 
the attachment page. 

\ZS 4°l^ 

FORM SEA-1 Updated (7/1/06) 



Page 4_of_± 
Special Exception Attachment to Par. 1(b) 

DATE: September 4, 2015 ! 44 £ 
(enter date affidavit is notarized) 

for Application No. (s): SEA 83-V-083 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
7-Eleven, Inc. 
1722 Routh Street, Suite 1000 
Dallas, TX 75201 

DESCRIPTION OF CORPORATION: (check one statement) 
[/] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more, than 10 shareholders, but no shareholder owns 10% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
SEJ Asset Management and Investment 
Company 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
SEJ Asset Management and Investment Company 
1722 Routh Street, Suite 1000 
Dallas, TX 75201 

DESCRIPTION OF CORPORATION: (check one statement) 

[/] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
Seven Eleven Japan Co., Ltd. 

(check if applicable) [/] There is more corporation information and Par. 1(b) is continued further on a 
"Special Exception Attachment to Par. 1(b)" form. 

FORM SEA-1 Updated (7/1/06) 



Page 
Special Exception Attachment to Par. 1(b) 

DATE: September 4,2015 tfUdTV 
(enter date affidavit is notarized) i " 

for Application No. (s): SEA 83-V-083 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Seven Eleven Japan Co., Ltd. 
8-8, Nibancho, Chiyoda-Ku 
Tokyo 102-9452, Japan 

DESCRIPTION OF CORPORATION: (check one statement) 
[/] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
Seven & i Holdings Co., Ltd. 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Seven & i Holdings Co., Ltd. 
8-8, Nibancho, Chiyoda-Ku 
Tokyo 102-8452, Japan 

DESCRIPTION OF CORPORATION: (check one statement) 

[ ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[/] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 

(check if applicable) [/] There is more corporation information and Par. 1(b) is continued further on a 
"Special Exception Attachment to Par. 1(b)" form. 

FORM SEA-1 Updated (7/1/06) 



Page 3 of 
Special Exception Attachment to Par. 1(b) 

DATE: September 4, 2015 t£3 
(enter date affidavit is notarized) 

for Application No. (s): SEA 83-V-083 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Bohler Engineering VA, LLC 
22636 Davis Drive, Suite 250 
Sterling, VA 20164 

DESCRIPTION OF CORPORATION: (check one statement) 
[/] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
Bohler Engineering, P.C. 
Adam J. Volanth 
Daniel M. Duke 
Mark Joyce 
David B. Logan 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Bohler Engineering, P.C. 
35 Technology Drive 
Warren, NJ 07059 

DESCRIPTION OF CORPORATION: (check one statement) 

[•/] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
\ Bohler Management, Inc. 

(check if applicable) [/] There is more corporation information and Par. 1(b) is continued further on a 
"Special Exception Attachment to Par. 1(b)" form. 

FORM SEA-1 Updated (7/1/06) 
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Special Exception Attachment to Par. 1(b) 

DATE: September 4, 2015 [7% 
(enter date affidavit is notarized) 

for Application No. (s): SEA 83-V-083 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
„ Bohler Management, Inc. 

35 Technology Drive 
Warren, NJ 07059 

DESCRIPTION OF CORPORATION: (check one statement) 
[•] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
Adam Volanth Daniel Duke 
Robert Irons Mark Joyce 
William Goebel Adam Benosky 
Brian Zappala Matthew Smith 
Joseph Deal 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
EMG Holding, LLC 
10461 Mill Run Circle, Suite 1100 
Owings Mill, MD 21117 

DESCRIPTION OF CORPORATION: (check one statement) 

[ ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[/] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
Joanne Limoges 

(check if applicable) [ ] There is more corporation information and Par. 1(b) is continued further on a 
"Special Exception Attachment to Par. 1(b)" form. 

FORM SEA-1 Updated (7/1/06) 
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SPECIAL EXCEPTION AFFIDAVIT 

DATE: September 4, 2015 [£<g 
(enter date affidavit is notarized) 

for Application No. (s): SEA 83-V-083 
(enter County-assigned application number(s)) 

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

PARTNERSHIP INFORMATION 

PARTNERSHIP NAME & ADDRESS: (enter complete name, and number, street, city, state, and zip code) 

(check if applicable) [ ] The above-listed partnership has no limited partners. 

NAMES AND TITLE OF THE PARTNERS (enter first name, middle initial, last name, and title, e.g. 
General Partner, Limited Partner, or General and Limited Partner) 

(check if applicable) [ ] There is more partnership information and Par. 1(c) is continued on a "Special 
Exception Affidavit Attachment to Par. 1(c)" form. 

*** All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down 
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than 10 shareholders 
has no shareholder owning 10% or more of any class of stock. In the case of an APPLICANT, TITLE OWNER, 
CONTRACT PURCHASER, or LESSEE* of the land that is a partnership, corporation, or trust, such successive breakdown 
must include a listing and further breakdown of all of its partners, of its shareholders as required above, and of 
beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or 
trust owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land. 
Limited liability companies and real estate investment trusts and their equivalents are treated as corporations, with members 
being deemed the equivalent of shareholders; managing members shall also be listed Use footnote numbers to designate 
partnerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on 
the attachment page. 

FORM SEA-1 Updated (7/1/06) 



Page Four 
SPECIAL EXCEPTION AFFIDAVIT 

DATE: September 4, 2015 
(enter date affidavit is notarized) 

for Application No. (s): SEA 83-V 083 
(enter County-assigned application number(s)) 

1(d). One of the following boxes must be checked: 

[ ] In addition to the names listed in Paragraphs 1(a), 1(b), and 1(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) 10% or more of the APPLICANT, TITLE OWNER, CONTRACT 
PURCHASER, or LESSEE* of the land: 

[./] Other than the names listed in Paragraphs 1(a), 1(b), and 1(c) above, no individual owns in the 
aggregate (directly and as a shareholder, partner, and beneficiary of a trust) 10% or more of the 
APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land. 

2. That no member of the Fairfax County Board of Supervisors, Planning Commission, or any member of 
his or her immediate household owns or has any financial interest in the subject land either 
individually, by ownership of stock in a corporation owning such land, or through an interest in a 
partnership owning such land. 

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

(check if applicable) [ ] There are more interests to be listed and Par. 2 is continued on a 
"Special Exception Attachment to Par. 2" form. 

FORM SEA-1 Updated (7/1/06) 



Application No.(s): SEA 83-V-083 
(county-assigned application number(s), to be entered by County Staff) 

SPECIAL EXCEPTION AFFIDAVIT 

DATE: September 4, 2015 
(enter date affidavit is notarized) 

3. That within the twelve-month period prior to the public hearing of this application, no member of the 
Fairfax County Board of Supervisors, Planning Commission, or any member of his or her immediate 
household, either directly or by way of partnership in which any of them is a partner, employee, agent, 
or attorney, or through a partner of any of them, or through a corporation in which any of them is an 
officer, director, employee, agent, or attorney or holds 10% or more of the outstanding bonds or shares 
of stock of a particular class, has, or has had any business or financial relationship, other than any 
ordinary depositor or customer relationship with or by a retail establishment, public utility, or bank, 
including any gift or donation having a value of more than $100, singularly or in the aggregate, with 
any of those listed in Par. 1 above. 
EXCEPT AS FOLLOWS: (NOTE: If answer is none, enter "NONE" on line below.) 
NONE 

Page Five 

NOTE: Business or financial relationships of the type described in this paragraph that arise after 
the filing of this application and before each public hearing must be disclosed prior to the 
public hearings. See Par. 4 below.) 

(check if applicable) [ ] There are more disclosures to be listed and Par. 3 is continued on a 
"Special Exception Attachment to Par. 3" form. 

4. That the information contained in this affidavit is complete, that all partnerships, corporations, 
and trusts owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT 
PURCHASER, or LESSEE* of the land have been listed and broken down, and that prior to each 
and every public hearing on this matter, I will reexamine this affidavit and provide any changed 
or supplemental information, including business or financial relationships of the type described 
in Paragraph 3 above, that arise on or after the date of this application. 

WITNESS the following signature 

(check one) [ ] Applicant [/] Applicant's Authorized Agent 

Karen L. Cohen, Attorney/Agent 
(type or print first name, middle initial, last name, and & title of signee) 

20 15 , in the State/Comm. Subscribed and sworn to before me this 4th day of September 
of Virginia , County/City of Manassas 

My commission expires: PPC. 7/31/18 
Notary Public 

C-

FORM SEA-1 Updated (7/1/06) 

Rebecca Gaber Spencer 
NOTARY PUBLIC 

Commonwealth of Virginia 
Reg.# 161382 

My Commission Expires July 31,2018 









9-006 General Standards  
 
In addition to the specific standards set forth hereinafter with regard to particular special 
exception uses, all such uses shall satisfy the following general standards: 
 

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

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

applicable zoning district regulations.  
 

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

 
4. The proposed use shall be such that pedestrian and vehicular traffic associated with 

such use will not be hazardous or conflict with the existing and anticipated traffic in the 
neighborhood.  

 
5. In addition to the standards which may be set forth in this Article for a particular 

category or use, the Board shall require landscaping and screening in accordance with 
the provisions of Article 13.  

 
6. Open space shall be provided in an amount equivalent to that specified for the zoning 

district in which the proposed use is located.  
 

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

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

impose more strict requirements for a given use than those set forth in this Ordinance. 

 
  



9-505 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  
 
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 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.  
 
E. For a drive-through pharmacy, signs shall be required to be posted in the vicinity of 

the stacking area stating the limitations on the use of the window service and/or drive-

through lane. Such signs shall not exceed two (2) square feet in area or be located 

closer that five (5) feet to any lot line. 

2. … 

3. … 

4. In the C-7, C-8 and C-9 Districts, in addition to Par. 1 above:  
 

A. In the C-7 or C-9 District, there shall be no outdoor storage or display of goods 

offered for sale except for the outdoor storage or display of goods permitted at a 

service station or service station/mini-mart. 

B. Service stations and service station/mini-marts shall not be used for the 
performance of major repairs, and no wrecked, inoperative or abandoned vehicles 
may be temporarily stored outdoors for a period in excess of seventy-two (72) hours, 
subject to the limitation that there shall be no dismantling, wrecking or sale of said 
vehicles or parts thereof. In addition, there shall be no more than four (4) such vehicles 
on site at any one time.  
 
C. The outdoor area devoted to any use such as vehicle or tool rental shall be limited 

to the area so designated on an approved special exception plat. 



9-625 Provisions for Modification of Minimum Yard Requirements for Certain Existing 
Structures and Uses 
 
The Board may approve, only in conjunction with the approval of a rezoning or special 
exception for another use, a modification of any yard requirement for an existing structure or 
use, including but not limited to principal and accessory structures and off-street parking 
spaces, but only in accordance with the following: 
 

1. It shall be demonstrated that the existing structure or use complied with the minimum 
required yards in effect when the use was established and that the yards have not 
been reduced to less than the yards required by this Ordinance since the effective 
date of this Ordinance, except by condemnation or by acquisition for public purposes 
by any governmental agency. 

 
2. The Board may impose such conditions as it deems necessary, to include landscaping 

and screening, to minimize the impact of the existing structure or use on adjacent 
properties. 

 



Coun ty  o f  Fa i r f ax ,  V i r g i n i a  
M E M O R A N D U M  

DATE: September 16, 2015 

Barbara Berlin, Director 
Zoning Evaluation Division, Department of Planning & Zoning 

Nicholas Rogers, Staff Coordinator 
Zoning Evaluation Division, Department of Planning & Zoning 

Michael A. Davis, Acting Chief f i/VC) 
Site Analysis Section, Department of Transportation 

SE 83-V-083 

SEA 83-V-083 7-Eleven, Inc formally known as The Southland Corporation 
9402 Richmond Highway, Lorton, VA 22079 
Tax Map: 107-4 ((1)) 022 and 023 

Transmitted herewith are the comments from the Department of Transportation with respect to 
the referenced application and Special Exception Amendment (SEA) plat. These comments 
are based on the application material, dated June 8, 2015, and revised through September 1, 
2015, and made available to this office. The comments are: 

• Applicant should dedicate an interparcel access easement between this site and the 
parcel located at Tax Map 107-4 ((1)) 024. The interparcel access should be opened 
only when Parcel 24 is developed. 

• The applicant should update the exhibit on Sheet 3A to depict the future Richmond 
Highway roadway cross-section with the potential for a BRT/LRT transit-way, platforms 
and/or turn lanes, as per the County's Comprehensive Plan, Transportation Policy. As 
shown, the width of the half-section ROW is adequate for the future improvements; 
however, the exhibit should show the potential improvements. 

The applicant has addressed other previous comments from FCDOT. 

TO: 

CC: 

FROM: 

FILE: 

SUBJECT: 

MAD/RP 

Fairfax County Department of Transportation 
4050 Legato Road, Suite 400 

Fairfax, VA 22033-2895 
Phone: (703) 877-5600 TTY: 711 

Fax: (703) 877-5723 
www.fairfaxcounty.gov/fcdot 

FCDOT 
Serving Fairfax County 
for 30 Years and More 



 

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: 711, Fax: 703-653-9550   

www.fairfaxcounty.gov/dpwes 

 
 

 

        

 

 

 

DATE:                 September 17, 2015 

 

TO: Nicholas Rogers, Staff Coordinator 

Zoning Evaluation Division, DPZ 

 

FROM: Jay Banks, Urban Forester II 

 Forest Conservation Branch, DPWES 

 

SUBJECT: 7-Eleven 10794, SEA 83-V-083 

 

 

I have reviewed the above referenced Special Exception Amendment plat and response letter 

both stamped “Received, Department of Planning and Zoning, September 1, 2015”.  The 

following comments are based on this review. 

 

1. Comment: From UFMD comment memo dated June 23, 2015, comment number 4, the 

proposed Category II trees to be planted on the south western corner of the SWM 

detention pond will interfere with the existing sign and light pole.  Also the slope on this 

side of the pond will not allow for the planting of large nursery stock tree.  These trees 

cannot be planted in this location. 

 

Recommendation: The existing 11” maple that is in poor condition could be removed 

and additional landscape trees could be planted in that area of the island. 

 

2. Comment: The comment response from the applicant to UFMD comment number 4 from 

memo dated July 16, 2015, states that the Transitional Screening and Barrier 

requirements will be submitted with the site plan.  The Transitional Screening and Barrier 

requirements will require a separate submission to UFMD.  There are no statements 

acknowledging the requirements for, nor establishing that there will be a separate 

submission of a Transitional Screening and Barrier plan to UFMD. 

 

Recommendation: To help move this application forward efficiently the applicant 

should provide the needed Transitional Screening and Barrier requirements with this SEA 

application.  There should be an acknowledgment of the need for the Transitional 

Screening and Barrier along the boundary with the residential property. 

 

JSB/ 

 

UFMDID #: 192166 

cc: DPZ File 

 

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 



 
 
 
 
 
DATE: September 16, 2015  

 

  

TO: Nicholas Rogers 

Staff Coordinator, Zoning Evaluation Division 

Department of Planning and Zoning 

 

FROM: Bel Pachhai, PE, CFM, Senior Engineer III 

 Site Development and Inspections Division  

Department of Public Works and Environmental Services 

 

SUBJECT: Special Exception Application #SEA 83V-083; Special Exception Plat; 7-

Elevan, Inc.; SE Plat dated May 14, 2014; Pohick Creek Watershed; LDS 

Project # 5721-ZONA-001-1; Tax Map #107-4-01-0022, 0023; Mount 

Vernon                 

 

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

comments.   

 

Chesapeake Bay Preservation Ordinance (CBPO) 

There is Resource Protection Area (RPA) on this site.  RPA delineation for this property shall 

be submitted separately and shall be approved prior to site plan approval.   

 

Water Quality Impact Assessment may be required and it could be incorporated into the plan. 

(LTI 06-07) 

 

Floodplain 

There is no flood plain located within the property.  

 

Downstream Drainage Complaints 

There are no recent downstream drainage complaints on file.  

 

Stormwater Detention  

Applicant indicated that the stormwater detention is not required as the post-development peak 

runoff does not exceed the pre-development peak runoff. But, the applicant needs to provide 

the computation demonstrating that post-development peak runoff is less than or equal to pre-

development peak runoff from the whole site area and also describe that in narratives as the 

offsite area controlled by the existing dry pond is reduced by significant amount. Also, in the 

site plan submission, detailed stormwater runoff computations must be provided to address the 

stormwater detention requirements. 

 

 

 

 

 

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 



Nicholas Rogers, Staff Coordinator  

Special Exception #SEA 83-V-083; 7-Eleven, Inc. 

LDS Project #5721-ZONA-001-1 
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Department of Public Works and Environmental Services 

Land Development Services, Site Development and Inspections Division 

12055 Government Center Parkway, Suite 535 

Fairfax, Virginia 22035-5503 

Phone 703-324-1720 • TTY 703-324-1877 • FAX 703-653-1782  

www.fairfaxcounty.gov/dpwes 

 
 

Water Quality Control 

Applicant indicated that the stormwater quality control will be addressed by providing storm 

filter. The applicant included the VRRM spreadsheet demonstrating the water quality 

compliance with this application. 

  

In the site plan submission, VRRM spreadsheet along with the details of storm filter must be 

provided to address the stormwater quality control requirements. 

 

Furthermore, every effort shall be made to provide BMP more than that of minimum 

necessary.  

 

 

Onsite Major Storm Drainage System and Overland Relief 

Applicant needs to provide an overland relief narrative and arrows showing runoff flow path of 

the 100-year storm event.  Cross-sections at key locations must be shown on the site plan. 

 

Downstream Drainage System 

An outfall narrative has been provided. Reduction of post-development peak flow rate from the 

site may be required for the 1 year-24 hour storm event if the natural channel is within the 

outfall limit of analysis. Channel protection and flood protection shall be addressed as per 

SWO 124-4-4 in the site plan.  

 

Drainage Diversion 

During the development, the natural drainage divide shall be honored. If natural drainage 

divides cannot be honored, a drainage diversion justification narrative must be provided. The 

increase and decrease in discharge rates, volumes, and durations of concentrated and non-

concentrated Stormwater runoff leaving a development site due to the diverted flow shall not 

have an adverse impact (e.g., soil erosion; sedimentation; yard, dwelling, building, or private 

structure flooding; duration of ponding water; inadequate overland relief) on adjacent or 

downstream properties. (PFM 6-0202.2A) 

 

Stormwater Planning Comments 

This case is located in the Pohick Creek Watershed. Please visit 

http://www.fairfaxcounty.gov/dpwes/watersheds/pohickcreek.htm for more details. 

 

Dam Breach 

None of this property is within the dam breach inundation zone.  

 

Stormwater Management Proffers 

Comments on the draft proffers will be provided separately once we receive the draft proffers. 



Nicholas Rogers, Staff Coordinator  

Special Exception #SEA 83-V-083; 7-Eleven, Inc. 
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Department of Public Works and Environmental Services 

Land Development Services, Site Development and Inspections Division 

12055 Government Center Parkway, Suite 535 

Fairfax, Virginia 22035-5503 

Phone 703-324-1720 • TTY 703-324-1877 • FAX 703-653-1782  

www.fairfaxcounty.gov/dpwes 

 
 

 
 

Please contact me at 703-324-1698 if you require additional information.   

 

BP/ 

 

cc: Fred Rose, Chief, Watershed Planning & Assessment Branch, Stormwater Planning 

Division, DPWES 

 Don Demetrius, Chief, Watershed Evaluation Branch, SPD, DPWES  

 Bijan Sistani, Chief, South Branch, SDID, DPWES 

 Zoning Application File 



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  

DATE: September 22, 2015 

TO: Barbara Berlin, Director 
Zoning Evaluation Division, DPZ 

FROM: Denise M. James, Chief 
Environment and Development Review Branch, DPZ 

SUBJECT: ENVIRONMENTAL ASSESSMENT for: SEA 83-MV-083 
7 Eleven 

This memorandum, prepared by Mary Ann Welton, includes citations from Comprehensive Plan 
that provide guidance for the evaluation of the subject Special Exception Amendment (SEA) 
plan dated June 8, 2015 as revised through September 1, 2015. The extent to which the 
application is in harmony to the applicable guidance contained in the Comprehensive Plan is 
noted. Possible solutions to remedy identified issues are suggested. Other solutions may be 
acceptable, provided that they achieve the desired degree of mitigation and are in harmony with 
Plan policies. 

COMPREHENSIVE PLAN CITATIONS: 

The Comprehensive Plan is the basis for the evaluation of this application. The assessment of 
the proposal for harmony with the environmental recommendations of the Comprehensive Plan 
is guided by the following. 

In the Fairfax County Comprehensive Plan, 2013 Edition, Policy Plan, Environment, as amended 
through July 1, 2014, on pages 7-9, the Plan states: 

"Objective 2: 

Policy a. 

Prevent and reduce pollution of surface and groundwater 
resources. Protect and restore the ecological integrity of 
streams in Fairfax County. 

Maintain a best management practices (BMP) program for Fairfax 
County and ensure that new development and redevelopment 
complies with the County's best management practice (BMP) 
requirements.. . . 

Excellence * Innovation * Stewardship 
Integrity * Teamwork * Public Service 

Department of Planning and Zoning 
Planning Division 

12055 Government Center Parkway, Suite730 
Fairfax, Virginia 22035-5509 

Phone 703-324-1380 
Fax 703-653-9447 

www.fairfaxcounty.gov/dpz/ 
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Policy f. Where practical and feasible, retrofit older stormwater 
management facilities to perform water quality functions to better 
protect downstream areas from degradation. 

Policy g. Monitor the performance of BMPs. 

Policy h. Protect water resources by maintaining high standards for 
discharges from point sources. 

Policy i. Monitor Fairfax County's surface and groundwater resources.... 

Policy n. Optimize stormwater management and water quality controls and 
practices for redevelopment consistent with revitalization goals. 

Policy o. Ensure that development and redevelopment sites that have been 
subject to contamination by toxic substances or other hazardous 
materials are remediated to the extent that they will not present 
unacceptable health or environmental risks for the specific uses 
proposed for these sites and that unacceptable health or 
environmental risks will not occur as a result of contamination 
associated with nearby properties. 

Development proposals should implement best management practices to reduce runoff 
pollution and other impacts. Preferred practices include: those which recharge 
groundwater when such recharge will not degrade groundwater quality; those which 
preserve as much undisturbed open space as possible; and, those which contribute to 
ecological diversity by the creation of wetlands or other habitat enhancing BMPs, 
consistent with State guidelines and regulations." 

In the Fairfax County Comprehensive Plan, 2013 Edition, Policy Plan, Environment, as amended 
through July 1, 2014, on page 10, the Plan states: 

"Objective 3: Protect the Potomac Estuary and the Chesapeake Bay from the 
avoidable impacts of land use activities in Fairfax County. 

Policy a. Ensure that new development and redevelopment complies with 
the County's Chesapeake Bay Preservation Ordinance. . .." 

ENVIRONMENTAL ANALYSIS 

This section identifies the environmental concerns raised by an evaluation of this site and the 
proposed land use. The subject application proposes to remove underground storage tanks and 
install new underground storage tanks as well as to construct a new canopy and to make other 
site improvements. No other new structures are proposed and the amount of impervious surface 
will be reduced with this proposal. Solutions are suggested to remedy the concerns that have 
been identified by staff. There may be other acceptable solutions. Particular emphasis is given 
to opportunities provided by this application to conserve or improve the County's remaining 
natural amenities. 

O:\2015_Development_Review_Reports\Special Exceptions\SEA 83-V-083J7 Eleven env.docx 
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Stormwater Management/Water Quality Protection 
The 30, 880 square foot subject property is located on Richmond Highway and it is situated 
within the Pohick Creek watershed. The subject property was originally developed in 1971. A 
7-Eleven convenience store and gas station currently occupy this site which is almost entirely 
impervious. A tributary of Pohick Creek which is a Resource Protection Area (RPA) traverses 
south of the subject property in an east west direction. Because the subject property was 
developed prior to the adoption of the County's Chesapeake Bay Preservation Ordinance 
(CBPO), the stream valley feature was not protected, nor was the site equipped with stormwater 
management measures to filter runoff. 

The degraded, paved RPA which exists in the southwestern portion of the site (Richmond 
Highway right of way) presents an opportunity to restore vegetation in the RPA until such time 
that the roadway is widened. The current special exception plan shows a small circular area 
immediately south of the mapped RPA which will be reseeded. Staff encourages the applicant to 
expand the amount of area to be re-vegetated in an effort to provide natural filtration for the 
surface runoff into the RPA. 

The stormwater management narrative indicates that, as a redevelopment proposal, water quality 
will be addressed by a stormfilter system which will provide 10% phosphorous removal; this 
system will also capture hydrocarbons. No water quantity requirement will be applied to this 
application under the stormwater management regulations because both peak runoff and site 
imperviousness will be reduced. 

The outfall narrative describes that runoff drains from the subject property in a southwesterly 
direction into a closed conduit system which ultimately flows to Pohick Creek. In the reviewing 
engineer's opinion the outfall is adequate. Stormwater management/best management practice 
measures, outfall adequacy and the stormwater management ordinance requirements are subject 
to the review and approval by the Department of Public Works and Environmental Services 
(DP WES). 

Contamination 
The Department of Environmental Quality (DEQ) regulates underground storage tanks (USTs). 
DEQ has a record of two prior complaints for this property. When old tanks are removed, a tank 
closure assessment will be made. If contamination is found, then DEQ may require a full site 
characterization which could include groundwater monitoring. With the state regulation and 
review of the underground fuel tanks, staff finds that contamination issues, if any, will be 
addressed. 

Summary: In light of the small reduction in impervious surface, some additional re-seeding to 
restore vegetation in the RPA, the provision of adequate stormwater management and outfall, 
and the potential for remediation, if needed, staff believes that the proposed improvements are in 
harmony with the applicable Comprehensive Plan policies. 

DMJ: MAW 

O:\2015_Development_Review_Reports\Special Exceptions\SEA 83-V-083_7 Eleven env.doex 





 

 
 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. 
 

bmayla
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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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