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the Catholic Diocese of Arlington, Virginia and his 
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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.  
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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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BACKGROUND 
 
The initial staff report for SPA 76-M-086-6 was published on November 25, 2015.  
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.  
 
A public hearing on this application was held on December 12, 2015. At the conclusion 
of this hearing, the decision was deferred until February 10, 2016 to address two 
primary issues raised by the surrounding community and Board of Zoning Appeals 
(BZA): elimination of the proposed 3rd entrance and re-consideration of the barrier 
located along the northeastern and southeastern property lines. In response to these 
two issues, the applicant has submitted revised plans dated January 11, 2016 and 
located in Appendix 2. Accordingly, this addendum provides an updated analysis of the 
special permit amendment request pursuant to these revised plans.  
 

ANALYSIS 

 
Proposed Eastern Access Point (Appendix 3) 
 
In order to accommodate the increase in sanctuary seats and parking, the applicant 
originally proposed a new ingress-only entrance (Driveway 3 in Figure 1) to be 
constructed between an existing access drive (Driveway 2 in Figure 1) and Frost Way 
on Woodburn Road. With this new entrance, the applicant noted it would “better 
distribute vehicular traffic entering the site, facilitate on-site vehicular circulation, reduce 
conflicts within the parking lot, and encourage parishioners to utilize an expanded 
parking area by providing more direct and convenient access.” The applicant provided 
the Virginia Department of Transportation (VDOT) and Fairfax County Department of 
Transportation (FCDOT) with an Operational Analysis that demonstrated this access 
would operate at an acceptable level of service and meet all VDOT and County 
requirements without the need for design waivers or modifications. 
 
The subject property is currently served by two driveways along Woodburn Road: the 
westernmost access (Driveway 1 in Figure 1) provides full ingress and egress and the 
eastern access (Driveway 2 in Figure 1) provides right-out only egress. Subsequent to 
the Board of Zoning Appeals (BZA) hearing, the BZA requested the applicant review 
alternatives to the proposed Driveway 3 to include modifications to the existing access 
points and elimination of the proposed Driveway 3, which was for ingress only. After the 
hearing, an addendum to the previously submitted Operational Analysis (OA) was 
submitted to both VDOT and FCDOT, which eliminated Driveway 3 and proposed 
several options for changes to the existing driveways. These options are summarized 
below:  
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Figure 1: Proposed Entrance Options, Source: Wells and Associates 
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Option 1 – Existing Access (No Changes Proposed) 
 
Option 1 maintains existing Driveways 1 and 2 as they operate today. The applicant 
notes that with the proposed site improvements and modifications, all of the existing 
turning movements at Driveways 1 and 2 will continue to operate at an acceptable level 
of service during both the peak inbound and outbound hours on Sunday. Further, the 
left turn queue may be accommodated within the existing turn lane. This option would 
not require any VDOT waivers or modifications. 
 
Option 2A – Modification to Driveway 2 to allow right in/out only 
Option 2B – Modification to Driveway 2 to allow right in/out and left in only 
 
In order to modify Driveway 2 to allow an additional means of ingress and/or egress in 
either option 2A or 2B, modifications and VDOT design waivers may be required. First, 
the entrance will need to be widened to meet the minimum 30-foot requirement to allow 
two way traffic. Second, this existing driveway is located less than 200 feet from 
Driveway 1, which may require an access management exception from VDOT. Third, 
the minimum throat length for a two-way commercial entrance is 35-feet, which may 
require modifications to the entrance.  If this cannot be accommodated on site, an 
access management exception may be required from VDOT. 
 
Based on the results of the addendum to the Operational Analysis, the applicant 
determined that modifications to Driveway 2 can be provided to relieve congestion, 
reduce vehicle/pedestrian conflicts and provide access to the new parking lot. These 
modifications may require approval of waivers and modifications from VDOT, as 
detailed in the analysis, which have not yet been obtained.  
 
Staff from FCDOT believe option 2A should be implemented, provided the VDOT 
access management exceptions are obtained. VDOT concurs that access management 
exceptions are needed for either option 2A or 2B. Due to the low volume of traffic along 
Woodburn Road, VDOT believes these approvals are likely. With this, staff believes this 
issue is addressed with the implementation of option 2A and receipt of the necessary 
access management exceptions from VDOT. 
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Figure 2: Proposed Layout, Source: Applicant with Added Graphics from Staff 

 
 
Frontage Improvements 
 
FCDOT previously requested the applicant provide frontage improvements for the 
ultimate road section in the vicinity of the proposed Driveway 3 to include pavement 
widening, striping (for the interim condition) curb, gutter and a re-aligned 5-foot 
sidewalk. As Driveway 3 is no longer proposed, these improvements have been 
removed from the special permit amendment plat and are no longer requested by 
FCDOT.  
 
Landscaping and Vegetation  
 
As a result of changes to the entrance and feedback from the community, the applicant 
has revised the amount and location of open space, landscaping and tree preservation. 
These changes are located primarily along the northern property line and adjacent to 
Parcel 18.  
 
Due to the removal of the third entrance (Driveway 3), the applicant is now able to 
preserve an existing buffer of mature trees adjacent to Parcel 18 and Woodburn Road. 

Proposed 
Sanctuary 

Proposed Building 
Additions 

Proposed 
Parking Lot 
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This results in an increase of open space from 58 percent to 60 percent, an increase in 
tree preservation from 34.8 percent to 38.3 percent and an increase in overall tree 
canopy from 37.6 percent to 40.7 percent. 
 
The applicant still proposes to vacate approximately 0.328 acres of existing 
conservation easement due to the grading associated with the new travelway along the 
northeastern property line. As a result of the changes to the layout and increase in tree 
preservation, the applicant has modified the locations of the proposed conservation 
easements along the northeastern property line. Specifically, the applicant is granting a 
25-foot wide area adjacent to the northeastern property line as a conservation 
easement. Additionally, the applicant is proposing a 25-foot wide re-forestation area in 
the vicinity of the proposed travelway on the northeastern portion of the property. Per 
Development Condition 41, this re-forestation area will be granted to the Board of 
Supervisors as a conservation easement at time of first site plan. As a result, the 
applicant is proposing approximately 0.35 acres of new conservation area, which 
slightly exceeds the amount being vacated.  
 
Finally, and in response to community concern, the applicant is proposing a series of 
hedgerows adjacent to the northern edge of the parking lot and travelway. These 
hedgerows will extend to the east and west and wrap around the parking lot to minimize 
the extent of any headlight glare leaving the site. The applicant is also proposing a 6-
foot tall board on board fence on three sides of the proposed dumpster to provide 
screening for adjacent Parcel 18.  
 
Staff is in support of these changes. 
 

WAIVERS/MODIFICATIONS REQUESTED 
 
Modification of Transitional Screening Requirements 

 
As noted previously, the applicant is requesting a reaffirmation of the previous 
modification of transitional screening requirements approved with SPA 76-M-086-05 to 
allow existing vegetation to serve as natural screening along the northern, eastern and 
western property lines. Previously, the applicant was proposing to supplement existing 
vegetation with a combination of large deciduous, medium evergreen and/or large 
evergreen trees and/or shrubs. With this revised plan, the applicant is no longer 
proposing supplemental vegetation in transitional screening yards A-1 and F due to the 
large amount of undisturbed open space now provided in these areas resulting from the 
removal of the third entrance. Staff from the Urban Forest Management Division 
(UFMD) have reviewed this request and believe the applicant has adequately 
addressed all of UFMD’s comments. 
 
Modification of Barrier Type 
 
The applicant continues to request a modification of the barrier type in accordance with 
Section 13-305 of the Zoning Ordinance. Specifically, the applicant is requesting a 



SPA 76-M-086-6 Addendum   Page 6 of 7 
 
 

 

modification to permit a 42-48” split rail fence with vinyl coated welded wire fencing to 
be located along the Area ‘C’, ‘D’, and ‘E’ property lines. A detail of this fence is 
included on Sheet 9 of the special permit amendment plat. Staff notes that the vinyl 
coated welded wire has been removed from the lowest rail to provide an area for runoff 
and wildlife to pass. Staff believes the applicant’s commitment to a split rail fence over 
the previously proposed black vinyl chain link fence is more in character with the 
residential nature of the adjacent property and staff can support this modification.  
 

 
              Figure 3: Transitional Screening Area, Source: Applicant 

 

 
Waiver of the Minor Paved Trail 
 
The applicant continues to request a waiver of the minor paved trail required along 
Woodburn Road in lieu of the existing 4-foot wide asphalt trail located along Woodburn 
Road. In lieu of constructing a parallel facility adjacent to a sidewalk, staff continues to 
support a waiver of this requirement provided the applicant upgrades the current 4-foot 
asphalt trail east of Parcel 18. At this time, the applicant is proposing to resurface this 
portion of the trail with asphalt and widen this trail to 5-feet. It is staff’s opinion that the 
applicant has addressed this concern with a development condition. 
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CONCLUSION AND RECOMMENDATION 

 
Staff continues to find that the applicant has sufficiently justified the proposed building 
additions and expansion of the parking areas. The applicant has worked to address two 
significant concerns raised by the BZA and community. By eliminating the third 
driveway, the applicant has increased the amount of undisturbed vegetation to be 
preserved, overall tree canopy and open space adjacent to residential properties along 
the northern property lines, thereby minimizing adverse impacts to these residences. 
The applicant has eliminated the black, vinyl chain link fence in lieu of a split rail fence 
that is more in harmony with the surrounding residential neighborhood. In staff’s 
opinion, the application continues to meet all requirements of the Zoning Ordinance and 
is consistent with the Comprehensive Plan. 
 
Accordingly, staff continues to recommend 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. 
 
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. 
 

ATTACHMENTS 
 
1. Proposed Development Conditions and Elevation 
2. Special Permit Plat Amendment, Applicant’s Letter and Rendering 
3. Transportation Analysis



 

 

PROPOSED DEVELOPMENT CONDITIONS 
February 3, 2016 

 
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 January 11, 2016 (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 materials shall consist of masonry with 
stained glass windows and a sloping, shingled roof. 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 
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(“Church Building”), additional parking and stormwater management 
facilities shall be constructed in the first phase. Further, the existing 
rectory shall be removed during 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 that are 
occasional and not reoccurring, the primary hours of operation of the 
gymnasium shall be limited to 6:30 p.m. to 10:00 p.m. Monday-Friday, 
exclusive of the presence of cleaning personnel, and 9:00 a.m. to 10:00 
p.m. Saturday-Sunday, exclusive of the presence of cleaning personnel. All 
cleaning personnel shall exit the property no later than one hour after the 
completion of an event. 

 
8. The gymnasium and the activity center shall not be leased, rented, or 

otherwise made available to groups not affiliated with 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. Notwithstanding that shown on the SPA plat, a minimum of 275 parking spaces 
shall be provided on site. All parking shall be on site as generally depicted on the 
Special Permit Amendment Plat.* 
 

11. Arrangements shall be made for church volunteers and/or Fairfax County 
Police and/or security companies to direct parking and pedestrian traffic 
during Holy Days 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 Pine Ridge Civic Association in addition to the office 
of the Mason District Supervisor within 90 days of approval of this special 
permit amendment. 
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13. If additional parking is required during any special event, excluding funeral 
services, 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.  Notification of the 
availability of off-site parking will be posted on the applicant’s website. 

 
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: 
 

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. Subject to VDOT approval, the applicant shall install “no parking” signs along the 
Woodburn Road site frontage in proximity to the site driveways as appropriate. 
 

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 
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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: 

 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 

Appendix 1



 

 

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 
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 development conditions and 
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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. 

 
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 
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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 
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 proposed landscaping 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 retain a Certified Arborist or Registered Consulting Arborist to 
monitor and evaluate the health of the trees within the existing and proposed 
conservation easements on an annual basis.  If it is determined by a Certified 
Arborist or Registered Consulting 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 
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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.* 
 

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. 
These plantings shall be installed no later than May 1, 2016 and a final 
inspection completed by UFMD no later than June 1, 2016. The final 
location and species of these trees shall be determined in consultation with 
UFMD at time of site plan. 
 

35. Prior to site plan approval, the applicant’s Certified Arborist or Registered 
Consulting Arborist, in coordination with UFMD, shall evaluate the existing 
vegetation along the property line adjacent to residential development to 
determine if supplemental evergreen plantings are necessary to provide 
adequate screening.  The applicant shall plant the understory evergreens 
as deemed appropriate in coordination with UFMD. 

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

Map 59-3 ((1)) Lot 18 (Parcel 18) is removed, the applicant shall install a six 
foot (6’) board on board fence along the perimeter of that property 
approximately on the applicant’s property line within sixty days of removal 
of the fence.  
 
 

38. At time of site plan, the applicant shall coordinate with UFMD to identify 
areas, subject to final engineering and grading, where the limits of 
disturbance as shown on the Special Permit Amendment Plat can be 
adjusted to reduce the clearing along the perimeter of the application 
property, including adjacent to Parcel 18.  Evaluation shall include the area 
around a Japanese cryptomeria and the tree itself, which is located in 
proximity to the clearing limits, with the objective of preservation. 
 

39. The applicant shall coordinate with UFMD and DPWES to design the 
reforestation in a manner consistent with Section 6-1311 of the PFM 6-1311 
(Reforestation) and Section 12-0705 of the PFM (Tree and Shrub Planting) 
that maximizes the long term screening provided in a sustainable manner.   

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

as generally depicted on the Special Permit Amendment Plat or as approved by 
DPWES.   The applicant reserves the right at time of site plan to provide 
alternative onsite stormwater management measures than shown on the Special 
Permit Amendment Plat, subject to the review and approval of DPWES.  The 
facilities shall be maintained as determined by DPWES.* 
 

41. The areas designated on the Special Permit Amendment Plat as “Portion of 
Conservation Easement to be Granted,” and  twenty-five (25) foot widere-
forestation area shall be granted without cost to the Board of Supervisors 
as a conservation easement in a form acceptable to the County Attorney at 
the time of the first site plan approval or upon demand by Fairfax County, 
whichever should first occur, subsequent to reforestation.  The proposed 
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 occur as needed by hand or by a method approved 
by UFMD.   

 
42. 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 
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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.  
 

43. In order to promote substainable design, the following measures shall be 
taken in conjunction with the construction of each 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 for each phase, 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 
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 
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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. 

 
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. 

 
44. 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 all existing 
unpermitted signs within ninety (90) days of approval of this special permit 
amendment.  
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45. The applicant shall re-surface the existing asphalt trail located along the 

subject property’s Woodburn Road frontage only between Tax Map 59-3 
((1)) Lot 18 (Parcel 18) and Frost Way with asphalt and widen this trail to 5-
feet. This shall be shown at time of first site plan submission and the 
applicant shall work with Urban Forest Management Division to minimize 
disturbance to existing vegetation. 

 
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 phase one 
use identified in condition #5 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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NORTH ELEVATION
1/8" = 1'-0"    

St. Ambrose Church
3901 Woodburn Rd, Annandale, VA 22003

Concept Exterior Elevations

SCHEMATIC
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© 2015

SUBMISSION

WEST ELEVATION
1/8" = 1'-0"    

SOUTH ELEVATION
1/8" = 1'-0"    

EAST ELEVATION
1/8" = 1'-0"    

TYPICAL MATERIALS
 SLOPING SHINGLE ROOF
 MASONRY FACADES

NOTE:
THESE DRAWINGS ARE CONCEPTUAL AND ARE INTENDED TO ILLUSTRATE THE
GENERAL CHARACTER OF THE BUILDING. THESE DRAWINGS ARE NOT INTENDED TO
REPRESENT FINAL BUILDING DESIGN OR TO BE INTERPRETED AS A COMMITMENT
TO SPECIFIC DIMENSIONS OR BUILDING ELEMENTS INCLUDING, BUT NOT LIMITED
TO, THE ROOF LINE, AND THE NUMBER AND PLACEMENT OF WINDOWS AND
DOORS. FINAL DESIGN WILL BE DETERMINED AT THE TIME OF THE SITE PLAN
SUBMISSION.
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Coun ty  o f  Fa i r f ax ,  V i rg in i a  

DATE: January 21, 2016 

TO: Barbara Berlin, Director 
Zoning Evaluation Division, DPZ 

FROM: Michael Davis, Acting Chi 
Site Analysis Section, DO 

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

This department has reviewed the subject Special Permit amendment submittal dated January 
14, 2016. 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 
changes to the existing east 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, dated September 29, 2015, 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. 

An addendum to the operational analysis, dated January 14, 2016, was reviewed by staff. The 
addendum addressed citizen concerns about the previously planned third entrance by 
providing alternatives for better utilizing the existing two entrances. All of the proposed 
alternatives presented in the addendum are acceptable. The preference of staff is that 
alternative 2A be utilized, which changes the east entrance from right-out only to right-
in/right-out and does not cause sight distance issues, as alternative 2B would. This 
alternative is subject to VDOT approval of any necessary access management waivers. 

Under previous submissions that included the third entrance, staff requested that the 
applicant provide curb and gutter east of Lot 18, and to straighten out the sidewalk to 
provide continuity with the sidewalk in front of Frost Way. Staff currently requests that the 
applicant upgrade the current sidewalk to a 5' sidewalk that matches the quality of the 
sidewalk in front of Frost Way. Based on field observations, the current sidewalk is narrow 
and not in optimal condition. 

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 
Serving Fairfax County 
for 30 Years and More 

www firirfiTvcmmtv crnv/frrlnt 
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DEPARTMENT OF TRANSPORTATION 
4975 Alliance Drive 
Fairfax, VA 22030  

 

 

Charles A. Kilpatrick, P.E.  
COMMISSIONER 

January 22, 2016 

 

To: Ms. Barbara Berlin  

 Director, Zoning Evaluation Division 
 

From: Paul Kraucunas 

 Land Development Program Manager 
  

Subject: SPA 76-M-086-06, St. Ambrose Church 

                   
 

 

 

This office has reviewed the subject rezoning application received on January 21, 2016 and 

offers the following comments:  

1. Approval of an Access Management Exception (AME) for reduced spacing standard from 

the main entrance will be required for the change in utilization of the second entrance as 

proposed in Option 2A or Option 2B. 

Please contact me I you have any questions. 

cc:   Kelly Atkinson, ZED 

Michael Davis, FCDOT 

 

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