
 
  

 
 

 
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 
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APPLICATION ACCEPTED:  December 17, 2015 

BOARD OF ZONING APPEALS:  March 9, 2016 @ 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   
 

March 2, 2016 
 

STAFF REPORT 
 

SPECIAL PERMIT NO. SPA 73-L-152-03 
 

LEE DISTRICT 
 

OWNER/APPLICANT: Grace Presbyterian Church of Springfield (Corp.) 
 
APPLICANTS: Cellco Partnership d/b/a Verizon Wireless 
 
STREET ADDRESS: 7434 Bath Street and 7409 Grace Street, 

Springfield, 22150 
 
TAX MAP REFERENCE: 80-3 ((1)) 1D, 80-3 ((2)) (54) 1 & 9 
 
LOT SIZE: 4.64 acres 
 
ZONING DISTRICT: R-3 
 
ZONING ORDINANCE PROVISIONS: 3-303, 2-514 
 
SPECIAL PERMIT PROPOSAL:  To amend SPA 73-L-152-2, previously approved 

for a church, child care center, and single family 
dwelling used as administrative and meeting 
space to permit a telecommunications facility with 
antennas and related equipment, site 
modifications, and modification of development 
conditions. 

 
STAFF RECOMMENDATION: Staff recommends approval of SPA 73-L-152-02 subject 
to the proposed development conditions contained in Appendix 1. 
 
It should be noted that it is not the intent of staff to recommend that the Board, in adopting 
any conditions, relieve the applicant/owner from compliance with the provisions of any 
applicable ordinances, regulations, or adopted standards. 
 
 
 

Erin M. Haley

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


     
 

 

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 REQUEST 
 
The applicant requests approval of a special permit amendment to SPA 73-L-153-2 to 
make site modifications and to modify the development conditions so that a wireless 
provider may establish a wireless telecommunication facility.  The facility will consist of 
antennas mounted inside an existing church steeple and the accessory equipment 
needed to power and operate the antennas, which will be placed on the ground to the 
rear of the church building, as delineated on their proposed special permit plat.  A copy 
of the special permit plat titled, “Verizon Wireless – Lynbrook, Special Permit,” prepared 
by Jon K. Erickson, PE, dated August 5, 2014, as revised through December 4, 2015 
included at the front of the staff report.   
 
Copies of the proposed development conditions, the statement of justification with 
select file photographs, and the affidavit are contained in Appendices 1 through 3, 
respectively. 
 
 
CHARACTER OF THE SITE AND SURROUNDING AREA 
 
The site is located at the 
southwestern corner of the 
intersection of Grace Street 
and Bath Street, east of 
Brookfield Park and is zoned 
R-3.  The 4.64 acre site is 
developed with the Grace 
Presbyterian Church of 
Springfield and contains a 
99-foot tall steeple on the 
roof of the church and a 
former single family dwelling 
that is used for 
administrative purposes and 
meeting space.  The 
northern portion of the 
subject property located at 
7434 Bath Street consists of 
4.36 acres and is developed with the 30,162 square foot church with 396 seats and two 
parking areas.  The portion of the subject property located at 7420 Bath Street consists 
of the 12,077 square foot former single family dwelling.  The church is accessed via two 
entrances from Bath Street and one entrance from Grace Street and parking is 
provided in one parking lot to the north of the church building and one to the south of 
the church.   
 
The subject property and surrounding properties are zoned R-3.  The property abuts 
Brookfield Park to the west, and single family dwellings to the north, east, and south.  
Mature vegetation runs along the western lot line and mature trees are scattered 
throughout the site.    
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SURROUNDING AREA DESCRIPTION 

Direction Use Zoning 

North Single Family Detached 
Dwellings R-3 

South  Single Family Detached 
Dwellings R-3 

East  Single Family Detached 
Dwellings R-3 

West Brookfield Park PRC 

 
 
BACKGROUND 
 

• In 1955, the applicant received a building permit to construct the original church 
facility and onsite parking.  Construction of the church predated the Zoning 
Ordinance Amendment requiring special permit approval for places of worship.   

 
• On October 23, 1962, the Board of Zoning Appeals (BZA) approved a special 

permit to permit the operation of a child care center with a maximum daily 
enrollment of 76 children.   
 

• On September 12, 1973, the BZA approved special permit SP 73-L-152 to permit 
the construction of a two-story addition to the existing church structure.   
 

• On February 26, 1992, the BZA approved-in-part special permit amendment SPA 
73-L-152-1 to permit a waiver of the dustless surface requirement and addition of 
land area.  The BZA denied the request for an increase in maximum daily 
enrollment from 76 to 99 for the child care center.  This special permit has since 
expired.   
 

• On March 9, 2004, the BZA approved special permit amendment                    
SPA 73-L-152-2 to permit an increase in land area to add the residential property 
at 7420 Bath Street to be used as administrative space and meeting space for 
small groups.   

 
The plat and conditions approved in 2004 currently govern the property. Copies of the 
Resolutions from the BZA’s prior actions are included as Appendix 4 to this staff report. 
   
Since the adoption of the Zoning Ordinance, no other applications for the addition of 
telecommunications facilities have been heard by the Board of Zoning Appeals for 
properties in the surrounding area.     
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DESCRIPTION OF THE REQUEST 
 
The applicant requests a special permit to allow site modifications and modification of 
development conditions to locate six telecommunications antennas within an existing 
99-foot high church steeple.  The applicant also requests installation of a 296.25-square 
foot concrete pad for two equipment cabinets with room for a potential future third 
cabinet and an emergency backup generator.  The equipment pad would be screened 
and enclosed by a board on board fence 8 feet in height.  These items are proposed to 
be located to the rear of the church building in the side yard adjacent to Brookfield Park. 
A portion of the existing steeple will be removed and replaced with radio frequency (RF) 
friendly material that matches the existing façade.  The cross atop the steeple will be 
reused or replaced with a matching structure.  A technician will perform routine monthly 
maintenance, or on an “as needed” basis for cases of emergency repair.   
 
 
ZONING ORDINANCE PROVISIONS 
 
R-3 DISTRICT BULK 
REGULATIONS  

 REQUIRED  PROVIDED 

Lot Size 10,500 sf. 4.64 acres 
Lot Width Corner: 105 feet 250 feet 
Building Height 60 feet 30 feet, excluding steeple 
Front Yard 40 degree Angle of Bulk 

Plane, 
Min. 30 feet 

Northern: 228.25 feet 
Eastern: 61.75 feet 

Side Yard 35 degree Angle of Bulk 
Plane, 

Min. 10 feet 

Western: 101.19 feet 
Southern: 176.23 feet 

Parking Spaces  114 118 
 
 
COMPREHENSIVE PLAN PROVISIONS  
 
Plan Area: Springfield Planning District; Area IV 
Planning Sector: Crestwood Community Planning Sector (S2) 
Plan Map: Residential 2-3 d.u. per acre 
 
 
ANALYSIS 
 
Land Use Analysis  
 
The applicant’s proposal to locate additional antennas within an existing church steeple 
would establish a new telecommunications use, however the antennas and associated 
equipment pad would be hidden from the view of the surrounding neighborhood.  In 
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addition, the ground level compound would also be screened from view by an 8 foot tall 
fence.  The compound itself would be located adjacent to the rear façade of the church 
building. 
 
The subject proposal meets the Comprehensive Plan Guidelines for 
telecommunications uses found under Objective 42 on pages 37-40 of the Public 
Facilities Section of the Policy Plan.  The proposed facility specifically meets the 
objective of collocation of telecommunications facilities and satisfies the spirit and intent 
of Plan guidelines to minimize the visual impact on nearby stable residential 
neighborhoods.   
 
The installation of telecommunications antennas on an existing facility is subject to the 
2232 review process by the Fairfax County Planning Commission, as required by 
Section 15.2-2232 of the Code of Virginia, to determine if the proposed expansion and 
location, character and extent are in substantial accord with the Fairfax County 
Comprehensive Plan.  A Feature Shown application, FS-L15-17 has been filed and is 
under review, pending action by the BZA on SPA 73-L-152-03. 
 
Transitional Screening and Barriers 
 
No changes are proposed to the existing transitional screening or barriers.  As required 
by the Zoning Ordinance, an 8 foot high fence will be installed around the area 
containing the equipment cabinets and generator. The fence itself would be located 
behind the existing church building and further screened by mature vegetation which 
buffer the equipment compound.  Based on its location, it does not appear the 
compound will be visible from any nearby residences.   
 
 
OTHER ZONING ORDINANCE REQUIREMENTS 
 
Special Permit Requirements (See Appendix 6) 
 

• General Special Permit Standards (Sect. 8-006) 
• Standards for All Group 3 Uses (Sect. 8-303) 
• Limitations on Mobile and Land Based Telecommunications Facilities 
     (Sect. 2-514)   

 
 
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.  
 

The Comprehensive Plan recommends low density residential uses in the vicinity of the 
proposed use.  The proposed telecommunication facility would be located on a lot 4.64 
acres in size with the compound area only visible from densely vegetated park land.  
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Staff believes that the scale of the proposed use is in harmony with comprehensive 
plan. The proposed co-location of antennas within an existing steeple also meets the 
Comprehensive Plan Guidelines for telecommunications facilities. 
 
2. The proposed use shall be in harmony with the general purpose and intent of the 

applicable zoning district regulations.  
 
The purpose and intent of the R-3 Zoning District is to promote low density residential 
uses and to allow other selected uses that are compatible with the character of the 
district.  Staff believes that the proposed stealth co-location of a telecommunication 
facility within an existing structure is a low impact proposal compatible with the 
character of the district and is therefore in harmony with the general purpose and intent 
of the zoning district.  
 
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.  

 
The facility will be located to the rear of the existing church building.  The proposed 
equipment cabinets and generator are small in size and will be fully screened by an 8 
foot fence.  Therefore, staff believes that General Standard 3 will be met.   
  
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.   

 
No increase in traffic is anticipated from the proposed use.   
  
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.  

 
No trees are proposed to be removed as part of the proposed use.  An 8-foot tall fence 
will be provided to screen the equipment cabinets behind existing mature vegetation, as 
required by the Zoning Ordinance. The application will also be in accordance with the 
provisions of Article 13 of the Zoning Ordinance.  
  
6. Open space shall be provided in an amount equivalent to that specified for the 

zoning district in which the proposed use is located. 
 
The proposed use will occupy approximately 296.25 square feet located adjacent to the 
church building, which will not impact the existing open space on the property.  
Therefore General Standard 6 has been met.  
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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.   

 
No drainage or parking is required for this proposed use.  All required utilities will be 
provided as shown on the special permit plat.   
  
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. 

 
No signs are proposed with this application.   
 
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.    

 
The only proposed structures are equipment cabinets and a generator on a concrete 
pad and a fence, all of which comply with the bulk regulations for the R-3 District.   
 
  
2. All uses shall comply with the performance standards specified for the zoning 

district in which located.   
  
The use complies with the performance standards for a R-3 district, as demonstrated 
above. 
 
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.    
 

With the approval and adoption of the proposed development conditions, the standards 
for all Group 3 uses have been met.  
  
 
CONCLUSIONS  
 
Staff concludes that the subject application is in harmony with the Comprehensive Plan 
and in conformance with the applicable Zoning Ordinance provisions as discussed 
previously in the report with the implementation of the Proposed Development 
Conditions contained in Appendix 1 of the Staff Report. 
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RECOMMENDATIONS 
 
Staff recommends approval of SPA 73-L-152-03 subject to the Proposed Development 
Conditions in Appendix 1. 
 
It should be noted that it is not the intent of staff to recommend that the Board, in 
adopting any conditions, relieve the 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. 
 
 
APPENDICES 
 
1. Proposed Development Conditions  
2. Applicant’s Affidavit 
3. Applicant’s Statement of Justification 
4. Subject Property Permit History 
5. Applicable Zoning Ordinance Provisions 
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 PROPOSED DEVELOPMENT CONDITIONS 
 

March 2, 2016 
 

SPA 73-L-152-03 
 
 

If it is the intent of the Board of Zoning Appeals to approve SPA 73-L-152-03 located at 
Tax Maps 80-3 ((1)) 1D, 80-3 ((2)) (54) 1 & 9 to permit site modifications and 
modification of development conditions to permit a telecommunications facility with 
antennas and related equipment, pursuant to Section 3-303 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 the previous special permit approvals are marked with an asterisk (*).  
Edits have been underlined.   
 

 
1. This approval is granted to the applicant, Grace Presbyterian Church of 

Springfield Corp. and Cellco Partnership d/b/a Verizon Wireless, only and is not 
transferable without further action of this Board, and is for the location indicated 
on the application, 7420 and 7437 Bath Street (4.64 acres) and is not 
transferable to other land.*  

 
2. This Special Permit is granted only for the purpose(s), structures and/or use(s) (a 

church, child care center, former single family dwelling used as administrative 
and meeting space, and telecommunications facility with antenna and related 
equipment) indicated on the special permit plat titled, “Verizon Wireless – 
Lynbrook, Special Permit,” prepared by Jon K. Erickson, PE, dated August 5, 
2014, as revised through December 4, 2015, and approved with this application, 
as qualified by these development conditions.* 

 
3. A copy of this Special Permit and the Non-Residential Use Permit SHALL BE 

POSTED in a conspicuous place on the property of the use and be made 
available to all departments of the County of Fairfax during the hours of 
operation of the permitted use.* 

 
4. This Special Permit 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.*   

 
5. The maximum number of seats in the main worship area shall be 396.* 
 
6. The maximum daily enrollment for the child care facilities shall be 76.* 
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7. Parking shall be provided as shown on the Special Permit Plat.  All parking shall 
be on Lots 1D and 9 (existing church parking lot), including parking for uses on 
Lot 1.* 

 
8. The maximum hours of operation for the child care center shall be from 9 am to 

noon, Monday through Friday.* 
 
9. All existing vegetation shall be preserved and shall be used to meet the 

Transitional Screening requirements.* 
 
1. The barrier requirements shall be waived.*  The telecommunications compound 

shall be screened with an 8-foot tall board on board wood fence as shown on the 
special permit plat. 

 
11. The maximum hours for use of the structure on Lot 1 shall be from 8:00 am to 

10 pm, daily.* 
 
2. The dwelling on Lot 1 shall only be used for administrative purposes and meeting 

space for small groups.  No worship services shall be held in the dwelling.* 
 

These development conditions incorporate and supersede all previous development 
conditions.  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 as outlined above.  The Board of Zoning Appeals may grant additional 
time to establish the use if a written request for additional time is filed with the Zoning 
Administrator prior to the date of expiration of the special permit.  The request must 
specify the amount of additional time requested, the basis for the amount of time 
requested and an explanation of why additional time is required.  
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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. 
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8-903 Standards for All Group 9 Uses  
In addition to the general standards set forth in Sect. 006 above, all Group 
9 special permit uses shall satisfy the following standards: 

 
1. All uses shall comply with the lot size and bulk regulations of the 

zoning district in which located, except as may be qualified below. 
 
2. All uses shall comply with the performance standards specified for the 

zoning district in which located. 
 
3.  Before establishment, all uses, including modifications or alterations to 

existing uses, shall be subject to the provisions of Article 17, Site 
Plans, or other appropriate submission as determined by the Director. 
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