
   

APPLICATION ACCEPTED:  April 27, 2015 
BOARD OF ZONING APPEALS:  December 2, 2015 @ 9:00 a.m. 

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

  
 

November 25, 2015 

 

STAFF REPORT 

 

SPECIAL PERMIT AMENDMENT (SPA) APPLICATION NO. SPA 76-M-086-06 

 

MASON DISTRICT 
 

APPLICANT/OWNER: The Most Reverend Paul S. Loverde, Bishop of 
the Catholic Diocese of Arlington, Virginia and his 
successors in office (St. Ambrose Catholic 
Church and School) 

 

STREET ADDRESS: 3825 Woodburn Road, Annandale, 22003 
 

TAX MAP REFERENCE: 59-3 ((1)) 11A 
 

LOT SIZE: R-1: 9.4 acres 
 R-2: 4.3 acres 
 Total: 13.7 acres 

 

ZONING DISTRICT: R-1 and R-2 
 
 

ZONING ORDINANCE PROVISIONS: 3-103 and 3-203 

 

SPA PROPOSAL: To amend SP 76-M-086 previously approved for 
a place of worship, private school of general 
education and nursery school to permit the 
construction of site improvements and 
modfications. 

 

STAFF RECOMMENDATION: Staff recommends approval of SPA 76-M-086-06, subject 
to the approval of the proposed development conditions contained in Appendix 1.  
 
       Kelly M. Atkinson, AICP

 
 

Department of Planning and Zoning  

Zoning Evaluation Division 

12055 Government Center Parkway, Suite 801 

Fairfax, Virginia  22035-5509 

Excellence * Innovation * Stewardship         Phone 703-324-1290  FAX 703-324-3924 

Integrity * Teamwork * Public Service   www.fairfaxcounty.gov/dpz/ 

 

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


 

N:\Active Cases\SP\SPA 76-M-086-06 St. Ambrose (Church)\Staff Report\SPA 76-M-086-06 St. Ambrose  - Final Staff 
Report.doc 

 

 
It should be noted that it is not the intent of staff to recommend that the Board, in adopting 
any conditions, relieve the applicants/owners from compliance with the provisions of any 
applicable ordinances, regulations, or adopted standards. 
 
It should be further noted that the content of this report reflects the analysis and 
recommendations of staff; it does not reflect the position of the Board of Zoning Appeals.  
A copy of the BZA's Resolution setting forth this decision will be mailed within five (5) days 
after the decision becomes final. 
 
The approval of this application does not interfere with, abrogate or annul any easements, 
covenants, or other agreements between parties, as they may apply to the property 
subject to the application. 
 
For additional information, call Zoning Evaluation Division, Department of Planning and 
Zoning at 703-324-1280, 12055 Government Center Parkway, Suite 801, Fairfax, Virginia 

22035.  Board of Zoning Appeals' meetings are held in the Board Room, Ground 

Level, Government Center Building, 12000 Government Center Parkway, Fairfax, 

Virginia 22035-5505. 
 
 

 

Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 48 hours advance 
notice.  For additional information on ADA call (703) 324-1334 or TTY 711 (Virginia Relay Center). 
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SPECIAL PERMIT AMENDMENT REQUEST 
 
The applicant requests special permit amendment approval to permit the construction 
of site improvements and modfications. Specifically, the applicant requests approval to 
remove the existing sanctuary and construct a new sanctuary containing 22,000 square 
feet and 800 seats. The applicant is also requesting approval to construct a 22,880 
square foot building addition to St. Ambrose Catholic School. The rectory will be 
removed and relocated offsite. As part of these improvements, the applicant also 
proposes to construct additional parking, an additional entrance to Woodburn Road and 
stormwater management facilities. Figure 1 depicts the subject property. 
 
 
 

 
Figure 1: Aerial Map, Source: Fairfax County Pictometry, 2015 

 
 
 
The subject property was previously approved for a church with 600 seats, and a 
private school of general education and a nursery school with a total of 260 students 
daily.  
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EXISTING AND PROPOSED CONDITIONS 

 Existing  Proposed 

Lot Size R-1: 9.4 acres 
R-2: 4.3 acres 

No Change 

FAR R-1: 0.07 
R-2: 0.11 

R-1: 0.11 
R-2: 0.18 

Parking Spaces 183 277 

Number of Seats 600 800 

Number of Students 

Private School 

 

Nursery School 

 

Total number of 

students onsite 

daily 

 
205 students currently 
enrolled between both 
schools. 
 
Maximum of 260 students 
daily permitted. 

 
No change 
 
 
 
No change 
 

Playground Area 2,365 square feet 7,405 square feet 

Hours of Operation   

Mass Schedule Monday-Friday 
7:00 am and 9:00am 
Saturday 
9:00 am and 5:00 pm 
Sunday 
8:00am, 10:00am and 
12:00pm 

No Change 

Private School 

 

Maximum of Monday-Friday 
8:00 am – 3:30 pm 

No Change 

Nursery School 

 

 

 
 

Monday-Friday - 8:30 am – 
11:30 am (morning session) 
12:30 pm – 3:30 pm 
(afternoon session) 

No Change 

Number of Employees   

Church 2 Priests 
1 Religious Education 
Director 
1 Choir Director 

No Change 
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1 Administrative Assistant 
1 Business Manager 
1 Office Manager 
2 Custodians 
Several Part Time Office Staff 

Private School 

 

Nursery School  

 

Total number of 

employees onsite 

daily 

 

Maximum of 32 
 
Included with Private School 
 
Maximum of 32 employees 
daily 

No Change 
 
No Change 
 
No Change 
 

 
A copy of the special permit amendment plat titled “Special Permit Amendment Plat 
Saint Ambrose Parish,” prepared by John C. Manganello, P.E., dated January 27, 
2015, as revised through October 16, 2015, is included at the front of the staff report. 
The proposed special permit amendment development conditions, statement of 
justification, and affidavit are contained in Appendices 1 to 3, respectively. 
 

CHARACTER OF THE SITE AND SURROUNDING AREA 

 
The 13.7 acre property is located on the southeastern side of Woodburn Road. The site 
is developed with six structures including a sanctuary (9,016 square feet), a school 
(22,587 square feet), a parish office and activities center (11,884 square feet), a rectory 
(6,073 square feet) and two sheds. A parking lot containing 183 spaces is located in 
front of the buildings and adjacent to Woodburn Road.  The property has an elevation 
of 388 feet along Woodburn Road and slopes downward towards Frost Way to an 
elevation of 344 feet. The subject property contains a number of existing utility 
easements on site. 
 
The site has two vehicular access points from Woodburn Road, which both consist of 
one ingress lane and one egress lane.  The westernmost access allows for full turning 
movements into and out of the site due to a median break. The easternmost access is 
reserved for right-in and right-out only movements. 
 
The property is generally flat and contains a large wooded area on the northeastern 
and southeastern portion of the lot. Part of this area was previously designated as a 
forested “recreation area” associated with SPA 76-M-086-3.  A two acre conservation 
easement is located along the northeastern and southeastern property lines.  
 
The subject property is zoned R-1 and R-2. Property to the north is zoned R-1 and R-2 
and contains single-family detached dwellings. Property to the south is zoned R-1 and 
R-3 and contains the Pine Ridge police facility and single-family detached dwellings, 
respectively. The properties to the east and west are developed as single-family 
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detached dwellings and zoned R-2 and R-1, respectively. Parcel 18, an outparcel that 
contains a single-family house, is zoned R-2 and surrounded by St. Ambrose Church on 
three sides. 
 

 
Figure 2: Zoning Map, Source: Fairfax County, 2015 

 

                                       SURROUNDING AREA                   

                                   DESCRIPTION 

 

Direction Use Zoning Plan 

North 
Single family detached 

dwellings 

R-1 

R-2 

Residential, 1-2 du/ac 

Residential, 2-3 du/ac 

East  

 

Single family detached 
dwellings 

R-2 
Residential, 2-3 du/ac 

 

South 

Pine Ridge Police Facility 

 

Single family detached 
dwellings 

 

R-1 

 

R-3 

Public Facilities, 
Governmental and 

Institutional 
 

Residential, 2-3 du/ac 
 

West 
Single family detached 

dwellings 
R-1 

Residential, 1-2 du/ac 
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BACKGROUND 
 
St. Ambrose Catholic church was established prior to the adoption of the Zoning 
Ordinance Amendment that required special permit approval for a place of worship. On 
November 15, 1967, a Non-Residential Use Permit (Non-RUP) was issued for a 
sanctuary. At that time, the sanctuary was located in another building, approximately in 
the center of the property. The existing sanctuary was constructed in 1978 and the 
existing rectory was constructed in 1972. The property was purchased by the current 
Archdiocese in 1975. 
 
There have been a number of special permit applications and amendments on the 
subject property. A summary of these applications and Board of Zoning Appeals (BZA) 
action is provided below. Further information on these specific applications can be 
found on file at the Zoning Evaluation Division, Department of Planning and Zoning. 
Copies of applicable building permits and Non-Residential Use Permits are on file with 
the Zoning Permit Review Branch of the Department of Planning and Zoning. 
 

 S-601-67 (5/23/1967) – Approved for a private school for 300 children with 
grades 1 through 8, ages 6 through14 and hours of operation between 8:30 a.m. 
and 3:30 p.m. The private school approved with this application was never 
implemented.  

  S-111-69 (6/10/1969) – Approved for a nursery school with 40 children ages 2 
through 5. A maximum of two sessions per day were approved between 9 a.m. 
to12 p.m. and 12:30 p.m. to 3:30 p.m. The nursery school approved with this 
application was never implemented. 

  S-185-74 (12/11/1974) – Approved for an addition of 61 parking spaces. Also 
brought the entire property under special permit for the first time as a church. 
The existing sanctuary had 600 seats. 

  S-86-76 (6/8/1976) – Approved for construction of a new sanctuary with 600 
seats. 

  SPA 76-M-086-1 (8/2/1983) – Approved for a parking addition and garage addition 
to the rectory. The garage addition to the rectory approved with this application 
was never constructed. 

  SPA 76-M-086-2 (7/9/1991) – Approved for a building addition to the rectory, 
garage addition to the rectory, and bell tower within the sanctuary. 

  SPA 76-M-086-3 (3/15/1995) – Approved for a private school  of general 
education with an enrollment of 250 children maximum and building additions to 
the sanctuary and school. 

  SPA 76-M-086-4 (12/12/2000) – Approved for a new parish office, site 
modifications and a change in development conditions. 

  SPA 76-M-086-5 (6/19/2013) – Approved for a nursery school with a maximum 
enrollment of 260 students, when combined with the private school of general 
education. A copy of the resolution and plat approved in conjunction with this 
amendment is included as Appendix 4.  
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DESCRIPTION OF THE APPLICATION 

 
Proposed Layout 
 
The applicant requests approval of a special permit amendment to permit a new 
sanctuary and building addition to the existing school.  The proposed sanctuary will 
contain 22,000 square feet and 800 seats and will replace an existing sanctuary 
containing 9,016 square feet and 600 seats. According to the applicant’s statement of 
justification, the existing octagonal sanctuary and interior layout is not easily accessible. 
The proposed sanctuary will contain a more regular shape and continue to be one 
story.  
 
St. Ambrose Catholic School provides instruction from Kindergarten to eighth grade and 
also includes a nursery school, which was permitted with SPA 76-M-086-5. In 
conjunction with this special permit amendment, the applicant is proposing a 22,880 
square foot building addition to the school. Approximately 13,000 square feet of the 
addition with be comprised of rooms used for science and choir, which currently exist in 
shared facilities within the existing building. This portion of the addition will contain two 
stories. The remaining 9,880 square feet will be constructed as a one-story 
gymnasium/multi-purpose building for indoor recreation, assemblies and similar 
activities, which currently take place in the cafeteria. The applicant does not propose 
any additional classrooms or increase in enrollment as a result of this addition. 
 
As a result of the proposed improvements, the existing rectory will be removed from the 
subject property and will be relocated off site.  
 
At this time, the applicant proposes phasing the improvements, which will be 
constructed as funding is available and in one or more phases. It is anticipated that the 
first phase will contain the proposed sanctuary, additional parking and stormwater 
management facilities and removal of the existing rectory and the second phase will 
contain the school addition. The total square footage of the existing and proposed 
structures is 93,554 square feet. 
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Figure 3: Proposed Layout, Source: Applicant with Added Graphics from Staff 

 
Vehicle Access and Parking 
 
In accordance with Paragraph 3 of Article 11-106 of the Zoning Ordinance, a church 
requires one parking space per four seats in the principal place of worship. Per 
Paragraph 2A of Article 11-106 of the Zoning Ordinance, a child care center or nursery 
school requires 0.19 parking spaces per child for a center or school which has a 
maximum daily enrollment of 99 children or less. Finally, per Paragraph 17 of Article 11-
106 of the Zoning Ordinance, a private school of general education requires parking 
based on a review of each proposal; however no less than one parking space per 
faculty and staff member plus four visitor spaces shall be provided. 
 
The site generates a requirement of 242 parking spaces based on a maximum capacity 
of 800 seats in the sanctuary, 30 children in the nursery school, and 32 faculty, staff 
and visitors in the private school. The SPA plat proposes 277 spaces, which exceeds 
the Zoning Ordinance requirement. The existing parking lot will be retained and the 
additional parking concentrated in the eastern portion of the property. The property is 
currently accessed from two entrances on Woodburn Road. The westernmost entrance 
is a full access entrance while the easternmost entrance is right-in and right-out only. 
The applicant is also proposing an additional entrance at the far eastern portion of the 
property, which will be restricted to ingress only on weekends for services due to the 
need for an offsite sight distance easement. The applicant originally proposed a full 

Proposed 
Sanctuary 

Proposed Building 
Additions 

Proposed 
Parking Lot 
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access entrance to provide an additional means of ingress and egress to the proposed 
parking lot. Staff noted that sight distance was substandard at this location and did not 
meet VDOT requirements without obtaining an offsite sight distance easement. The 
applicant was unable to acquire this offsite easement and this entrance was revised to 
ingress only for use only on weekends during church services. 
 
Trees, Landscaping, and Open Space 
 
With the proposed development, the subject property will contain approximately 58 
percent open space. Of this, approximately 34.8 percent of the site is proposed to 
remain as undisturbed open space. According to the SPA plat, the applicant plans to 
meet all tree canopy and tree preservation targets. Conditions have been included 
requiring a tree preservation plan and narrative to be fully outlined and fulfilled by the 
time of site plan.  
 
Stormwater Management/Best Management Practices 

 
The subject property maintains two existing drainage patterns. Drainage areas A1 and 
A2 drain in a southwesterly direction from the site into an existing storm sewer system 
in Woodburn Road. Drainage areas B1 and B2 drain in an easterly direction towards 
residential lots in the Winterset Subdivision, Section 4. The existing storm sewer 
constructed in this subdivision collects storm drainage in two locations along the 
northeasterly boundary of the subdivision. This runoff ultimately discharges into the 
major floodplain for Accotink Creek, located southeast of the subject property, which is 
an adequate outfall. 
 
Due to the proposed building and parking additions, the subject property will be 
required to provide stormwater management/best management practices (SWM/BMP) 
for the increase in impervious area. Under the post-development condition, existing and 
proposed stormwater management/best management practices (SWM/BMP’s) will be 
utilized to meet the water quantity and quality requirements. The westerly portion of the 
subject property has an existing underground detention system, which will be 
supplemented by a proposed bio-retention facility with underground storage (Rain 
Garden) and two Filterra systems (Tree Box Filters).The easterly portion of the subject 
property will be served by two Rain Gardens, two Filterra systems, a vegetated swale 
and conservation easement. Based on information provided by the applicant and 
subject to final review at site plan, the water quantity and quality requirements will be 
met per the current Stormwater Ordinance and the post development peak flows will be 
less than the pre development peak flows. 
  
Architecture 
 
The elevations below detail the proposed sanctuary building. The applicant has 
indicated that the materials will primarily consist of masonry, such as brick or stone, 
with stained glass windows and a sloping shingled roof.      
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A development condition has been included requiring the sanctuary building to be 
generally consistent with the submitted architectural elevations.  While the applicant 
has not provided elevations of the proposed school addition, staff has provided a 
development condition that the construction shall be generally consistent with the 
existing school building.  
 

   
Figure 4: Architectural Elevations for Proposed Sanctuary, Source: Applicant                     

                                                        

 

ANALYSIS 

 

Comprehensive Plan Provisions 
 

Plan Area:  I 

Planning District:  Annandale  

Planning Sector:  Pine Ridge (A8) 

Plan Map:  Public Facilities, Governmental and Institutional  

 

Environmental Planning Analysis (Appendix 5) 

 
The subject property is located within the Accotink Creek watershed. The western 
portion of the site is currently developed with an existing sanctuary, parish building, 
rectory, private school and parking lot. The eastern portion of the site is undeveloped 
and contains existing vegetation. As part of the proposed development, approximately 
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5.21 acres of existing vegetation will be disturbed. The subject property does not contain 
any regulated environmentally sensitive features such as floodplain, Resource 
Protection Area or Environmental Quality Corridor. 
 
The Comprehensive Plan provides specific guidelines for the preservation of 
groundwater resources. Specifically, the Plan states: “Prevent and reduce pollution of 
surface and groundwater resources. Protect and restore the ecological integrity of 
streams in Fairfax County.” As noted in further detail below, the property is currently 
served by an existing underground detention system. The proposed impervious area will 
be served by a series of Rain Gardens, Filterra systems, vegetated swale and existing 
and proposed conservation easements, which are established best management 
practices and low impact development techniques. The applicant has provided detailed 
calculations which demonstrate that the post development peak flow rates for the two 
and ten year 24 hour storm events will be reduced to pre-development condition. 
Further, the applicant has provided the Virginia Runoff Reduction spreadsheet which 
notes the subject property will meet the County’s current water quality requirements. An 
adequate outfall analysis and conformance with the County’s Stormwater Management 
Ordinance will be reviewed in further detail at time of site plan. 
 
The Comprehensive Plan also provides specific energy and water efficiency guidelines 
and other green building practices in the design and construction of development. 
Specifically, the Plan states: “Design and construct building and associated landscapes 
to use energy water resources efficiently and to minimize short and long term negative 
impacts on the environment and building occupants.”  The applicant has agreed to a 
development condition which outlines a number of energy conservation measures to be 
implemented during construction and occupancy of the proposed buildings. Some of 
the measures include the use of native species for landscaping, LED or compact 
fluorescent lamps, motion sensor faucets and flush valves, low flow plumbing fixtures, 
and green building materials such as paint, carpet, tile and appliances. The applicant 
has also agreed to employ a LEED-Accredited Professional (AP) to work with the 
applicant’s consultants to incorporate sustainable design elements and innovative 
technologies into the proposed buildings. Prior to final construction bond release, the 
LEED-AP shall submit a certification statement to the Environment and Development 
Review Branch (EDRB) of the Department of Planning and Zoning confirming that the 
green building elements have been incorporated into the design and construction of the 
buildings.  

 

Stormwater Analysis (Appendix 6) 

 
As stated, there are no Resource Protection Area (RPA) or floodplain on the subject 
properties, nor are there downstream drainage complaints on file.  The applicant is 
proposing an increase in impervious area associated with the buildings and parking lot. 
Under the post-development condition, existing and proposed stormwater 
management/best management practices (SWM/BMP’s) will be utilized to meet the 
water quantity and quality requirements, which will be met per the current Stormwater 
Ordinance. 
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Urban Forestry Analysis (Appendix 7) 
 
Staff from the Urban Forest Management Division (UFMD) have extensively reviewed 
this application and worked closely with the applicant to address outstanding 
comments, which also include compliance with previous development conditions. While 
the applicant has made great progress in addressing staff’s concerns, a few issues 
remain, which are discussed in greater detail below. 
 
Clearing and Grading 
 
UFMD has requested the applicant provide the minimum amount of clearing and 
grading necessary to construct the proposed improvements. While the applicant states 
that the minimum has been provided, staff has not seen an exhibit which illustrates the 
grading required to construct the proposed improvements. In some locations on site, it 
appears as if grading is proposed 30 to 40 feet away from proposed improvements, 
which may be excessive based on topography. Staff from UFMD requests the applicant 
further reduce the limits of clearing and grading adjacent to the proposed grass swale 
and continuing north along the northeastern property line to Woodburn Road. 
Specifically, staff requests the clearing limits be adjusted approximately ten feet inward 
to provide greater protection to trees to be preserved for canopy credit as well as those 
proposed for removal, which may be preserved. Additionally, staff requests the 
applicant revise the limits of clearing and grading along the eastern side of the existing 
school building to protect the critical root zone of the Japanese cryptomeria located 
within the proposed limits of clearing and grading. The applicant has indicated that 
these changes cannot be made without the use of a retaining wall. The applicant has 
requested the limits of clearing and grading remain as shown, which UFMD does not 
support.  
 
Transitional Screening 
 
In conjunction with SPA 76-M-085-05, the applicant received a modification of the 
transitional screening requirements along the southeastern and northeastern property 
lines in lieu of the preservation of existing vegetation. Subsequent to approval of that 
SPA, several large trees within the southeastern and northeastern transitional 
screening yards died. In late 2014, the applicant was required to replace this dead 
vegetation with eight, one and half inch blackgum trees. During a site visit on 
September 15, 2015, UFMD staff noted that these eight trees have since died and been 
removed from the site. Staff believes this vegetation should be replaced to comply with 
previous modification requests as well as development condition #20 from SPA 76-M-
085-05, located in Appendix 4. Staff believes this issue can be addressed at time of site 
plan and has included a development condition to this effect. 
 
Finally, UFMD staff notes that the applicant should provide proper justification in 
accordance with Section 13-305 of the Zoning Ordinance for the barrier waiver 
requested along the northern and western property lines. Additionally, staff from UFMD 
is in support of the applicant’s request to modify the barrier location along the 
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southeastern and northeastern property lines provided a six foot board on board fence 
is provided along the property line. At this time, the applicant is proposing a six foot 
vinyl chain link fence along the property line. In the event the applicant continues to 
propose a chain link fence, staff from UFMD will not support the modification request 
and require the fence be depicted on the internal side of the screening yard, as required 
per the Zoning Ordinance. This continues to be an unresolved issue as further 
discussed below in the Waivers/Modification section. 
 

Transportation Analysis (Appendix 8) 
 
During review of this special permit amendment, both the Virginia Department of 
Transportation (VDOT) and Fairfax County Department of Transportation (FCDOT) 
raised concerns regarding the applicant’s proposal.  
 
Proposed Eastern Access Point 
 
Both VDOT and FCDOT expressed concern regarding the proposed eastern entrance. 
The applicant originally proposed a full access entrance to provide an additional means 
of ingress and egress to the proposed parking lot located on the eastern portion of the 
property. Staff noted that sight distance was substandard at this location and did not 
meet VDOT requirements without obtaining an offsite sight distance easement. The 
applicant was unable to acquire this offsite easement and this entrance was revised to 
ingress only for use on the weekend during church services. Based on concerns from 
the surrounding community, a series of bollards and chains will be located at both ends 
of the entrance to preclude use during the remainder of the week. Staff has provided a 
development condition to this effect requiring the bollards and chains to be in use 
Monday-Friday and only removed on Saturday and Sunday for use during church 
services. To address staff’s concern that parishioners may try to exit the property in 
between services, the applicant is proposing two “Do Not Enter” signs. A development 
condition is proposed that requires the church to provide volunteers to direct pedestrian 
and parking traffic during services. As a result of these changes and conditions, staff 
believes this issue has been resolved. 
 
Frontage Improvements 
 
FCDOT requested the applicant provide frontage improvements for the ultimate road 
section in the vicinity of the proposed eastern entrance to include pavement widening, 
striping (for the interim condition) curb, gutter and a re-aligned five-foot sidewalk. These 
improvements have been shown on the special permit amendment plat. As will be 
discussed below, a minor paved trail is also required along the property’s Woodburn 
Road frontage. In lieu of constructing a parallel facility adjacent to a sidewalk, FCDOT 
will support a waiver of this requirement provided the applicant realigns the existing 
meandering sidewalk as shown on the SPA plat. It is staff’s opinion that the applicant 
has addressed this concern. 
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Operational Analysis 
 
Due to the increase in sanctuary seats and proposed third entrance, both VDOT and 
FCDOT requested the applicant provide an Operational Analysis (OA) to determine the 
need for turn lanes and/or tapers at the proposed and existing entrances. The study 
reached the following conclusions: 
 

 The existing conditions at the site intersections and entrances generally 
operate at an acceptable level of service (LOS) during peak hours except 
the signalized intersections on Little River Turnpike, which operate at a 
LOS F in the PM peak. This will remain the same in the proposed 
condition. 

 Traffic control officers are not needed on a typical Sunday or weekday. 

 The proposed increase in the number of seats in the sanctuary will result 
in an increase of 57 peak AM trips, 70 peak PM trips and 370 daily trips 
on Sundays. 

 The results of the intersection capacity analysis for the future conditions 
showed the following:  

o Turning movements at the existing and proposed entrances will 
continue to operate at an acceptable LOS. 

o The westbound left turn lane on Woodburn will accommodate the 
forecasted traffic demand and queue on weekdays and Sundays. 

o The proposed entrance on Woodburn will operate at an acceptable 
LOS under future Sunday conditions. Separate left and right turn 
lanes are not required assuming use of the entrance is limited to 
non-school peak conditions. 

 Based on current parking demands, the expanded sanctuary will demand 
264 parking spaces and 277 are shown on the plat. 

  
Accordingly, the OA concludes that the proposed improvements will not have a 
detrimental impact to the overall traffic operations on a daily basis. No increase to 
school enrollment is proposed and only a minor increase in volume is anticipated on 
Sunday associated with the increase in sanctuary seats. The school continues to 
manage an existing carpool program. Currently 57 percent of families have more than 
one child attending the school, which results in trip reduction opportunities. According to 
the applicant, all pick-up and drop-off is accommodated on site. While the proposed 
gymnasium offers opportunity for additional events sponsored by the applicant, these 
will occur during non-peak periods and can be accommodated with the proposed and 
existing parking lots. Both VDOT and FCDOT concur and have approved the OA, which 
resolves this issue. 
 
Access Management Exception 
 
The applicant originally applied for an Access Management Exception from VDOT due 
to the proximity of the new commercial entrance to an adjacent private entrance on 
Parcel 18. The applicant is meeting VDOT’s 200 foot spacing requirement between the 



SPA 76-M-086-6  Page 14 of 26 
 
 

 

new entrance and Frost Way as well as between the existing church eastern entrance 
and new entrance. However the centerline to centerline separation between the new 
commercial entrance and Parcel 18’s private entrance is only 50 feet and the curb 
return to curb return separation is 0 feet. VDOT has determined the 50 foot spacing 
requirement between curb returns located in Figure 4-11 of the VDOT Road Design 
Manual only pertains to separation between commercial entrances, commercial 
entrances and intersections or between intersection/interchanges – not a commercial 
entrance and private entrance (see Appendix 8). As a result, VDOT has determined 
that an Access Management Exception is not required for the entrance and the 
applicant was asked to withdraw this request. 
 
The applicant is proposing approximately fifty peak hour trips into their entrance on 
Sunday only and the entrance will not be in use during the week. Further, the standard 
trips per day associated with a residential use are ten trips. Based on the anticipated 
low volume of traffic using these entrances and occasional use, specifically on the 
weekend during services, and the results of the Operational Analysis, staff does not 
believe the placement of this entrance will adversely impact the adjacent property or 
transportation network.  
 

ZONING ORDINANCE REQUIREMENTS (Appendix 9) 
 
The subject property is zoned R-1 and R-2; however at the time of special permit 
application beginning in 1967, the property was zoned RE-1 and RE-0.5 and met the lot 
size and bulk regulations at the time of development as shown below. With the adoption 
of the 1978 Zoning Ordinance, the RE-1 District was converted to the R-1 District and 
the RE-0.5 District was converted to the R-2 District. 
 



SPA 76-M-086-6  Page 15 of 26 
 
 

 

 

 

BULK REQUIREMENTS (R-1 and R-2) 

STANDARD 
RE-1 and RE-0.5 

REQUIRED 

R-1 and R-2 

REQUIRED 
PROVIDED 

Minimum Lot Area 
RE-1: 1 acre 

RE-0.5: 21,780 sq. ft. 

R-1: 36,000 sq. ft. 

R-2: 15, 000 sq. ft.  

R-1: 9.4 acres 

R-2: 4.3 acres 

Minimum Lot Width 

RE-1: 150 feet 

RE-0.5: 125 feet (corner 
lot) 

R-1: 150 feet 

R-2: 125 feet (corner 
lot) 

R-1: 112 feet 

R-2: 149 feet 

(corner lot) 

Maximum Building Height Maximum of 60 feet Maximum of 60 feet Maximum of 60 feet 

Front Yard 

50 feet from the front lot 
line or 75 feet from the 
center line of the 
abutting street, 
whichever is greater 

R-1: 50° angle of bulk 
plane not less than 40 
feet  

R-2: 45° angle of bulk 
plane not less than 35 
feet 

140 feet (proposed 
sanctuary) 

Side Yard 20 feet 

R-1: 45° angle of bulk 
plane 

not less than 20 feet 

R-2: 40° angle of bulk 
plane 

not less than 15 feet 

31 feet (proposed 
sanctuary) 

Rear Yard 25 feet 

R-1: 45° angle of bulk 
plane 

not less than 25 feet 

R-2: 40° angle of bulk 
plane 

not less than 25 feet 

220 feet (proposed 
gymnasium) 

Maximum Floor Area 

Ratio 
Not Required 

R-1: 0.15 

R-2: 0.20 

R-1: 0.11 

R-2: 0.18 

Parking Spaces 

Place of Worship: 120 
spaces 

 

Total: 242 spaces  

Place of Worship: 200 
spaces 

Proposed Nursery 
School: 6 spaces 

Private school: 36 
spaces 

277 
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Special Permit Amendment Requirements  
 
This special permit amendment is subject to the following provisions of the Zoning 
Ordinance, which are provided in Appendix 9. Subject to the development conditions, 
the special permit amendment must meet these standards. 
 

 General Standards (Sect. 8-006) 

 Standards for all Group 3 Uses (Sect. 8-303) 

 Additional Standards for Churches, Chapels, Temples, Synagogues, or Other 
Such Places of Worship With a Child Care Center, Nursery School or Private 
School (Sect 8-308) 
 

The following is staff’s analysis of the Zoning Ordinance provisions and the proposal to 
permit a sanctuary and building addition on the subject property. 
 
General Standards (Sect. 8-006) 

 

General Standard 1 states that the proposed use at the specified location shall be in 
harmony with the adopted Comprehensive Plan. The Land Use Policy Plan of the 
Comprehensive Plan states that “Fairfax County should seek to establish areas of 
community focus which contain a mixture of compatible land uses providing for 
housing…institutional/public services…” The Plan also “encourages a land use pattern 
that protects, enhances and/or maintains stability in established residential 
neighborhoods.” Further the Plan “should seek to achieve a harmonious and attractive 
development pattern, which minimizes undesirable visual, auditory, environmental and 
other impacts created by potentially incompatible uses.” (Fairfax County 
Comprehensive Plan Land Use Objectives 2, 8 and 14). 
 
The Comprehensive Plan recommends low density single-family, detached residential 
use in the immediate vicinity of the subject property and the subject property is planned 
for institutional uses. A number of other institutional uses and public facilities are 
located on Tax Map 59-3 to include three churches, one memorial garden, one police 
station, an elementary school and community college as well as a commercial strip at 
the intersection of Little River Turnpike and Woodburn Road. 
 
A church has been located on the subject property as early as 1967 and the current 
private school has been located on the subject property since 1995 (though previously 
approved in 1967). Subsequent to the church’s establishment, the adjacent property 
was developed into the Winterset, Section 4 subdivision in 1970. The existing church 
and school have served the community for a number of years.  
 
In conjunction with this application, the applicant has provided a number of measures to 
ensure the proposed improvements are compatible with the surrounding neighborhood 
and there will be no adverse impacts on public facilities, transportation systems, and the 
environment. 
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While the applicant is proposing an increase in the number of seats and gross floor 
area with the new sanctuary, the applicant has concentrated this development in the 
approximate footprint of the existing sanctuary and sited it further into the property and 
away from the adjacent Pine Ridge police facility. In order to construct the school 
addition and parking lot expansion, a number of existing mature trees will be removed. 
Some of these trees were previously designated for preservation in conjunction with 
prior amendment applications. However, the applicant continues to provide tree 
preservation and screening above the minimum required, to include a minimum 60 foot 
preserved buffer along the northeastern property line and minimum 140 foot preserved 
buffer along the southeastern property lines. With this amendment the area north and 
east of adjacent parcel 18 will be developed with a parking lot and travelway. The need 
for the additional parking is generated by the increase in sanctuary seats and the 
applicant has requested a new entrance to facilitate ingress into this parking lot on 
weekends only during services. To screen these items, the applicant is proposing 
significant re-vegetation of existing transitional screening yards surrounding adjacent 
parcel 18 and completion of a barrier surrounding this property. Staff believes these 
items will help minimize any impact associated with these improvements.   
 
Overall, staff believes that the proposed site modifications to an existing church and 
private school use are in conformance with the land use recommendations of the 
Comprehensive Plan and therefore standard 1 is met.  
 

General Standard 2 states that the proposed use shall be in harmony with the general 
purpose and intent of the applicable zoning district regulations.  The R-1 and R-2 
Districts were established to provide for single-family detached dwellings and to allow 
other selected uses which are compatible with the low density residential character of 
the district. A church and private school of education is a special permit use within the 
R-1 and R-2 Districts. While the applicant is proposing an increase in the number of 
seats, the applicant has provided an Operational Analysis which demonstrates no 
functional impact to the surrounding transportation network. Additionally, this use 
occurs primarily at non-peak hours. The proposed addition to the private school will 
provide additional areas of instruction with no increase in students. Staff believes that 
the proposed modifications to the existing church and private school will continue to be 
in harmony with the purpose and intent of the R-1 and R-2 Districts. Therefore, in staff’s 
opinion, the application satisfies this standard. 
 

General Standard 3 requires that the proposed use shall be such that it will be 
harmonious with and will not adversely affect the use or development of neighboring 
properties in accordance with the applicable zoning district regulations and the adopted 
comprehensive plan.  The location, size and height of buildings, structures, walls and 
fences, and the nature and extent of screening, buffering and landscaping shall be such 
that the use will not hinder or discourage the appropriate development and use of 
adjacent or nearby land and/or buildings or impair the value thereof. The church has 
been in operation since 1967 and the school since 1995, and staff believes that this 
proposal will not adversely affect the use or development of neighboring properties. The 
surrounding area contains a number of institutional and public facility uses; however the 
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applicant is proposing an amendment to an existing institutional use and not the 
creation of a new use. While there is an increase in gross floor area proposed, the 
applicant has worked to minimize the impact to adjacent properties through the location 
of the buildings, tree preservation, transitional screening and barriers, and landscaping.  
 
The proposed sanctuary building will replace an existing sanctuary building in the same 
general location as the existing sanctuary building. While the proposed sanctuary is 
larger and taller than the existing sanctuary, the applicant has provided architectural 
elevations illustrating the proposed design, and the applicant has sited the proposed 
sanctuary further from the southwestern property line than the existing structure. This 
portion of the site is adjacent to the Pine Ridge police facility, which is a governmental 
use. Therefore staff does not believe the proposed sanctuary will have an adverse 
impact on the adjacent property owner. 
 
The applicant has stated that the proposed gymnasium will provide space for indoor 
recreation, assemblies and similar activities, which currently take place in the cafeteria. 
Staff has provided development conditions that limit use of the gymnasium to those 
affiliated with or sponsored by the Catholic Diocese and have also limited houses of 
operation to 6:30PM to 10:00PM, Monday through Friday and 9AM to 10PM on 
weekends. Further, any interior lighting associated with the gymnasium will be 
conditioned to turn off by 10PM. Any other new lighting on site will be required to 
comply with the County’s lighting standards listed in Article 14 of the Zoning Ordinance. 
The applicant has also noted that between the existing and proposed play area, the 
school will meet the County and State required standards for outdoor play areas. A 
development condition has been included to this effect. 
 
The proposed school addition and gymnasium building have been located adjacent to 
the existing school building, which is a logical extension of this use. The most recent 
approval for the nursery school (Amendment 5) did not impact the forested “recreation 
area” designated with SPA 76-M-086-3. While the applicant is proposing the removal of 
previously preserved vegetation within this “recreation area”, the applicant is still 
maintaining an approximately 140 foot to 240 foot preserved buffer along the 
southeastern property line and a minimum 60 foot preserved buffer along the 
northeastern property line. The northeastern and southeastern transitional screening 
yards will be supplemented with medium evergreen trees where existing vegetation has 
been removed. The applicant will also supplement the existing transitional screening 
yards around parcel 18 with a mixture of evergreen and deciduous trees and shrubs. 
The applicant will also install eleven large deciduous trees and a series of shrubs 
adjacent to the new travelway (adjacent to the northeastern property line) to minimize 
the impact of any vehicle light glare from the proposed travelways on the adjacent 
properties to the northeast. A 6 foot tall barrier will be provided along the northeastern 
and southeastern property line and around adjacent parcel 18. As noted below in the 
Waivers/Modifications section, the final location is still an unresolved issue. 
 
Overall, more than half of the subject property will remain as open space. Staff believes 
the proposed building locations, screening and vegetation adequately shields the 
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church and school use from adjacent properties. Therefore, staff finds that this standard 
has been met. 
 

General Standard 4 states that the proposed use shall be such that pedestrian and 
vehicular traffic associated with such use will not be hazardous or conflict with the 
existing and anticipated traffic in the neighborhood. As part of this application, the 
applicant is proposing to remove the existing sanctuary and construct a new sanctuary 
in the same general area. The number of seats will increase from 600 to 800 seats. 
Additionally, the applicant is proposing an addition to the proposed school as well as a 
new gymnasium. However there is no proposed increase in the number of students in 
the private school of general education or nursery school. Due to the increase in seats, 
the applicant is proposing 94 new parking spaces along the eastern portion of the 
property. A third entrance, which will be restricted to ingress only on weekends during 
services, is also proposed to facilitate the flow of traffic on site and frontage 
improvements will be provided along Woodburn Road in the vicinity of this entrance. 
This entrance cannot be utilized for egress due to the need for a sight distance 
easement from Tax Map 59-3 ((1)) parcel 18. Due to the proposed changes, Staff 
requested the applicant provide an Operational Analysis to VDOT and FCDOT for 
review. This study has been reviewed and approved by both VDOT and FCDOT and 
the results have been summarized in the Transportation Analysis section above. This 
study demonstrates the existing (to remain) and proposed structures will provide 
adequate parking and traffic mitigation measures that ease the impacts of traffic 
entering and exiting the site. As a result, the proposed improvements will not have a 
detrimental impact to the overall traffic operations on a daily basis and Staff believes 
that the proposal will not conflict with the existing traffic and that this standard has been 
met.  
 

General Standard 5 states that in addition to the standards which may be set forth in 
this Article for a particular group or use, the BZA shall require landscaping and 
screening in accordance with the provisions of Article 13. The application has been 
reviewed by the Urban Forestry Management Division. The applicant has demonstrated 
that tree preservation above the minimum requirements has been provided (207,348 
square feet provided versus 178,663 square feet required). This tree preservation has 
been concentrated primarily along the northeastern and southeastern property lines as 
well as adjacent to Woodburn Road along the western property line and portions of the 
northern property line. This preservation combined with the proposed new vegetation 
will result in approximately 37.6 percent tree cover, which is in excess of the 30 percent 
required in the R-1 and R-2 Districts.  
 
In addition, the applicant is requesting a reaffirmation of the previously approved 
modification of the transitional screening requirements and waiver of the barrier 
requirements. The applicant is also requesting a modification of the barrier location and 
barrier type. Further details on these requests can be found in the Waivers and 
Modification section. 
 
Staff notes that the applicant is proposing to vacate portions of an existing conservation 
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easement along the northeastern portion of the property. This conservation easement 
was initially established in 2002 in conjunction with a Minor Site Plan (891-MSP-001-3) 
for the proposed parish office approved with SPA 76-M-086-4. The purpose of this 
easement was to satisfy the BMP (phosphorus removal efficiency) requirements for the 
increase in impervious area associated with the parish office and was to remain as 
perpetually undisturbed open space. 

 

As part of this application, the applicant is proposing to remove approximately 0.328 
acres from the conservation easement and grant a new conservation area of 
approximately 0.304 acres as shown on the special permit amendment plat. Per 
DPWES, Site Development and Inspections Division (SDID), this easement may be 
vacated and a new easement granted in conjunction with the site plan for the proposed 
uses. As noted in the Stormwater Management/Best Management Practices Analysis, 
the applicant is proposing additional on-site measures to meet BMP requirements for 
the existing and proposed impervious area due, in part, to the removal of a portion of 
the conservation easement. 

 

During the course of this application, Staff has worked closely with the applicant and 
surrounding community to mitigate the extent of the conservation easement to be 
vacated. The applicant originally proposed encroachment into the conservation 
easement for the purposes of constructing parking, a SWM/BMP access road, a rain 
garden and clearing and grading. The applicant has removed the parking, access road 
and rain garden from the conservation easement; however this easement is still being 
partially vacated to accommodate proposed grading associated with the construction of 
the new travelway. Based on the existing topography, staff believes the limits of 
clearing and grading may be further reduced and the area of vacation further 
minimized. Staff has asked the applicant to provide a minimum of ten additional feet of 
preservation adjacent to the travelway and the applicant has noted this is not feasible 
without providing a retaining wall. Staff would encourage the applicant to further review 
the ability to reduce the clearing limits at the time of site plan. Staff also notes that the 
applicant has made efforts to reduce the amount of existing easement to be vacated 
and more than doubled the proposed new easement along the northeastern property 
line. The applicant has proposed re-vegetation of this area with eleven large deciduous 
trees and shrubs, a new conservation easement area and additional SWM/BMP 
measures on site to treat the runoff previously being treated in this conservation 
easement.  
 
On balance, staff believes that the application meets this standard. 
 

General Standard 6 requires that open space be provided in an amount equivalent to 
that specified for the zoning district in which the proposed use is located. As stated, 
there is no specific open space requirement for the proposed use and the applicant has 
proposed a total of 58 percent of the subject property as open space; therefore, this 
standard has been met.  
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General Standard 7 requires that adequate utility, drainage, parking, loading and other 
necessary facilities to serve the proposed use shall be provided.  Parking requirements 
are proposed to be in accordance with the provisions of Article 11. The applicant 
proposes 277 parking spaces, which exceeds the Zoning Ordinance requirement of 242 
parking spaces and the 264 spaces required per the Operational Analysis. Staff has 
also included a development condition stating all parking shall be located on-site. In the 
event additional off-site parking is required, staff has proposed a development condition 
requiring the applicant to coordinate with the operator of Fairfax County Tax Map Parcel 

59-3 ((1)) parcel 11B (Pine Ridge police facility) prior to a large event. The approved 
additions will be served by public water and sewer. An increase in impervious area is 
proposed from the previous special permit amendment approval. The applicant is 
providing stormwater management and best management practices to detain and treat 
the increase in impervious area, as well as capture the existing runoff which currently 
drains uncontrolled to adjacent properties. A development condition has been included 
requiring on-site stormwater detention and BMPs as approved by DPWES. Staff 
believes that Standard 7 has been met. 
 

General Standard 8 requires that signs be regulated by the provisions of Article 12; 
however, the BZA may impose more strict requirements for a given use than those set 
forth in this Ordinance. Per an inspection by the Department of Planning and Zoning, 
Zoning Inspections Branch (ZIB), the applicant has existing signage onsite that does 
not meet the requirements of Article 12 of the Zoning Ordinance. Specifically, ZIB noted 
that two building mounted signs do not contain proper permits. Additionally, the existing 
monument sign does not meet the minimum setback requirements. The applicant has 
shown a revised location for this sign on the special permit amendment plat. Staff has 
also included a development condition that all existing and proposed signage must be 
in conformance with the provisions of Article 12 of the Zoning Ordinance. With this 
condition, this standard has been met. 

 
With the approval and adoption of the proposed development conditions, the general 
standards for all have been met.  
 
Standards for all Group 3 Uses (Sect. 8-303) 
 

Standard 1 states that all uses shall comply with the lot size and bulk regulations of the 
zoning district in which located. As previously summarized in the bulk requirements 
chart above, the application meets this standard.  

 

Standard 2 stipulates that all uses shall comply with the performance standards for the 
applicable zoning district. This use does not have any increased effect on performance 
standards applicable to a place of worship and nursery school / private school of 
general education, specifically on noise or outdoor lighting. The use complies with the 
performance standards of Article 14, as required by the Zoning Ordinance.  
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Standard 3 specifies that all uses shall be subject to the provisions of Article 17, Site 
Plans. The applicant will be required to submit a site plan for the proposed 
improvements.  

 
Additional Standards for Churches, Chapels, Temples, Synagogues, or Other Such 
Places of Worship with a Child Care Center, Nursery School or Private School (Sect 8-
308) 
 

Places of worship with a child care center, nursery school or private school of general 
or special education are subject to the additional standards set forth in Sections 9-309 
(Child Care Centers and Nursery Schools) and 9-310 (Private Schools of General 
Education and Special Education).  
 
Section 9-309 requires an adequate outdoor play area, appropriate street types, and 
on-site drop-off and pick-up of children. As noted, the applicant is not proposing any 
increase in enrollment in conjunction with the proposed school additions. The subject 
property currently contains an existing outdoor play area behind the existing school and 
the applicant will increase the size of this play area with the proposed additions. 
Specifically, the applicant is proposing an additional approximately 5,040 square foot 
play area between the proposed addition and gymnasium. The applicant has also 
indicated that they will comply with County and State requirements regarding the 
number of children occupying the outdoor play area at one time. 
 
In regards to access, the subject property maintains existing access to Woodburn 
Road, which is a collector road. The applicant has submitted an Operational Analysis to 
VDOT and FCDOT due to the additional seats proposed in the sanctuary and proposed 
third entrance to Woodburn Road. Per the results of this study, the surrounding road 
network should not experience any decrease in functionality as a result of these 
improvements. 
 
Finally, the applicant maintains an existing carpool program in conjunction with previous 
development conditions, which facilitates the drop-off and pick-up on site. The applicant 
has provided information stating all vehicles coming to the school are able to stack on-
site and there is no traffic concerns associated with the queuing. Therefore staff 
believes these standards have been met. 
 
Section 9-310 further requires outdoor play area and minimum lot size for a private 
school of general education. As discussed above and as demonstrated on the special 
permit amendment plat, in staff’s opinion, the use meets the standards and will be 
demonstrated at time of site plan. 
 
With the adoption of the proposed development conditions, it is staff’s opinion that the 
standards for Group 3 uses have been met.  
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WAIVERS/MODIFICATIONS REQUESTED 

 
Modification of Transitional Screening Requirements 

 
The applicant is requesting a reaffirmation of the previous waivers and modifications 
approved with SPA 76-M-086-05. A reaffirmation of the modification of transitional 
screening requirements is requested to allow existing vegetation to serve as natural 
screening along the northern, eastern and western property lines in accordance with 
Paragraph 3 of Section 13-305 of the Zoning Ordinance. Per an onsite meeting with the 
Urban Forest Management Division, these lot lines and existing vegetation will be 
supplemented with a combination of large deciduous, medium evergreen and/or large 
evergreen trees and/or shrubs as noted below and shown on the special permit 
amendment plat. This proposed vegetation will address current gaps in the existing 
screening yards where previously preserved vegetation has been removed or died. 
Staff is in support of the requested modifications of the transitional screening yard 
requirements. 
 
Waiver of Barrier Requirements 
 
A reaffirmation of the waiver of the barrier requirements along the northern (Areas ‘A-1’, 
‘A-2’ and ‘A-3’) and western (Area ‘B’) property lines is requested in accordance with 
Section 13-305 of the Zoning Ordinance. It is the applicant’s intent for the church and 
school to blend in with the surrounding community and a fence located adjacent to 
Woodburn Road providing no tangible benefit would detract from existing vegetation. 
Staff is in support of the requested waiver. 
 

 
              Figure 5: Transitional Screening Area, Source: Applicant 
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In conjunction with the request below, the applicant is also requesting a waiver of the 
barrier requirement along Area ‘F’ and ‘J’. A portion of the Parcel ‘F’ property line and 
the entire Area ‘J’ property line contain an existing 6 foot board on board fence. The 
applicant has requested this waiver to allow the existing fence to remain and be used to 
satisfy the barrier requirement in these areas. The applicant is proposing a new 6 foot 
board on board fence to complete the missing link along the Parcel ‘F’ property line and 
will continue this fence along the Parcel ‘I’ property line until it reaches the existing 
fence in Area ‘J’. Staff recognizes that the existing fence was constructed by adjacent 
parcel 18 and not the applicant. However staff does not believe a second parallel fence 
is necessary at this time and will prove to be a maintenance burden. As such, staff is in 
support of this waiver. Staff has included a development condition that in the event 
parcel 18 removes the existing fence, the applicant shall construct a new 6 foot board 
on board fence within sixty days of removal. 
 
Modification of Barrier Location 
 
The applicant is also requesting a modification of the barrier location along the Area ‘C’, 
‘D’, ‘E’, ‘F’, ‘I’ and ‘J’ property lines in accordance with Section 13-305 of the Zoning 
Ordinance. The applicant is requesting a modification to permit the proposed 6 foot 
barrier to be located generally along the property line rather than on the interior of the 
screening yard as required. The applicant has stated that the final location will be 
determined at time of installation, in consultation with a representative from the Urban 
Forest Management Division, to minimize impact to existing vegetation. Per the 
applicant, this modification is requested to provide a clear demarcation of the property 
line for purpose of maintenance of the existing and proposed vegetation and to prevent 
unauthorized encroachments onto the subject property. The community has requested 
the barrier be located as required per Article 13-304 of the Zoning Ordinance and 
placed directly adjacent to the more intense use, which is the church and private 
school. As noted previously, staff from UFMD have reviewed this request and are in 
support of the requested modification, provided the fence is constructed as a board on 
board fence versus the proposed chain link fence.  
 
Modification of Barrier Type 
 
The applicant is also requesting a modification of the barrier type in accordance with 
Section 13-305 of the Zoning Ordinance. Specifically, the applicant is requesting a 
modification to permit a 6 foot, Type G black vinyl chain link fence to be located along 
the Area ‘C’, ‘D’, and ‘E’ property lines. Staff, as well as the surrounding community, are 
not in support of the applicant’s use of a 6 foot black vinyl chain link fence. It is the 
preference of both staff and the surrounding community that the applicant installs a 6 
foot board on board fence in these areas due to the residential nature of the adjacent 
property. Further, a board on board fence is more compatible with the surrounding 
fences. As noted above, the applicant is requesting a modification to the location 
regulations to permit the proposed barrier to be located on the peripheral lot lines. Staff 
believes that if it is the applicant’s desire to install the barrier on the property line and 
directly adjacent to a residential neighborhood, a board on board fence is more 
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appropriate and more consistent with a residential use. Staff has proposed a condition 
requiring a board on board fence along the southeastern (Area ‘D’), northeastern (Area 
‘E’), portion of the parcel 18 northern (Area ‘F’) and parcel 18 eastern (Area ‘I’) 
boundaries. 
 
Waiver of the Minor Paved Trail 
 
Finally, the applicant requests a waiver of the minor paved trail required along 
Woodburn Road in lieu of the proposed five foot wide concrete sidewalk and existing 
four foot wide asphalt trail located along Woodburn Road. The applicant has agreed to 
provide modifications to this existing sidewalk to provide a more linear path along 
Woodburn Road. As the need for an additional parallel facility is unnecessary and will 
be a maintenance burden, staff is in support of this waiver. 

 

CONCLUSIONS AND RECOMMENDATIONS 

 

Staff Conclusions 
 
The applicant requests approval of a special permit amendment to permit the 
construction of a new sanctuary building and a building addition to the existing private 
school of general education.  
 
The existing church use has been in operation on the subject property since 1967. 
While a private school of education was originally approved on site in 1967, it was not 
constructed and a new application for a private school of general education and nursery 
school were approved via a special permit amendment in 1995 and 2013, respectively. 
While the applicant is proposing an increase in impervious area and gross floor area 
with this amendment, staff believes that the proposed uses will not alter the overall 
character of the church and schools (as previously approved) or negatively affect the 
surrounding area. While the applicant has not adequately addressed all of staff’s 
concerns regarding the conservation easement, clearing limits, and fence, the applicant 
has worked to minimize the impact to adjacent properties through the location of the 
buildings, tree preservation, transitional screening, barriers, and landscaping. In staff’s 
opinion, the application has met all requirements of the Zoning Ordinance and is 
consistent with the Comprehensive Plan.  

 

Staff Recommendation 

 
Staff recommends approval of SPA 76-M-086-6 subject to the proposed development 
conditions in Appendix 1 of the staff report.  
 
It should be noted that it is not the intent of staff to recommend that the Board, in 
adopting any conditions, relieve the applicant/owner from compliance with the 
provisions of any applicable ordinances, regulations, or adopted standards. 
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It should be further noted that the content of this report reflects the analysis and 
recommendations of staff; it does not reflect the position of the Board of Zoning 
Appeals. 
 
The approval of a portion this application does not interfere with, abrogate or annul any 
easements, covenants, or other agreements between parties, as they may apply to the 
property subject to the application. 
 
 

APPENDICES 
 
1. Proposed Development Conditions 
2. Statement of Justification and Photographs 
3. Affidavit 
4. Development Conditions and Plat Associated with SPA 76-M-086-5 
5. Environmental Analysis 
6. Stormwater Analysis 
7. Urban Forestry Analysis 
8. Fairfax County Department of Transportation/Virginia Department of Transportation 

Analysis 
9. Applicable Zoning Ordinance Provisions  



DRAFT DEVELOPMENT CONDITIONS 
November 25, 2015 

 
SPA 76-M-086-6 

 
 

If it is the intent of the Board of Zoning Appeals to approve SPA 76-M-086-6 located at 
Tax Map 59-3 ((1)) 11A to amend SP 76-M-086 previously approved for a place of 
worship, private school of general education and nursery school to permit the 
construction of improvements and site modifications,  pursuant to Sect(s). 3-103 and 3-
203 of the Fairfax County Zoning Ordinance, staff recommends that the Board condition 
the approval by requiring conformance with the following development conditions.  
Those conditions carried forward from previous special permits are marked with an 
asterisk.   Minor edits have been made to these conditions to conform to current 
terminology.  Previous edits have been underlined and more recent edits are bold. 
 

1. This approval is granted to the applicant only, The Most Reverend Paul S. 
Loverde, Bishop of the Catholic Diocese of Arlington, Virginia and his successors 
in office (St. Ambrose Catholic Church and School) and is not transferable 
without further action of this Board, and is for the location indicated on the 
application, 3825 Woodburn Road (13.68 acres), and is not transferable to other 
land.* 
 

2. This special permit amendment is granted only for the purpose(s), structure(s) 
and/or use(s) indicated on the special permit plat titled “Special Permit 
Amendment Plat, Saint Ambrose Parish,” prepared by John C. Manganello, P.E., 
Land Development Consultants. Inc. dated January 9, 2013 and as revised 
through October 16, 2015 (the “Special Permit Amendment Plat”) and approved 
with this application, as qualified by these development conditions.* 
 

3. The proposed worship area (“church building”) shall be generally 
consistent with the architectural renderings as shown on Attachment 1 to 
these conditions. The proposed school addition and gymnasium/multi-
purpose building shall be generally consistent with the architectural design 
of the existing school building. Compliance with these conditions shall be 
demonstrated at the time of building permit for the respective buildings. 

 
4. A copy of this special permit amendment, conditions and the Non-Residential 

Use Permit (non-RUP) SHALL BE POSTED in a conspicuous place on the 
property of the use and be made available to all departments of the County of 
Fairfax during the hours of operation of the permitted use.* 

 
5. The applicant reserves the right to phase the improvements shown on the 

Special Permit Amendment Plat; however the proposed main worship area 
(“Church Building”), additional parking and stormwater management 
facilities shall be constructed in the first phase. Further, the existing 
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rectory shall be removed in the first phase and prior to issuance of the first 
new non-RUP. 

 
6. This special permit amendment is subject to the provisions of Article 17, Site 

Plans, as may be determined by the Director, Department of Public Works and 
Environmental Services (DPWES). Any plan submitted pursuant to this special 
permit shall be in substantial conformance with these conditions. Minor 
modifications to the approved special permit may be permitted pursuant to Par. 4 
of Sect. 8-004 of the Zoning Ordinance.* 
 

7. Exclusive of games and activities associated with the private school of 
general education and nursery school, and special Parish events, the 
primary hours of operation of the gymnasium shall be limited to 6:30 p.m. 
to 10:00 p.m. Monday-Friday and 9:00 a.m. to 10:00 p.m. Saturday-Sunday. 

 
8. The gymnasium shall not be leased, rented, or otherwise made available to 

groups not affiliated with or sponsored by the Catholic Diocese. This 
restriction does not apply to church sponsored groups. 

 
9. The maximum number of seats in the Church Building shall not exceed eight 

hundred (800) seats.* 
 

10. All parking shall be on site as depicted on the Special Permit Amendment Plat.* 
 

11. Arrangements shall be made for church volunteers to direct parking and 
pedestrian traffic during high holiday and other heavily attended services. 
 

12. The applicant shall designate a neighborhood liaison and parking contact 
person. This individual shall be responsible for posting information 
regarding on-site parking in the church bulletins and on the church website 
on a weekly basis. The name and phone number of the contact person shall 
be provided to the president(s) of the Winterset Varsity Park Civic 
Association and the office of the Mason District Supervisor within 90 days 
of approval of this special permit amendment. 
 

13. If additional parking is required during any special event, the applicant 
shall obtain permission from the operator of the public facility located on 
Fairfax County Tax Map Parcel 59-3 ((1)) Parcel 11B at least one week prior 
to the event to permit off-site parking. In the event this permission cannot 
be obtained or additional parking is needed, shuttle service shall be 
provided by the applicant. 

 
14. The applicant shall manage a formal carpool program with a goal of 40% of the 

students in the school and nursery school participating in the program. The 
applicant shall take the following measures to encourage the carpooling of 
students: 
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i. The school shall maintain zip code records and provide a matching 

service for parents; 
 

ii. A table shall be provided at the welcome back social event to provide 
information regarding carpooling and to introduce parents with the goal of 
establishing carpools; 

 
iii. A priority lane shall be identified for carpool vehicles and a diagram of the 

carpool lane shall be posted on the school’s website; and 
 

iv. Information shall be included on the school’s website regarding the 
benefits of carpooling.* 

 
15. The easternmost access to the property shall be designed and constructed 

subject to approval by DPWES and VDOT and limited to ingress only on 
weekends for services .  Pavement markings and signage describing the 
use restrictions shall be located on the property at the entrance as well as 
on site. A bollard and chain gate preventing access to the driveway shall be 
in use Monday-Friday. 
 

16. The private school of general education and nursery school shall be limited to a 
total maximum daily enrollment of 260 students between the two uses.* 
 

17. The maximum total number of employees between the private school of general 
education and nursery school shall be limited to 32.* 
 

18. The hours of operation for the private school of general education shall be limited 
to 8:15 a.m. to 3:30 p.m., Monday through Friday, with reasonable 
accommodation for drop-off and pick-up of students before and after school. 
Evening hours until 11:00 p.m. shall be permitted for related school activities.* 
 

19. The hours of operation for the nursery school shall be limited to a maximum of 
two sessions of three hours each starting no earlier than 8:15 a.m. and ending by 
3:30 p.m., Monday through Friday.* 
 

20. The applicant shall at all times ensure compliance with the applicable laws 
and regulations regarding the number of children using the provided 
playground area at any one time. 
 

21. Invasive Species Management Plan: An invasive species management plan 
shall be submitted as part of the first and all subsequent site plan 
submissions detailing how the invasive and undesirable vegetation will be 
removed and managed.  The detailed invasive species management plan 
shall include the following information: 
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 Identify targeted undesirable and invasive plant species to be 
suppressed and managed. 

 Identify targeted area of undesirable and invasive plant management 
plan, which shall be clearly identified on the landscape or tree 
preservation plan. 

 Recommended government and industry method(s) of management, 
i.e. hand removal, mechanical equipment, chemical control, other.  
Identify potential impacts of recommended method(s) on surrounding 
trees and vegetation not targeted for suppression/management and 
identify how these trees and vegetation will be protected (for example, 
if mechanical equipment is proposed in save area, what will be the 
impacts to trees identified for preservation and how will these impacts 
be reduced). 

 Identify how targeted species will be disposed. 

 If chemical control is recommended, treatments shall be performed by 
or under direct supervision of a Virginia Certified Pesticide Applicator 
or Registered Technician and under the general supervision of Project 
Arborist). 

 Provide information regarding timing of treatments, (hand removal, 
mechanical equipment or chemical treatments) when will treatments 
begin and end during a season and proposed frequency of treatments 
per season. 

 Identify potential areas of reforestation and provide recommendation 

 Monthly monitoring reports provided to Urban Forest Management 
Division (UFMD) and Site Development and Inspections Division 
(SDID) staff. 

 Duration of management program; until Bond release or release of 
Conservation Deposit or prior to release if targeted plant(s) appear to 
be eliminated based on documentation provided by Project Arborist 
and an inspection by UFMD staff. 

 
22. Tree Preservation: The applicant shall submit a Tree Preservation Plan and 

Narrative as part of the first and all subsequent site plan submissions.  The 
preservation plan and narrative shall be prepared by a Certified Arborist or 
a Registered Consulting Arborist, and shall be subject to the review and 
approval of UFMD.  

 
The tree preservation plan shall include a tree inventory that identifies the 
location, species, critical root zone, size, crown spread and condition 
analysis percentage rating for all individual trees located within the tree 
save area living or dead with trunks 12 inches in diameter and greater 
(measured at 4 ½ -feet from the base of the trunk or as otherwise allowed in 
the latest edition of the Guide for Plant Appraisal published by the 
International Society of Arboriculture) and 25 feet outside of the proposed 
limits of clearing, in the undisturbed area and within 10 feet of the 
proposed limits of clearing in the area to be disturbed.  All trees 
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inventoried shall be tagged in the field so they can be easily identified.  If 
permission is not allowed from the offsite property owner to tag trees, it 
shall be noted on the tree preservation plan and the applicant shall provide 
documentation showing that the applicant requested such permission by 
certified mail, return receipt requested  The tree preservation plan shall 
provide for the preservation of those areas shown for tree preservation, 
those areas outside of the limits of disturbance shown on the SPA Plat and 
those additional areas in which trees can be preserved as a result of final 
engineering.  The tree preservation plan and narrative shall include all 
items specified in PFM 12-0507 and 12-0509. Specific tree preservation 
activities that will maximize the survivability of any tree identified to be 
preserved, such as: crown pruning, root pruning, mulching, soil testing 
and recommended fertilization, Cambistat, airspading within the critical 
root zone to incorporate the application of compost and bio-char shall be 
included in the plan. Tree preservation activities shall be completed prior to 
completion of the Phase I Erosion and Sediment Control Plan before 
moving into Phase II, unless seasonal timing or other circumstances does 
not allow them to be effectively completed during that period. 

 
 

23. Tree Preservation Walk-Through.  The Applicant shall retain the services of 
a Certified Arborist or Registered Consulting Arborist, and shall have the 
limits of clearing and grading marked with a continuous line of flagging 
prior to the walk-through meeting.  During the tree-preservation walk-
through meeting, the Applicant’s Certified Arborist or Registered 
Consulting Arborist shall walk the limits of clearing and grading with an 
UFM, representative to determine where adjustments to the clearing limits 
can be made to increase the area of tree preservation and/or to increase 
the survivability of trees at the edge of the limits of clearing and grading, 
and such adjustment shall be implemented.  Trees that are identified as 
dead or dying may be removed as part of the clearing operation.  Any tree 
that is so designated shall be removed using a chain saw and such 
removal shall be accomplished in a manner that avoids damage to 
surrounding trees and associated understory vegetation.  If a stump must 
be removed, this shall be done using a stump-grinding machine in a 
manner causing as little disturbance as possible to adjacent trees and 
associated understory vegetation and soil conditions. 
 

24. Limits of Clearing and Grading:  The Applicant shall conform strictly to the 
limits of clearing and grading as shown on the Special Permit Amendment 
Plat, subject to allowances specified in these proffered conditions and for 
the installation of utilities and/or trails as determined necessary by the 
Director of DPWES, as described herein.  If it is determined necessary to 
install utilities and/or trails in areas protected by the limits of clearing and 
grading as shown on the Special Permit Amendment Plat, they shall be 
located in the least disruptive manner necessary as determined by the 
UFMD.  A replanting plan shall be developed and implemented, subject to 
approval by the UFMD, for any areas protected by the limits of clearing and 
grading that must be disturbed for such trails or utilities. 
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25. Tree Preservation Fencing:  All trees shown to be preserved on the tree 

preservation plan shall be protected by tree protection fence.  Tree 
protection fencing in the form of four (4) foot high, fourteen (14) gauge 
welded wire attached to six (6) foot steel posts driven eighteen (18) inches 
into the ground and placed no further than ten (10) feet apart or, super silt 
fence to the extent that required trenching for super silt fence does not 
sever or wound compression roots which can lead to structural failure 
and/or uprooting of trees shall be erected at the limits of clearing and 
grading as shown on the demolition, and phase I & II erosion and sediment 
control sheets, as may be modified by the “Root Pruning” condition below.   

 
All tree protection fencing shall be installed after the tree preservation 
walk-through meeting but prior to any clearing and grading activities, 
including the demolition of any existing structures.  Three (3) days prior to 
the commencement of any clearing, grading or demolition activities, but 
subsequent to the installation of the tree protection devices, the UFMD, 
shall be notified and given the opportunity to inspect the site to ensure that 
all tree protection devices have been correctly installed.  If it is determined 
that the fencing has not been installed correctly, no grading or 
construction activities shall occur until the fencing is installed correctly, as 
determined by the UFMD. 
 

26. Root Pruning:  The Applicant shall root prune, as needed to comply with 
the tree preservation requirements of these development conditions.  All 
treatments shall be clearly identified, labeled, and detailed on the erosion 
and sediment control sheets of the site plan submission.  The details for 
these treatments shall be reviewed and approved by the UFMD, 
accomplished in a manner that protects affected and adjacent vegetation to 
be preserved, and may include, but not be limited to the following: 

 Root pruning shall be done with a trencher or vibratory plow to a depth 
of 18 - 24 inches. 

 Root pruning shall take place prior to any clearing and grading, or 
demolition of structures. 

 Root pruning shall be conducted with the supervision of a Certified 
Arborist or Registered Consulting Arborist. 

 An UFMD, representative shall be informed when all root pruning and tree 
protection fence installation is complete. 
 

27. Site Monitoring:  During any clearing or tree/vegetation on the Applicant 
Property, a representative of the Applicant shall be present to monitor the 
process and ensure that the activities are conducted as conditioned and as 
approved by the UFMD.  The Applicant shall retain the services of a 
Certified Arborist or Registered Consulting Arborist to monitor all 
construction and demolition work and tree preservation efforts in order to 
ensure conformance with all tree preservation development conditions, 
and UFMD approvals.  The monitoring schedule shall be described and 
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detailed in the Landscaping and Tree Preservation Plan, and reviewed and 
approved by the UFMD. 
 

28. Landscape Pre-Inspection Meeting:  Prior to installation of plants to meet 
requirements of the approved landscape plan, the Contractor/Developer 
shall coordinate a pre-installation meeting on site with the landscape 
contractor and a representative of the County UFMD. Any proposed 
changes to the location of planting, size of trees/shrubs, and any proposed 
plant substitutions for species specified on the approved plan shall be 
reviewed at this time and must be approved prior to planting. The 
installation of plants not specified on the approved plan, and not 
previously approved by UFMD, may require submission of a revision to the 
landscape plan or removal and replacement with approved material. 

 
Field location of planting material, when required by the approved plan, 
shall be reviewed at the pre-installation meeting. The Landscape 
Contractor shall stake proposed individual planting locations in 
consultation with the Contractor/Developer prior to the pre-installation 
meeting, for review by UFMD staff. Stakes shall be adjusted, as needed, 
during the course of the meeting as determined by UFMD staff based on 
discussion with the Contractor/Developer and the Landscape Contractor. 

 
29. Native Species Landscaping:  All landscaping provided shall be native to 

the middle Atlantic region to the extent feasible and non-invasive as 
determined by UFMD.  In addition, the quality and quantity of landscaping 
provided shall be in substantial conformance with the Special Permit 
Amendment Plat. 
 

30. Post-development canopy preservation and coverage shall be as shown on 
Sheet 7 of 16 of the Special Permit Amendment Plat.   
 

31. The applicant shall monitor the health of the trees within the existing 
conservation easement. If it is determined by a Certified Arborist that trees within 
the conservation easement pose an unacceptable level of risk to the adjacent 
residential properties, the applicant shall clearly identify these trees in the field 
and shall contact the UFMD to seek approval for their removal. Subject to 
concurrence by the UFMD, trees identified as hazardous shall be removed and 
replacement plantings installed, if required by the UFMD. Said plantings shall be 
installed in a timely manner, but dependent upon the season in an effort to 
maximize survival. The applicant shall provide the name and telephone number 
of a contact person, at both the Parish and Diocese of Arlington, to the president 
of the Winterset Varsity Park Civic Association and the office of the Mason 
District Supervisor within 90 days of approval of this special permit amendment 
for the purpose of reporting a potentially hazardous tree by an adjacent 
neighbor.* 
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32. Interior parking lot landscaping shall be maintained in accordance with Article 13 
of the Zoning Ordinance.* The landscaping shall be maintained in a healthy 
condition and dead and/or dying plant materials replaced. Prior to the issuance of 
the first new Non-RUP, UFMD shall inspect the site and shall require 
replacement and/or new vegetation to meet the intent of the parking lot 
landscaping requirements. 

 
33.  The existing and/or proposed vegetation shall be deemed to fulfill the 

requirements for transitional screening as shown on the Special Permit 
Amendment Plat. Prior to the issuance of the first new Non-RUP, the applicant 
shall coordinate an inspection of transitional screening by the UFMD. 
Replacement plantings as recommended by the UFMD for any vegetation which 
is dead, dying or less than six (6) feet in height shall be installed in a timely 
manner, but dependent upon the season in an effort to maximize survival.* 
 

34. The applicant shall install eight one and one half inch (1.5”) caliper 
blackgum trees, or alternative species as coordinated with UFMD, within 
the southeastern and northeastern transitional screening yards in order to 
meet the intent of the transitional screening requirements in accordance 
with development conditions issued in accordance with SPA 76-M-086-05. 
The final location and species of these trees shall be determined in 
consultation with UFMD at time of site plan. 

 
35. At time of site plan submission, the applicant shall provide written 

justification in accordance with Article 13-305 of the Zoning Ordinance for 
each barrier modification requested in the Special Permit Amendment Plat. 
Subject to providing the written justification in accordance with Article 13-
305 of the Zoning Ordinance, as determined by UFMD, the requested 
barrier modifications shall be approved at the time of site plan approval. 

 
36. In the event the existing six foot (6’) board on board fence located on Tax 

Map 59-3 ((1)) Lot 18 and referenced in condition #35 is removed, the 
applicant shall install a six foot (6’) board on board fence along the 
perimeter of that property approximately one foot inwards to the 
applicant’s property within sixty days of removal of the fence.  
 

37. The applicant shall install a six foot (6’) board on board fence along the 
perimeter of the southeastern (Area ‘D’), northeastern (Area ‘E’), portion of 
the Parcel 18 northern (Area ‘F’) and Parcel 18 eastern (Area ‘I’) boundary 
approximately one foot inwards to the applicant’s property and as depicted 
on the Special Permit Amendment Plat. The final location of the fence shall 
be determined in consultation with UFMD and the owner of Parcel 18 at 
time of site plan. 

 
38. Stormwater Management Best Management Practices (BMPs) shall be provided 

as generally depicted on the Special Permit Amendment Plat or as approved by 

Appendix 1



DPWES. The facilities shall be maintained as determined by DPWES.* 
 

39. The areas designated on the Special Permit Amendment Plat as “Portion of 
Conservation Easement to be Granted” shall be dedicated without cost to 
the Board of Supervisors at the time of the first site plan approval or upon 
demand by Fairfax County, whichever should first occur.  The proposed six 
foot (6’) barrier may be located within the easement as shown on the 
Special Permit Amendment Plat or qualified by these conditions. No other 
structures shall be added to this area.  No clearing or grading shall be 
permitted in this area.  Removal of dead or dying trees and management of 
exotics and invasive species shall be permitted as needed by hand or by a 
method approved by UFMD.   

 
40. All new lighting, including security lighting, shall be in conformance with 

Part 9 of Article 14 of the Zoning Ordinance. Any new light fixtures 
provided on the site shall be limited to a maximum height of twelve (12) 
feet, from ground level to the top of the fixture. The new lights shall be low 
intensity design, full-cut-off fixtures, which focus the light directly onto the 
subject property and does not create glare or a nuisance off the property. 
Shields shall be installed on new lighting, if necessary, to prevent the light 
and glare from projecting beyond the lot lines. The new lights shall be 
controlled with an automatic shut-off device and shall be turned off when 
the site is not in use, except for security lighting directly adjacent to the 
building. There shall be no up-lighting of the proposed or existing 
buildings. Except as provided by Condition 7 above, all interior lights in the 
gymnasium and school shall be turned off no later than 10:00 p.m.  
 

41. In order to promote substainable design, the following measures shall be 
taken in conjunction with the construction of the proposed buildings. A 
LEED-AP shall be included as a member of the design team.  The LEED-AP 
will work with the team to incorporate sustainable design elements and 
innovative technologies into the proposed buildings.  At the time of site 
plan submission, documentation will be provided to the Environment and 
Development Review Branch of DPZ (EDRB) demonstrating compliance 
with the commitment to engage such a professional. 

 
Prior to final construction bond release, the LEED-AP shall submit a 
certification statement to EDRB including supporting documentation as 
detailed below, confirming that the green building elements listed below 
have been incorporated into the design and construction of the building(s). 
 

 
Green building elements for inclusion in the project: 

 
A. Native and non-invasive species, including perennials and seed 

mixes, shall be used exclusively for landscape and other plantings 
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on the property.  Planting lists showing species and location of 
plantings on the landscape plan shall be submitted with the site 
plan. 
 

B. LED or fluorescent lamps shall be incorporated in interior building 
light fixtures. 

 
C. Motion sensor faucets and flush valves and ultralow-flow plumbing 

fixtures that have a maximum water usage listed below shall be 
used.  Manufacturers' product data shall be provided prior to the 
issuance of a Non-RUP. 

 
Water Closet (gallons per flush, gpf): 1.28 
Urinal (gpf): 0.5 
Showerheads (gallons per minute, gpm*): 20 
Lavatory faucets (gpm**): 1.5 
Kitchen and janitor sink faucets: 2.20 
Metering faucets: 0.25 

 
*When measured at a flowing water pressure of 80 pounds per 
square inch (psi). 

 
**When measured at a flowing water pressure of 60 pounds per 
square inch (psi). 

 
D. Low-emitting materials shall be used for all adhesives, sealants, 

paints, coatings, floor systems, composite wood, and agrifiber 
products, as well as furniture and furnishings, if available.  Low-
emitting is defined according to the following table: 

 
Application    (VOC Limit g/L less water) 
Carpet Adhesive    50 
Rubber floor adhesive   60 
Ceramic tile adhesive   65 
Anti-corrosive/anti-rust paint  250 
Clear wood finishes   350 
 
Manufacturers' product data shall be provided prior to the 
issuance of a Non-RUP. 

 
E. Carpet and carpet padding shall be installed that meets the testing 

and product requirements of the Carpet and Rug Institute Green 
Label Plus Program.  Manufacturers' product data shall be 
provided prior to the issuance of a Non-RUP. 
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F. Vinyl composition tile and rubber tile flooring shall be installed that 
meets the requirements of the FloorScore certification program.  
Manufacturers' product data and certification letter shall be 
provided prior to the issuance of a Non-RUP. 

 
G. Energy Star, or equivalent, appliances and equipment for all 

refrigerators, water heaters, computers, monitors, water coolers, 
and other appliances and office equipment (if available) shall be 
installed.  Installation locations and manufacturers' product data, 
including the Energy Star energy guide if installed, shall be 
provided prior to the issuance of a Non-RUP. 

 
42. Signs may be permitted and must be located and designed in accordance 

with the provisions of Article 12 of the Zoning Ordinance. The applicant 
must submit and obtain approval of sign permit(s) for the existing 
unpermitted signs within ninety (90) days of approval of this special permit 
amendment.  
 

43. If required by DPWES or VDOT, the applicant shall relocate the Flood 
Warning System located northeast of the proposed 3rd entrance. The final 
location of the Flood Warning System shall be determined in consultation 
with DPWES or VDOT at time of site plan. 

 
This approval, contingent on the above-noted conditions, shall not relieve the applicant 
from compliance with the provisions of any applicable ordinances, regulations, or 
adopted standards.  The applicant shall be responsible for obtaining the required Non-
Residential Use Permit through established procedures, and this special permit shall not 
be valid until this has been accomplished. 
 
Pursuant to Sect. 8-015 of the Zoning Ordinance, this special permit shall automatically 
expire, without notice, thirty (30) months after the date of approval unless the use has 
been established.  The Board of Zoning Appeals may grant additional time to establish 
the use if a written request for additional time is filed with the Zoning Administrator prior 
to the date of expiration of the special permit.  The request must specify the amount of 
additional time requested, the basis for the amount of time requested and an 
explanation of why additional time is required.* 
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C o u n t y  o f  F a i r f a x ,  V i r g i n i a  

DATE: November 4, 2015 

TO: Barbara Berlin, Director 
Zoning Evaluation Division, DPZ 

TO: 

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

SUBJECT: ENVIRONMENTAL ASSESSMENT SPA 76-M-086-06 
St. Ambrose Catholic Church, 
Diocese of Arlington 

This memorandum, prepared by Mary Ann Welton, includes citations from the Comprehensive 
Plan that provide guidance for the evaluation of the subject Special Permit Amendment 
application, revised through October 16, 2015. The extent to which this application is in harmony 
with 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. 

DESCRIPTION: 

The 13.68 acre St. Ambrose Catholic Church property is generally situated north of Little River 
Turnpike off Woodburn Road in the Mason District. The subject property is currently zoned R-l 
& R-2 and this application proposes to amend a previously approved application in order to 
construct a new 22,000 square foot sanctuary with 800 seats which will replace the existing 9,016 
square foot sanctuary with 600 seats. Parking will be increased from 200 spaces to 277 spaces. 
Other improvements include 22,880 square feet for a gymnasium and school addition. 

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 citations: 

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

Department of P 

12055 Government Cents 
Fairfax,A 

Excellence * Innovation * Stewardship 
Integrity * Teamwork * Public Service 

Fax 703-653-9447 PLANNING 
www.fairfaxcounty.gov/dpz/ & ZONING 
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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. . .. 

Minimize the application of fertilizers, pesticides, and herbicides to 
lawns and landscaped areas through, among other tools, the 
development, implementation and monitoring of integrated pest, 
vegetation and nutrient management plans. . . ." 

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...." 

In the Fairfax County Comprehensive Plan, 2013 Edition, Policy Plan, Environment, as amended 
through July 1, 2014, on pages 17-18, the Plan states: 

"The retention of environmental amenities on developed and developing sites is also 
important. The most visible of these amenities is the county's tree cover. It is possible to 
design new development in a manner that preserves some of the existing vegetation in 
landscape plans. It is also possible to restore lost vegetation through replanting. An aggressive 
urban forestry program could retain and restore meaningful amounts of the county's tree cover. 

Objective 10: Conserve and restore tree cover on developed and developing sites. 
Provide tree cover on sites where it is absent prior to development. 

Policy a: Protect or restore the maximum amount of tree cover on developed and 
developing sites consistent with planned land use and good 
silvicultural practices...." 

In the Fairfax County Comprehensive Plan, 2013 Edition, Policy Plan, Environment, as amended 
through July 1, 2014, on pages 19 -20 the Plan states: 

"Objective 13: Design and construct buildings and associated landscapes to 
use energy water resources efficiently and to minimize 
short- and long-term negative impacts on the environment and 
building occupants. 

"Objective 2: 

Policy a. 

Policy c. 

O: \2015_Development_Review_Reports\Special_Permit\SPA_76-M-086-06_St. Ambrose.docx 

Appendix 5



Barbara Berlin 
SPA 76-M-086-06 
Page 3 

Policy a. In consideration of other Policy Plan objectives, encourage the 
application of energy conservation, water conservation and other 
green building practices in the design and construction of new 
development and redevelopment projects. These practices may 
include, but are not limited to: 

Environmentally-sensitive siting and construction of 
development; 

Application of low impact development practices, including 
minimization of impervious cover (See Policy k under 
Objective 2 of this section of the Policy Plan); 

Optimization of energy performance of structures/energy-
efficient design; 

Use of renewable energy resources; 

Use of energy efficient appliances, heating/cooling systems, 
lighting and/or other products; 

Application of best practices for water conservation, such as 
water efficient landscaping and innovative wastewater 
technologies, that can serve to reduce the use of potable 
water and/or reduce stormwater runoff volumes; 

Reuse of existing building materials for redevelopment 
projects; 

Recycling/salvage of non-hazardous construction, 
demolition, and land clearing debris; 

Use of recycled and rapidly renewable building materials; 

Use of building materials and products that originate from 
nearby sources; 

Reduction of potential indoor air quality problems through 
measures such as increased ventilation, indoor air testing 
and use of low-emitting adhesives, sealants, paints/coatings, 
carpeting and other building materials; 

Reuse, preservation and conservation of existing buildings, 
including historic structures; 

O: 2015 DevelopmentReviewReports\Special_Permit\SPA 76-M-086-06_St. Ambrose.docx 
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Retrofitting of other green building practices within existing 
structures to be preserved, conserved and reused; 

Energy and water usage data collection and performance 
monitoring; 

Solid waste and recycling management practices; and 

Natural lighting for occupants. 

Encourage commitments to implementation of green building 
practices through certification under established green building 
rating systems for individual buildings (e.g., the U.S. Green Building 
Council's Leadership in Energy and Environmental Design for New 
Construction [LEED-NC®] or the U.S. Green Building Council's 
Leadership in Energy and Environmental Design for Core and Shell 
[LEED-CS®] program or other equivalent programs with third party 
certification). An equivalent program is one that is independent, 
third-party verified, and has regional or national recognition or one 
that otherwise includes multiple green building concepts and overall 
levels of green building performance that are at least similar in scope 
to the applicable LEED rating system. Encourage commitments to 
the attainment of the ENERGY STAR® rating where available.. .. 
Encourage the inclusion of professionals with green building 
accreditation on development teams. Encourage commitments to the 
provision of information to owners of buildings with green 
building/energy efficiency measures that identifies both the benefits 
of these measures and their associated maintenance needs.. .." 

ENVIRONMENTAL ANALYSIS 

This section characterizes the environmental concerns raised by an evaluation of this site and the 
proposed land use. 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 the County's remaining natural amenities. 

Water Quality Protection and Stormwater Best Management Practices: The 13.68 acre 
subject property is located within the Accotink Creek watershed. The church property is currently 
developed on the western portion of the property with a densely vegetated conservation easement 
on the eastern portion of the site. The proposed 13,000 square foot school addition, the 9,880 
square foot single story gymnasium, the new play area and new parking area are all proposed to 
be located within the heavily treed conservation easement along the southeastern boundary of the 
current church and school. 

O: Y2015_Development_ReviewJReports\Special_Permit\SPA_76-M-086-06_St. Ambrose.docx 
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The stormwater narrative indicates that the site is currently served by an approved underground 
detention system. This application proposes to address water quality and quantity requirements 
for the proposed additional impervious surface by adding three rain gardens with underground 
detention, several filterra and a grassy swale which will be placed southeast of the proposed new 
school facilities. Runoff from the subject property currently drains to the Accotink Creek 
floodplain located north and east of the subject property. The applicant's engineer states that the 
outfall is adequate and that the post development peak flow rates for the 2 and 10 year, 24 hour 
storm events will be reduced to pre-development conditions. 

The adequacy of stormwater management/best management practice (SWM/BMP) facilities and 
outfall, as well as conformance with the requirements of the County's Stormwater Management 
Ordinance (Chapter 124 of the Code of Fairfax County) will be subject to further review and 
approval by the Department of Public Works and Environmental Services (DPWES). 

http://www.fairfaxcountv.gov/dpwes/stormwaterordinance/chapter 124.pdf 

Tree Preservation: As noted previously, the building expansion is proposed to occur within the 
existing conservation easement southeast of the church. The conservation easement area is 
densely vegetated with a deciduous forest of predominately red oak, white oak and tulip poplar. 
Much of the conservation easement area will be removed and a fence is proposed along the 
southeastern perimeter of the property. Staff strongly encouraged the applicant to reduce the 
limits of clearing and grading and make an exerted effort to preserve more of the deciduous 
canopy which characterizes the conservation easement which is an irreplaceable asset to the 
property. Since this application has been in the development review process, the applicant has 
demonstrated a good faith effort to accommodate staff recommendations. In response to the 
comment regarding excessive building intensity within an existing residential area, the applicant 
eliminated the proposed rectory on the site. 

Green Building: The Policy Plan incorporates guidance in support of the application of energy 
conservation, water conservation and other green building practices in the design and construction 
of new development and redevelopment projects. In support of the County's green building 
policy, the applicant has provided a draft development condition which enumerates energy 
conservation measures to be implemented during the construction and operation of this facility. 
However, staff requests that the applicant modify the green building condition to clarify how and 
when the achievement of these commitments will be demonstrated to the Environment and 
Development Review Branch. 

DM J: MAW 

0: V2015_Development_Review_Reports\SpecialPermit\SPA_76-M-086-06 St. Ambrose.docx 
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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 711 • FAX 703-324-8359  

 

 

 

 

 

 

 

DATE:  October 28, 2015 

 

TO: Kelly Atkinson, Staff Coordinator 

Zoning Evaluation Division 

Department of Planning and Zoning 

FROM: Mohan Bastakoti, P.E., Senior Engineer III    

 South Branch 

Site Development and Inspections Division  

Department of Public Works and Environmental Services 

 

SUBJECT: Application # SPA 76-M-086-06; 891-ZONA-002-1; St. Ambrose Catholic 

Church and School Tax Map #059-3-01-0011A; Mason District 

 

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

comments:  

 

Chesapeake Bay Preservation Ordinance (CBPO) 

There is no Resource Protection Area on this site.   

 

Floodplain 

There is a no regulated floodplain on this site.  

 

Downstream Drainage Complaints 

There is no storm water complaint on file within the property.  

 

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) 

 

 

 

 

 

 

 

 

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 
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Water Quality Control 

Water quality controls must be satisfied for this development (PFM 6-0401.2). The plan 

indicates that filterra, dry swale, sheet flow to conservation area, and Bioretention facilities will 

be used to meet water quality requirements. The applicant has provided VRRM spreadsheets and 

shows that water quality requirements of SWMO Chapter 124-4-4-3 have been met. 

 

BMP sizing computations, setbacks and construction specifications shall be provided/reviewed 

during site plan review.  

 

Stormwater Detention  

Unless waived by the Director, the postdevelopment peak flow for the 2-year 24-hour storm 

event shall be released at a rate that is equal to or less than the predevelopment peak flow rate 

from the 2-year 24-hour storm event and the postdevelopment peak flow for the 10-year 24-hour 

storm event shall be released at a rate that is less than or equal to the predevelopment peak flow 

rate from the 10-year 24-hour storm event. SWMO 124-4-4.D. 

 

Sheet#11 shows that the 2-yr 24-hr and 10-yr 24-hr stormwater peak release from the site at post 

development condition is less than that at the predevelopment condition. This satisfies the above 

detention requirements. The details of the H&H computation will be reviewed with site plan 

review. 

 

Water Quantity Control 

The applicant shall provide a narrative and a summary of computations to demonstrate how the 

concentrated stormwater flow will be released into a stormwater conveyance system and shall 

meet criteria (1), (2) or (3) of 124-4-4B, where applicable, from the point of discharge to a point 

to the limits of analysis in Section 124-4-4(b)(5) as demonstrated by use of acceptable 

hydrologic and hydraulic methodologies during site plan review. 

 

The applicant shall provide a narrative and a summary of computations to demonstrate how the 

concentrated stormwater flow shall be released into a stormwater conveyance system and shall 

meet criteria subsections (1), (2), or (3) of 124-4-4C, where applicable, from the point of 

discharge to a point to the limits of analysis in Section 124-4-4(c)(5) as demonstrated by use of 

acceptable hydrologic and hydraulic methodologies during site plan review. 

 

The details of the hydrological and hydraulic computations will be reviewed during site plan 

review. 

 

Downstream Drainage System 

An outfall narrative has been provided for each numbered outfall and the applicant has identified 

the location of Accotink Creek where the total drainage area is 100 times the area of the site. The 

engineer has expressed his opinion that an adequate outfall exists and if required additional 

detention will be provided to meet the adequate outfall requirements. The details of the 
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computation for channel protection requirements and flood protection requirements of each 

outfall channel will be submitted and reviewed during site plan review.  

 

 

cc: Don Demetrius, Chief, Watershed Projects Evaluation Branch, SPD, DPWES 

 Fred Rose, Chief, Watershed Planning & Assessment Branch, SPD, DPWES 

 Bijan Sistani, Chief, South Branch, SDID, DPWES 

 Zoning Application File 
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DATE:                 October 30, 2015 

 

TO: Kelly Atkinson, Staff Coordinator 

Zoning Evaluation Division, DPZ 

 

FROM: Nicholas Drunasky, Urban Forester II 

 Forest Conservation Branch, UFMD 

 

SUBJECT: Saint Ambrose Parish, SPA 76-M-086-06 

 

 

This review is based upon the Special Exception Amendment SEA 76-M-086-06 stamped 

“Received, Department of Planning & Zoning October 16, 2015.”  Site visits were conducted on 

May 28, 2015 and September 15, 2015 as part of the review of this application. 

 

Site Description:  The site consists of four buildings and is partially developed.  The developed 

area contains landscaping around the periphery that is used towards transitional screening 

requirements, interior parking lot landscaping, and some scattered landscape trees consisting 

primarily of eastern red cedar, white pine, dogwood, bradford pear, and red maple.  The 

undeveloped area of the site consists primarily of upland hardwood forest containing species 

such as white oak, northern red oak, black oak, scarlet oak, blackgum, tulip poplar, red maple 

and Virginia pine.  Some of the trees within the upland hardwood forest blew down and were 

significantly impacted during storms that occurred in 2012.     

 

 

1. Comment: These proposed limits of clearing and grading will remove a large percentage 

of the high quality upland hardwood forest remaining and will negatively impact the 

critical root zones of several offsite trees.  In addition, the SPA proposes to clear areas 

where it does not appear necessary with the proposed layout (40 feet beyond where 

improvements are proposed to be constructed), which will remove many trees, including 

areas of transitional screening.  Pulling in the limits of clearing and grading would better 

protect and preserve trees where canopy credit is and is not being applied and help reduce 

impacts and preserve additional areas of existing high quality forest present.   

 

Recommendation: The applicant should adjust the limits of clearing and grading inward 

to provide better protection to trees receiving canopy credit and a few that are proposed 

to be removed that could be preserved to help protect the following off and on-site trees: 

shift the limits of clearing and grading inward and utilize the current location of the 

existing sidewalk on the eastern side of the existing school building to protect the critical 

root zone of the Japanese cryptomeria currently within the proposed limits of clearing 

 

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 
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Land Development Services, Environmental and Site Review Division 

12055 Government Center Parkway, Suite 535 

Fairfax, Virginia 22035-5503 

Phone 703-324-1720, TTY: 703-324-1877, Fax: 703-324-8359   

www.fairfaxcounty.gov/dpwes 

 

and grading, shift the limits of clearing and grading inward starting at the edge of rain 

garden number two and continue along the northeastern property line around the 

proposed rectory remaining as far outside of all the transitional screening surrounding the 

rectory as possible and parcel 18 all the way the right-of-way where it exits the 

transitional screening on the southern side of parcel 18.    

 

2. Comment:  A site visit revealed that the existing concrete sidewalk appears to be in good 

condition along Woodburn Road in front of the proposed rectory was constructed in a 

manner that preserved several trees between the sidewalk and the road, which is a nice 

asset for the site and would allow vegetation that is additional to the transitional 

screening to be preserved.  However, this area is proposed to be located within the limits 

of clearing and grading, which does not appear necessary for the scope of the work and 

would remove all transitional screening as well.  In addition, the asphalt section of the 

existing sidewalk in front of parcel 18 was constructed in a manner to preserve trees 

between the road and sidewalk, which is not shown to be disturbed and will protect the 

exiting trees within that area.     

 

Recommendation: The proposed limits of clearing and grading should be re-evaluated 

and adjusted inward so they are located inside the existing transitional screening 

vegetation, which will allow the existing sidewalk section to be utilized and existing 

vegetation between Woodburn Road and the sidewalk to be preserved along with the 

vegetation behind the sidewalk which will serve as transitional screening and provide a 

shade and safer corridor for pedestrians.   

 

3. Comment: Based on a site visit on September 15, 2015, it appears that the eight, one and 

one half inch blackgums that were provided in late 2014 as replacement trees for several 

larger trees that have died and been removed from within the southeastern and 

northeastern transitional screening areas.  This replacement vegetation was a requirement 

per development conditions for SPA 76-M-086-05. 

 

Recommendations: These eight, one and one half inch caliper blackgums shall be 

depicted to be planted on Landscape Plan within the southeastern boundary (Area D) and 

Northeastern Boundary (Area E) in order to meet the intent of the transitional screening 

ordinance in accordance with development conditions from SPA 76-M-086-05.  

 

4. Comment: It appears that a request to waive the barrier (Type D, E, or F) required by the 

Zoning Ordinance for the church in the areas adjacent to the single family detached 

dwellings has been requested in favor of using no barrier along the northern and western 

sides of the site, but no site specific justification has been provided for why this is 

necessary.   

 

Recommendations: The applicant should revise the modification request to include the 

proper justification from the Zoning Ordinance 13-305 to waive the barrier along with 

providing a site specific justification for why this is necessary along the northern and 

western boundaries of the site. If this cannot be properly justified, the applicant should 
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provide a Type D, E, or F barrier along the northern and western sides of the property in 

accordance with ZO 13-304. 

  

5. Comment: The barrier (six foot tall black coated chain link fence) is proposed along the 

property line on the southeastern and northeastern sides of the property (adjacent to 

Winterset Subdivision), which does not benefit the adjacent properties visually.  If this 

type of fencing material is going to be utilized, it should be provided between the 

transitional screening and the use they are screening, which would be the church in 

accordance with Zoning Ordinance 13-304.1.  Therefore, the location of the barrier 

should be relocated internal to the transitional screening.   

 

Recommendations: The location of the barrier on the southeastern and northeastern 

sides of the property should be depicted on the internal side of the screening or a six foot 

tall board on board fence should be provided.     

   

 

If you have any questions, please feel free to contact me at 703-324-1770. 

 

 

NJD/ 

 

UFMDID #: 200846 

 

cc: DPZ File 
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DATE: November 12, 2015 

TO: Barbara Berlin, Director 
Zoning Evaluation Division, DPZ 

FROM: 
Site Analysis Section, DOT 
Michael Davis, Acting Chief 

SUBJECT: SPA 76-M-086-06- St. Ambrose Parish 
Land Identification Maps: 59-3 ((01)) 11A 

This department has reviewed the subject Special Permit amendment submittal dated October 
19, 2015. The applicant is proposing to replace the existing 600-seat sanctuary on the 
property with a larger 800-seat sanctuary and expand the school on the site by 28,000 
square feet to include choir, science and recreational facilities. Additional parking and a new 
entrance are proposed to accommodate these modifications. 

Staff requested an operational analysis from the applicant to identify potential transportation 
issues associated with expansion of the site. The applicant fulfilled this request and provided 
an operational analysis that addressed staff concerns related to increased trips to/from the 
church, internal circulation on Sundays, and turn lane warrants for the existing and proposed 
entrances. The document concluded that there is no need for any additional transportation 
improvements. 

The new entrance that leads to the additional parking lot was a significant issue noted by 
staff. This entrance would have required a sight distance easement from Lot 18, a property 
located on Woodburn Road adjacent to the St. Ambrose property, which would have been 
difficult to obtain. The applicant solved the sight distance issue by restricting this entrance to 
inbound only, and restricting its use to Sunday masses. The entrance will be chained off 
during all other times. Staff concluded that this mitigates the sight distance issue and 
regulates the amount of cars using this entrance. 

MAD/BMC 
Cc: Kelly Atkinson, DPZ 

Fairfax County Department of Transportation 
4050 Legato Road, Suite 400 

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

Fax: (703) 877-5723 

FCDOT 
i Serving Fairfax County 

for 30 Years and More 
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SPA 76-M-086-6 Appendix 9 

 
PART 1 3-100 R-1 RESIDENTIAL DISTRICT, ONE DWELLING UNIT/ACRE  
 
3-101 Purpose and Intent  
 
The R-1 District is established to provide for single family detached dwellings; to allow other 
selected uses which are compatible with the low density residential character of the district; and 
otherwise to implement the stated purpose and intent of this Ordinance.  
 
3-102 Permitted Uses  
 
1. Accessory uses and home occupations as permitted by Article 10.  
2. Agriculture, as defined in Article 20.  
3. Dwellings, single family detached.  
4. Public uses.  
 
3-103 Special Permit Uses 
 
For specific Group uses, regulations and standards, refer to Article 8.  
1. Group 2 - Interment Uses.  
2. Group 3 - Institutional Uses. 
**(See the Zoning Ordinance for a full list of Special Permit and Special Exception Uses) 
 
3-106 Lot Size Requirements  
 
1. Minimum district size for cluster subdivisions: 10 acres  
2. Average lot area: No Requirement  
3. Minimum lot area  

A. Conventional subdivision lot: 36,000 sq. ft.  
B. Cluster subdivision lot: 25,000 sq. ft.  

4. Minimum lot width  
A. Conventional subdivision lot:  

(1) Interior lot - 150 feet  
(2) Corner lot - 175 feet  

B. Cluster subdivision lot:  
(1) Interior lot - No Requirement  
(2) Corner lot - 125 feet  

5. The minimum district size requirement presented in Par. 1 above may be waived by the 
Board in accordance with the provisions of Sect. 9-610.  
 
3-107 Bulk Regulations  
 
1. Maximum building height  

A. Single family dwellings: 35 feet  
B. All other structures: 60 feet  

2. Minimum yard requirements  
A. Single family dwellings 

(1) Conventional subdivision lot  
(a) Front yard: 40 feet  
(b) Side yard: 20 feet  
(c) Rear yard: 25 feet  

(2) Cluster subdivision lot  
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(a) Front yard: 30 feet  
(b) Side yard: 12 feet, but a total minimum of 40 feet  
(c) Rear yard: 25 feet  

B. All other structures  
(1) Front yard: Controlled by a 50° angle of bulk plane, but not less than 40 feet  
(2) Side yard: Controlled by a 45° angle of bulk plane, but not less than 20 feet 
(3) Rear yard: Controlled by a 45° angle of bulk plane, but not less than 25 feet  

3. Maximum floor area ratio:  
A. 0.15 for uses other than residential or public  
B. 0.20 for public uses 

 
 
PART 2 3-200 R-2 RESIDENTIAL DISTRICT, TWO DWELLING UNITS/ACRE  
 
3-201 Purpose and Intent  
 
The R-2 District is established to provide for single family detached dwellings at a density not to 
exceed two (2) dwelling units per acre; to provide for affordable dwelling unit developments at a 
density not to exceed two and four-tenths (2.4) dwelling units per acre; to allow other selected 
uses which are compatible with the low density residential character of the district; and 
otherwise to implement the stated purpose and intent of this Ordinance.  
 
3-202 Permitted Uses  
  
1. Accessory uses and home occupations as permitted by Article 10.  
2. Affordable dwelling unit developments.  
3. Dwellings, single family detached.  
4. Public uses.  
 
3-203 Special Permit Uses  
 
For specific Group uses, regulations and standards, refer to Article 8.  
1. Group 2 - Interment Uses.  
2. Group 3 - Institutional Uses. 
**(See the Zoning Ordinance for a full list of Special Permit and Special Exception Uses) 
 
3-206 Lot Size Requirements  
  
1. Minimum district size for cluster subdivisions: 2 acres  
2. Average lot area  

A. Conventional subdivision lot: 18,000 sq. ft.  
B. Cluster subdivision lot: No Requirement  

3. Minimum lot area  
A. Conventional subdivision lot: 15,000 sq. ft.  
B. Cluster subdivision lot: 13,000 sq. ft., except that if any portion of a cluster subdivision 
lot is located within 25 feet of a peripheral boundary of the cluster subdivision, and any 
portion of any lot located outside of the cluster subdivision that is contiguous to that 
cluster subdivision’s peripheral boundary is zoned to a district that permits a maximum 
density equal to or less than 2 dwelling units per acre and contains a single family 
detached dwelling or is vacant, then such cluster subdivision lot shall contain a minimum 
lot area of 15,000 square feet. Notwithstanding the above, when the contiguous 
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development is zoned to the PDH-2 District or to an R-2 District and is developed with 
and/or approved for a cluster subdivision, all lots within the proposed cluster subdivision 
shall contain a minimum lot area of 13,000 square feet.  

4. Minimum lot width  
A. Conventional subdivision lot:  

(1) Interior lot - 100 feet  
(2) Corner lot - 125 feet  

B. Except as qualified below, cluster subdivision lot:  
(1) Interior lot - No Requirement 
(2) Corner lot - 100 feet  
If any portion of a cluster subdivision lot is located within 25 feet of a peripheral 
boundary of the cluster subdivision, and any portion of any lot located outside of 
the cluster subdivision that is contiguous to that peripheral cluster subdivision’s 
boundary is zoned to a district that permits a maximum density equal to or less 
than 2 dwelling units per acre and contain a single family detached dwelling or is 
vacant, then such cluster subdivision lot shall contain a minimum lot width of 100 
feet for interior lots and 125 feet for corner lots. Notwithstanding the above, when 
the contiguous development is zoned to the PDH-2 District or to an R-2 District 
and is developed with and/or approved for a cluster subdivision, all lots within the 
proposed cluster subdivision shall have no minimum required lot width for interior 
lots and shall contain a minimum lot width of 100 feet for corner lots.  

 
3-207 Bulk Regulations  
  
1. Maximum building height  

A. Single family dwellings: 35 feet  
B. All other structures: 60 feet  

2. Minimum yard requirements  
A. Single family dwellings  

(1) Conventional subdivision lot  
(a) Front yard: 35 feet  
(b) Side yard: 15 feet  
(c) Rear yard: 25 feet  

(2) Cluster subdivision lot  
(a) Front yard: 25 feet  
(b) Side yard: 8 feet, but a total minimum of 24 feet  
(c) Rear yard: 25 feet  

B. All other structures  
(1) Front yard: Controlled by a 45° angle of bulk plane, but not less than 35 feet  
(2) Side yard: Controlled by a 40° angle of bulk plane, but not less than 15 feet 
(3) Rear yard: Controlled by a 40° angle of bulk plane, but not less than 25 feet  

3. Maximum floor area ratio:  
A. 0.20 for uses other than residential or public  
B. 0.25 for public uses 
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8-006 General Standards  
 
In addition to the specific standards set forth hereinafter with regard to particular special 
permit uses, all special permit uses shall satisfy the following general standards:  
 

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

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

 

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

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

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

 

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

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

the zoning district in which the proposed use is located.  
 

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

 

8. Signs shall be regulated by the provisions of Article 12; however, the BZA, 
under the authority presented in Sect. 007 below, may impose more strict 
requirements for a given use than those set forth in this Ordinance. 
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8-303 Standards for all Group 3 Uses  
 
In addition to the general standards set forth in Sect. 006 above, all Group 3 special 
permit uses shall satisfy the following standards:  
 
1. Except as may be qualified in the following Sections, all uses shall comply with the lot 
size and bulk regulations of the zoning district in which located; however, subject to the 
provisions of Sect. 9-607, the maximum building height for a Group 3 use may be 
increased.  
 
2. All uses shall comply with the performance standards specified for the zoning district 
in which located.  
 
3. Before establishment, all uses, including modifications or alterations to existing uses, 
except home child care facilities, shall be subject to the provisions of Article 17, Site  
Plans. 
 
8-308 Additional Standards for Churches, Chapels, Temples, Synagogues or 
Other Such Places of Worship With a Child Care Center, Nursery School or 
Private School  
 
Churches, chapels, temples, synagogues and other such places of worship with a child 
care center, nursery school or private school of general or special education may be 
approved as a special permit use in accordance with the provisions of this Part or as a 
special exception use in accordance with the provisions of Part 3 of Article 9. The 
choice of whether to file an application for a special permit or special exception shall be 
at the applicant's discretion. In either event, such use shall be subject to the additional 
standards set forth in Sections 9-309 and 9-310. 
 
9-309 Additional Standards for Child Care Centers and Nursery Schools  
 
1. In addition to complying with the minimum lot size requirements of the zoning district 
in which located, the minimum lot area shall be of such size that 100 square feet of 
usable outdoor recreation area shall be provided for each child that may use the space 
at any one time. Such area shall be delineated on a plat submitted at the time the 
application is filed.  
 
For the purpose of this provision, usable outdoor recreation area shall be limited to:  
 

A. That area not covered by buildings or required off-street parking spaces.  
 

B. That area outside the limits of the minimum required front yard, unless 
specifically approved by the Board in commercial and industrial districts only.  

 
C. Only that area which is developable for active outdoor recreation purposes.  
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D. An area which occupies no more than eighty (80) percent of the combined 
total areas of the required rear and side yards.  

 
2. All such uses shall be located so as to have direct access to an existing or 
programmed public street of sufficient right-of-way and cross-section width to 
accommodate pedestrian and vehicular traffic to and from the use as determined by the 
Director. To assist in making this determination, each applicant, at the time of 
application, shall provide an estimate of the maximum expected trip generation, the 
distribution of these trips by mode and time of day, and the expected service area of the 
facility. As a general guideline, the size of the use in relation to the appropriate street 
type should be as follows, subject to whatever modification and conditions the Board 
deems to be necessary or advisable:  
 

Number of Persons  Street Type  
1-75     Local  
76-660    Collector  
660 or more    Arterial  

 
3. All such uses shall be located so as to permit the pick-up and delivery of all persons 
on the site.  
 
4. Such use shall be subject to the regulations of Chapter 30 of The Code or Title63.2, 
Chapter 17 of the Code of Virginia. 
  
9-310 Additional Standards for Private Schools of General Education and Private 
Schools of Special Education  
 
1. In addition to complying with the minimum lot size requirements of the zoning district 
in which located, the minimum lot area for a private school of general education shall be 
of such size that:  

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

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

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

 
Such usable outdoor recreation area shall be delineated on a plat submitted at the time 
the application is filed. 
 
For the purpose of this provision, usable outdoor recreation area shall be limited to:  
 

A. That area not covered by buildings or required off-street parking spaces.  
 

B. That area outside the limits of the required front yard.  
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C. Only that area which is developable for active outdoor recreation purposes.  

 
D. An area which occupies no more than eighty (80) percent of the combined total 

areas of the required rear and side yards. 
 
2. In addition to complying with the minimum lot size requirements of the zoning district 
in which located, the minimum lot area of a private school of special education shall be 
based upon a determination made by the Board; provided, however, that the proposed 
use conforms with the provisions set forth in Sect. 304 above.  
 
3. All private schools shall be subject to the provisions set forth in Par. 2 and 3 of Sect. 
309 above. If applicable, such uses shall also be subject to the regulations of Chapter 
30 of The Code or Title 63.2, Chapter 17 of the Code of Virginia. 
 


	03-St Ambrose SPA - sheets 01-05.pdf
	St Ambrose SPA - sht 01
	St Ambrose SPA - sht 02
	St Ambrose SPA - sht 03
	St Ambrose SPA - sht 04
	St Ambrose SPA - sht 05

	03-St Ambrose SPA - sheets 06-08.pdf
	St Ambrose SPA - sht 06
	St Ambrose SPA - sht 07
	St Ambrose SPA - sht 08

	03-St Ambrose SPA - sheets 09-12.pdf
	St Ambrose SPA - sht 09
	St Ambrose SPA - sht 10
	St Ambrose SPA - sht 11
	St Ambrose SPA - sht 12

	03-St Ambrose SPA - sheets 13-16.pdf
	St Ambrose SPA - sht 13
	St Ambrose SPA - sht 14
	St Ambrose SPA - sht 15
	St Ambrose SPA - sht 16

	1PROPOSED DEVELOPMENT CONDITIONS - Version #1.docx.pdf
	October 16, 2015
	 Identify targeted undesirable and invasive plant species to be suppressed and managed.
	 Identify targeted area of undesirable and invasive plant management plan, which shall be clearly identified on the landscape or tree preservation plan.
	 Recommended government and industry method(s) of management, i.e. hand removal, mechanical equipment, chemical control, other.  Identify potential impacts of recommended method(s) on surrounding trees and vegetation not targeted for suppression/mana...
	 Identify how targeted species will be disposed.
	22. Tree Preservation: The applicant shall submit a Tree Preservation Plan and Narrative as part of the first and all subsequent site plan submissions.  The preservation plan and narrative shall be prepared by a Certified Arborist or a Registered Cons...
	27. Site Monitoring:  During any clearing or tree/vegetation on the Applicant Property, a representative of the Applicant shall be present to monitor the process and ensure that the activities are conducted as conditioned and as approved by the UFMD. ...

	111.25.15 Staff Development Conditions.docx.pdf
	November 25, 2015
	 Identify targeted undesirable and invasive plant species to be suppressed and managed.
	 Identify targeted area of undesirable and invasive plant management plan, which shall be clearly identified on the landscape or tree preservation plan.
	 Recommended government and industry method(s) of management, i.e. hand removal, mechanical equipment, chemical control, other.  Identify potential impacts of recommended method(s) on surrounding trees and vegetation not targeted for suppression/mana...
	 Identify how targeted species will be disposed.
	22. Tree Preservation: The applicant shall submit a Tree Preservation Plan and Narrative as part of the first and all subsequent site plan submissions.  The preservation plan and narrative shall be prepared by a Certified Arborist or a Registered Cons...
	27. Site Monitoring:  During any clearing or tree/vegetation on the Applicant Property, a representative of the Applicant shall be present to monitor the process and ensure that the activities are conducted as conditioned and as approved by the UFMD. ...

	211.25.15 Staff Development Conditions.docx.pdf
	November 25, 2015
	 Identify targeted undesirable and invasive plant species to be suppressed and managed.
	 Identify targeted area of undesirable and invasive plant management plan, which shall be clearly identified on the landscape or tree preservation plan.
	 Recommended government and industry method(s) of management, i.e. hand removal, mechanical equipment, chemical control, other.  Identify potential impacts of recommended method(s) on surrounding trees and vegetation not targeted for suppression/mana...
	 Identify how targeted species will be disposed.
	22. Tree Preservation: The applicant shall submit a Tree Preservation Plan and Narrative as part of the first and all subsequent site plan submissions.  The preservation plan and narrative shall be prepared by a Certified Arborist or a Registered Cons...
	27. Site Monitoring:  During any clearing or tree/vegetation on the Applicant Property, a representative of the Applicant shall be present to monitor the process and ensure that the activities are conducted as conditioned and as approved by the UFMD. ...

	311.25.15 Staff Development Conditions.docx.pdf
	November 25, 2015
	 Identify targeted undesirable and invasive plant species to be suppressed and managed.
	 Identify targeted area of undesirable and invasive plant management plan, which shall be clearly identified on the landscape or tree preservation plan.
	 Recommended government and industry method(s) of management, i.e. hand removal, mechanical equipment, chemical control, other.  Identify potential impacts of recommended method(s) on surrounding trees and vegetation not targeted for suppression/mana...
	 Identify how targeted species will be disposed.
	22. Tree Preservation: The applicant shall submit a Tree Preservation Plan and Narrative as part of the first and all subsequent site plan submissions.  The preservation plan and narrative shall be prepared by a Certified Arborist or a Registered Cons...
	27. Site Monitoring:  During any clearing or tree/vegetation on the Applicant Property, a representative of the Applicant shall be present to monitor the process and ensure that the activities are conducted as conditioned and as approved by the UFMD. ...

	411.25.15 Staff Development Conditions.docx.pdf
	November 25, 2015
	 Identify targeted undesirable and invasive plant species to be suppressed and managed.
	 Identify targeted area of undesirable and invasive plant management plan, which shall be clearly identified on the landscape or tree preservation plan.
	 Recommended government and industry method(s) of management, i.e. hand removal, mechanical equipment, chemical control, other.  Identify potential impacts of recommended method(s) on surrounding trees and vegetation not targeted for suppression/mana...
	 Identify how targeted species will be disposed.
	22. Tree Preservation: The applicant shall submit a Tree Preservation Plan and Narrative as part of the first and all subsequent site plan submissions.  The preservation plan and narrative shall be prepared by a Certified Arborist or a Registered Cons...
	27. Site Monitoring:  During any clearing or tree/vegetation on the Applicant Property, a representative of the Applicant shall be present to monitor the process and ensure that the activities are conducted as conditioned and as approved by the UFMD. ...

	511.25.15 Staff Development Conditions.docx.pdf
	November 25, 2015
	 Identify targeted undesirable and invasive plant species to be suppressed and managed.
	 Identify targeted area of undesirable and invasive plant management plan, which shall be clearly identified on the landscape or tree preservation plan.
	 Recommended government and industry method(s) of management, i.e. hand removal, mechanical equipment, chemical control, other.  Identify potential impacts of recommended method(s) on surrounding trees and vegetation not targeted for suppression/mana...
	 Identify how targeted species will be disposed.
	22. Tree Preservation: The applicant shall submit a Tree Preservation Plan and Narrative as part of the first and all subsequent site plan submissions.  The preservation plan and narrative shall be prepared by a Certified Arborist or a Registered Cons...
	27. Site Monitoring:  During any clearing or tree/vegetation on the Applicant Property, a representative of the Applicant shall be present to monitor the process and ensure that the activities are conducted as conditioned and as approved by the UFMD. ...




