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TAX MAP REFERENCE: 67-1 ((1)) 33 
 
LOT SIZE: 31.567 acres 
 
ZONING DISTRICT: R-C 
 
ZONING ORDINANCE PROVISION:  3-C03 
 
SPECIAL PERMIT PROPOSAL: To permit a place of worship.   
 
STAFF RECOMMENDATION: Staff recommends approval of SP 2016-BR-002, subject 
to the Proposed Development Conditions contained 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 applicants/owners from compliance with the provisions of any 
applicable ordinances, regulations, or adopted standards. 
 

It should be further noted that the content of this report reflects the analysis and 
recommendations of staff; it does not reflect the position of the Board of Zoning Appeals.  
A copy of the BZA's Resolution setting forth this decision will be mailed within five days 
after the decision becomes final. 
 
 

Heath Eddy, AICP 
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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 special permit approval to permit a place of worship on a 31.567-
acre property located on Braddock Road just east of Fairfax County Parkway. 
Specifically, the applicants propose a 56,000 square foot church building with a 950-seat 
sanctuary for congregants of the 2,200-member Expectation Church. The subject 
property was most recently used as a dairy farm, though it is now vacant. Figure 1 depicts 
the subject property in relationship to its surroundings. 
 

 
Figure 1: Subject property. Source: Pictometry 2015. 
 
A copy of the special permit plat, entitled “Special Permit for Expectation Church,” 
prepared by Anthony T. Owens, P.E., of Smith Engineering, dated November 6, 2015, 
last revised August 2, 2016 [pending revisions to some sheets] consisting of 15 sheets is 
provided at the front of this staff report. A copy of the applicant’s statement of justification 
and relevant photographs, architectural renderings, and the affidavit are provided in 
Appendices 1-3, respectively.  
 
 
CHARACTER OF THE SITE AND SURROUNDING AREA 
 
The 31.567 acre property is located on the north side of Braddock Road. The site is 
currently developed with a farmhouse and several farm outbuildings, a gravel driveway, 
and fencing that separates several pastures for grazing. The site currently has one main 
access point located approximately 150 feet east of the intersection of Second Road with 
Braddock Road.  
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The property has a central, generally flat area where the farmhouse is located, with mild 
rolling pasture areas that slope downward toward the Piney Branch tributaries running 
along the western and northern property lines. The property has several acres of wooded 
land that are largely located within the floodplain. A large portion of the property is 
mapped as RPA, and this area is generally unsuitable for development, though the 
existing pastureland pre-dates the establishment of RPA boundaries in 1993.  
 
The subject property is zoned R-C, and was part of the general rezoning of the area 
within the Occoquan Basin watershed in 1982. Properties surrounding the subject 
property are also zoned R-C. The properties to the north and west are in the Brentwood 
Park subdivision, which is a very low density residential development physically 
disconnected from the Braddock Road corridor. The Piney Branch Stream Valley Park 
separates the subject property from the subdivisions to the north. There is another, much 
smaller residential subdivision to the northeast which backs up to the corner of the subject 
property, but again, the Piney Branch stream valley and the RPA physically separate the 
development potential of the property from the neighboring residences.  
 
The properties located along Braddock Road vary in size and shape but several in the 
vicinity of the subject property currently contain places of worship. These are described in 
the following section of this report.  
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Figure 2: Zoning Map. Source: Fairfax County, 2016. 
 
 
BACKGROUND AND HISTORY 
 
Fairfax County Tax Records indicate that the single family dwelling on the subject 
property was constructed in 1930 as a 1 1/2-story residence with a dormered second 
story. The property is current assessed for the following structures: 
 

 A 1,736-square foot residence 
 A 960-square foot detached garage 
 A 1,350-square foot storage shed 
 A 1,920-square foot barn 
 A 2,160-square foot barn 

 
There are very few County records on the existing structures on the property other than a 
reference to a building permit for one of the barns issued in 1980 and storm damage 
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related repairs to the residence issued in 1996. Two complaints against the property were 
investigated by the Department of Code Compliance in July 2013 related to lighting 
problems and multiple occupancy. Both complaints were addressed by the previous 
owners and the cases closed.  
 
The applicants also own the two parcels to the east. These properties were the subject of 
Special Permit Application SP 99-V-046, approved by the Board on October 26, 1999, for 
the construction of a 36,900 square foot church with an 800-seat sanctuary, fellowship 
hall, administration and church office space in four structures linked by covered 
walkways. The plans included 271 parking spaces and the building would have been 
served by public water and on-site sewage disposal. The applicants filed a Special Permit 
Amendment application SPA 99-V-046, which included a modification to include an 
additional 12.94 acres of the current subject property (for a total of 22.79 acres), and to 
add a columbarium, a memorial garden, an addition to one of the previously approved 
buildings for youth activities, and additional parking. This amendment would have 
increased the total building footprint to 69,505 square feet, though not the size of the 
sanctuary. This special permit amendment was approved by the Board on April 10, 2001. 
However, the subsequent approval process for on-site sewage disposal delayed the 
process of developing the property, in part due to flooding in the area proposed for the 
drainfield, and following two extensions of the approval and attempts to seek 
modifications to address the drainfield location, the church was not built. Due to House 
Bill 571 in 2012, the most recent extension was extended to July 1, 2017, so the 
application is not yet expired. However, approval of the current application would render 
that application approval moot. Copies of the Resolutions for the original and amended 
special permit approvals are included in Appendix 8. 
 
Given the prevalence of places of worship within the vicinity of the subject property, there 
are multiple special permit/variance applications approved in the immediate area. These 
churches and related facilities approvals include the following:  
 

 St. Mark Coptic Orthodox Church of Washington, DC (located across the street 
from the subject property 

o SP 89-S-013, located at 11911 Braddock Road (1 lot), approved September 
26, 1989 for the church. 

o SPA 89-S-013, located at 11911-11919 Braddock Road (3 lots), approved 
January 18, 2000, an amendment to increase the land area and add a child 
care center. 

o SPA 89-S-013-02, located at 11821-11919 Braddock Road (6 lots), 
approved December 15, 2009, an amendment to increase land area, add a 
nursery school, a private school of general education, and building additions 
all in phases. 
 

 Trustees of Singh Sabha Gurdnova 
o SP 99-S-058, located at 5200-5212 Second Road (3 lots), approved 

December 14, 1999 for the worship facility. 
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 Apostolic Church of Washington, Inc. 
o SP 91-S-036, located at 11800 Braddock Road (1 lot), approved November 

19, 1991 for the church. 
o SPA 91-S-036, located at 11800 Braddock Road (1 lot), approved April 16, 

2004, an amendment to allow a child care center, site modifications and 
amended development conditions. 
 

The history of the surrounding area is a concentration of churches and other places of 
worship in significant part because the R-C District does not permit large-scale residential 
or commercial development, and the limited sewage capacity and limitations on available 
uses (via special permit or special exception approvals) has resulted in the increasing 
development of places of worship in the area.  
 
 
DESCRIPTION OF THE APPLICATION 
 
Proposed Layout 
 
The applicants request special permit approval for a new place of worship on the subject 
property. The applicant owns the property along with the two lots to the east (the location 
of a previously approved church facility, as described in the background section above). 
The applicants have chosen a layout that locates the building within the open area in the 
center of the subject property, where the existing vacant farm structures are currently 
located. The applicant proposes a 56,000 square foot church building containing a 950-
seat sanctuary (arranged similar to a theater) with accessory office and classroom space.  
 

 
Figure 3: Proposed layout. Source: Applicant. 
 
The primary focus of activity will be on Sundays, with two services proposed currently and 
the potential for a third service, if growth demands. The facility will be open Tuesdays 
through Fridays during the week, primarily for office and administrative staff as well as 
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periodic night meetings, but the traffic expected during the week will be far lower than on 
Sundays, except for small mid-week meetings involving groups of no more than 10 
members of the church, according to the applicant. 
 
Vehicle Access and Parking  
 
The proposed facility will incorporate two access points off of Braddock Road. The 
eastern entrance is designed as a right-in right-out entrance, without a middle separation, 
to allow direct parking or to drop off persons at the covered main entrance. This entrance 
is located so as to coordinate with a proposed entrance to the expanded St. Marks Coptic 
Orthodox Church located south of Braddock Road, and will include a left-turn lane on the 
eastbound approach but no left turns out from that point. The second entrance is located 
directly north of Second Road, forming the fourth leg of a 4-way intersection with 
Braddock Road. This western entrance will provide a full access point. 
 
Parking for the facility is provided primarily on the east side and west side of the proposed 
building. The proposed plan includes 401 parking spaces plus 9 ADA-compliant spaces, 
which exceeds the minimum standard required by the Zoning Ordinance, equating to 
approximately 1 space per 2.32 seats in the sanctuary.  
 
Trees, Landscaping and Open Space 
 
The majority of the subject property is in the mapped Resource Protection Area (RPA) 
and/or the Piney Branch floodplain. These areas are generally covered in existing 
woodland, though the woodland is infiltrated with invasive undergrowth. A portion of the 
RPA near the former farm area consists of disturbed pasture with a manmade pond for 
use by cattle. The applicant proposes to maintain the pond as an amenity.  
 
The applicant’s proposal includes a total of 52 percent of provided open space. This 
meets the requirement for 50 percent contiguous open space, as less than half of the 
property would be disturbed and require stormwater management. However, staff review 
indicates that a restoration plan, incorporating removal of invasive species and planting of 
some native species of trees and understory plants, is required to enhance the capacity of 
the open space as habitat. The majority of the woodland is proposed to remain 
undisturbed, with some removal of dead trees adjacent to or within the development site. 
 
The proposed plan designates portions of the north and west property lines as 
Transitional Screening I areas. Only parts of these property lines require transitional 
screening per the Zoning Ordinance as some of the adjacent properties are open space 
parcels. In addition, the applicant is requesting a modification to the transitional screening 
requirement to waive the planting and barrier requirements. The applicant meets the 
technical requirements for parking lot landscaping, both interior and the boundaries, 
though staff recommended that proposed plant materials should be redirected to better 
screen the parking areas from Braddock Road, which the applicant has done. 
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Stormwater Management/Best Management Practices 
  
The applicant proposes three stormwater management facilities incorporating best 
management practices (BMPs). One facility will be located immediately north of the 
eastern parking area; a second facility would be located in the front yard between the 
front access lane and the road right-of-way; and a third facility would include a 
combination of an area in front of the western parking area and a BMP located within an 
island in the interior of the parking area. Staff supports the inclusion of BMPs within the 
parking area as an effective first step toward improving stormwater runoff water quality.    
The applicant proposes to address the phosphorus reduction requirements such that the 
50 percent reduction required in the R-C District will be met.  
 
The applicant is proposing the implementation of bioretention facilities to reduce the 
phosphorus loading, including such measures as green roofs, wet/dry ponds, and filters to 
reduce the overall load as required. There is no record of localized flooding, in part due to 
the wide nature of the floodplain and RPA. Therefore, the outfall is projected from two 
locations, one heading toward the roadside swale along Braddock Road, the other, larger 
outfall directed toward the existing pond located onsite. All stormwater calculations and 
final design details will be provided at site plan.  
 
Architecture 
 
The proposed architecture for the new church is a modern design. The exterior façade will 
be a flat surface in gray or white of stone or concrete materials with accents around the 
window areas. A porte cochere at the main entrance extends over a portion of the aisle 
way in front of the church. The church is proposed for a maximum height of 50 feet, on 
the western portion of the facility encompassing the sanctuary. The eastern half of the 
proposed structure is a single story flat roof area for offices and classrooms.   
 
In addition to two small directional signs at each entrance, there is identified on the 
architectural elevations a sign for the “Expectation Church” on top of the roofline of the 
sanctuary side of the structure. The location of this sign is not permitted under Article 12 
of the Zoning Ordinance, and a proposed development condition reinforcing compliance 
with Article 12 is provided. 

 

 
Figure 4: Proposed design for new church. Source: Applicant. 
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ANALYSIS 
 
Comprehensive Plan Provisions 
 
Plan Area:    III 
Planning District:   Bull Run 
Planning Sector:   Braddock (B7) 
Plan Map:    Residential 0.1-0.2 units/acre 
 
The Plan recommends that this area should be planned for very low density residential 
uses to conform to the findings of the Occoquan Basin Study. Nonresidential uses should 
be permitted only where 
 

 Access for the use is oriented to an arterial roadway; 
 The use is of a size and scale that will not adversely impact the character of the 

area in which it is located; and 
 The use is designed to mitigate impacts on the water quality of the Occoquan 

Reservoir. 
 
The southwest corner of subject property is in the Lincoln-Lewis-Vannoy Conservation 
Area, which was intended for the construction of a specialized sewer system for 215 
residences and designed to address deterioration of the sewer and water supply systems, 
but not intended for expansion. 
 
 
Environmental Planning Analysis (Appendix 4) 
 
Resource Protection Area/Environmental Quality Corridor 
 
A large portion of the site, particularly the northern and western portions, are designated 
as RPA. Staff recommends further designation of this area as Environmental Quality 
Corridor (EQC). While it is not planned for development of any kind, it has been in use as 
horse pasture for years and is significantly degraded by the presence of extensive 
invasive species. To ensure that a more natural habitat is returned to the corridor, staff 
recommends that the applicant commit to restore the site, according to the standards in 
the Chesapeake Bay Preservation Ordinance. This restoration effort should be 
coordinated with the Urban Forestry Management Division (UFMD) of the Department of 
Public Works and Environmental Services (DPWES).  
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Figure 4: Subject property identified as Resource Protection Area (RPA). Source: Fairfax County. 
 
Water Quality 
The applicant is proposing a number of features to improve storm water quality, including 
dry swales, bioretention areas and the retention of forested areas of the subject property. 
Staff believes these provisions will meet the minimum requirements for stormwater 
management, subject to review and approval by the DPWES during site plan. 
 
Undisturbed Open Space 
The property is located in the R-C Residential Conservation District, which requires that 
nonresidential uses are “designed to mitigate impacts on the water quality of the 
Occoquan Reservoir.” The primary method for this is to preserve at least 50 percent of 
the property as perpetually undisturbed open space. The applicant indicates that the 
property will include 52 percent of provided open space. Staff also notes that the 
stormwater analysis (found on Sheets 7 through 9 of the Special Permit Plat) identifies 
the total Development Area project limits as 12.95 acres, which is substantially less than 
50 percent of the subject property. Therefore, the level of contiguous open space meets 
the minimum required for the R-C District. 
 
 
 

Subject Property 
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Septic System Drainfield 
The majority of the property contains soils that are rated “poor” for drainage and not 
suited to on-site disposal system drainfields. Staff notes that as of the publication of this 
staff report, the proposed location of the drainfield for the on-site sewage disposal system 
has not been approved by the Fairfax County Health Department. Given that a previous 
approval on the property immediately east of the site was not developed, in part due to an 
inability to find a suitable drainfield location, staff is concerned that this application could 
require an amendment should the proposed drainfield not obtain approval, and significant 
changes to the design would be required. However, an approved drainfield location is not 
an absolute requirement during the special permit application phase, the drainfield issue 
will need to be finalized during the site plan process and follow-up building permit review. 
Given the nature of soils in this area, it would be preferable to have an approved 
drainfield prior to special permit approval. If the location of the approved drainfield 
requires the primary structure to be relocated on the subject property, a special permit 
amendment would be required. 
 
 
Stormwater Analysis (Appendix 5) 
 
The Site Development and Inspections Division (SDID) of DPWES reviewed the plan and 
provided comments to the applicant during the initial review. Most of these issues will be 
addressed at final site plan. 
 
Resource Protection Areas/Floodplains 
As noted previously, the subject property is crossed by RPA and floodplain. The Special 
Permit Plat depicts the 1993 and 2003 mapped RPA boundaries. The applicant will 
submit a delineation study to revise the RPA boundaries across the subject property with 
the site plan submission. With regard to the floodplains, the applicant is required by the 
Public Facilities Manual (PFM) to replot the FEMA floodplain for Piney Branch across the 
property, which is based on floodplain water surface elevations. A separate study will be 
needed for the minor floodplain to establish the updated boundaries. Once approved, the 
current proposed limits of land disturbance will need to be adjusted. These issues will be 
resolved at final site plan, and can be considered minor modifications approvable through 
the site plan review process under Article 17. 
 
Water Quality and Quantity Detention 
The Stormwater Management Ordinance requires the applicant to provide water quality 
controls. In accordance with the Occoquan Water Supply Protection Overlay District the 
development must reduce the projected phosphorus load by at least 50 percent. The 
applicant’s submissions with this special permit application demonstrate preliminary 
compliance with those requirements, with further calculation and design review to be 
completed during site plan.  
 
While the applicant does not need to provide calculation and design details to meet water 
quantity detention requirements, they do need to demonstrate that specific detention 
practices are viable for the subject property and can comply with the site’s water quantity 
requirements. The applicant states that the two bioretention facilities have a combined 
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storage volume of approximately 50,000 cubic feet of storage, which exceeds the 
required detention volume requirement. The applicant proposes stormwater outfalls into 
the ditch along Braddock Road and also into the pond. The applicant must demonstrate at 
site plan that the existing facilities will not be adversely impacted by the proposed outfalls, 
and that the speed of runoff will not deteriorate existing natural channels. 
 
 
Urban Forestry Analysis (Appendix 6) 
 
Staff from the Urban Forestry Management Division (UFMD) reviewed the Special Permit 
Plat and noted some concern about the use of existing vegetation along the northern and 
western property boundaries to meet the Transitional Screening Type 1 requirement 
under the Zoning Ordinance. The concern was driven primarily by a lack of specific 
calculations to show compliance. Therefore, UFMD recommend that calculations should 
be provided that demonstrate compliance with the transitional screening requirements, 
most specifically Sect. 13-303.3A of the Zoning Ordinance. This has been incorporated as 
a development condition in Appendix 1. 
 
 
Transportation Analysis (Appendix 7) 
 
At the initial coordination meeting with the applicant, staff noted the concentration of 
churches in the immediate area as a key traffic concern for Sundays. The applicant 
accepted staff’s recommendation that church service times should be coordinated with 
those of the surrounding churches, especially St. Marks (due to its comparable size), to 
ensure that arrivals and departures in the area would be dispersed across peak periods 
on Sundays. 
 
During review of this special permit application, both the Virginia Department of 
Transportation (VDOT) and the Fairfax County Department of Transportation (FCDOT) 
provided comments regarding the proposal, as discussed below.  
 
Proposed Access  
The proposed access will be from two entrances on Braddock Road. The western access 
is a full access, full directional entrance/exit, while the eastern access point is designed to 
allow three turning movements, right-in, right-out and left-in. The current Special Permit 
Plat shows a two-lane configuration of the cartway, with 100-foot tapers and 200-foot long 
right-turn lanes into each proposed entrance. Doing so creates an approximately 450-foot 
stretch along the property frontage that reverts to a two-lane cartway, which could cause 
motorists to weave in and out of the turn lanes. Staff recommended that the intermediate 
area be widened and paved with the turn lanes, creating one single right turn lane 
approximately 850 feet long with a single 100-foot taper. The applicant has not 
incorporated this recommendation into their design. In staff’s opinion, the turn lane should 
be continuous, with the additional requirement that the pavement be marked off as the 
Special Permit Plat currently illustrates to create a visual separation of the entrances. The 
applicant feels differently, and as transportation staff could not definitively say that the full 
turn lane was absolutely necessary, staff has not included this as a development 
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condition. 
 
Frontage Improvements 
As noted above, staff from both VDOT and FCDOT recommended the construction of a 
third lane along the entire property frontage in conformance with the recommendations of 
the Comprehensive Plan. The applicants have declined to implement this 
recommendation.   
 
As a compromise, staff recommended that the turn lane to be constructed by the 
applicant be included as part of the proposed right-of-way dedication to ensure that this 
lane will be included should Braddock Road become a three-lane configuration in the 
future. As noted above, the applicant has declined to provide the continuous turn lane.  
 
In addition, staff recommend the extension of sidewalk across the frontage of the 
property, continuing from the sidewalk on the Washington Apostolic Church site to the 
east, all the way to the western edge of the subject property. Staff notes the applicant 
provided a request for waiver on the Special Permit Plat, but no justification has been 
submitted. Staff further requires that full curb and gutter configuration along the turn lane 
area must be provided. These requirements are provided as development conditions in 
Appendix 1. 
 
Operational Analysis 
The traffic study review indicated that a signal warrant analysis is required for the 
intersection of the western entrance at 2nd Road. VDOT also recommends that a signal 
warrant analysis should be required for the east entrance, as this entrance is coordinated 
with a proposed future St. Mark’s Church entrance. Furthermore, staff recommended that 
the applicant provide for a $90,000 contribution (or approximately 30 percent of the 
average cost) for the installation of a warranted signal. FCDOT staff recommends that this 
contribution is provided for the intersection at Second Road. The applicant believes that 
the contribution should be directed only to the intersection at 2nd Road, since the east 
entrance is not a full entrance and a signal would be unnecessary. The applicant has 
indicated they are in agreement with this and a development condition is proposed to this 
effect.  
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ZONING ORDINANCE REQUIREMENTS (Appendix 8) 
 
The subject property is zoned R-C. The chart below provides a summary of the 
requirements of the R-C District and the applicant’s proposal. 
 

BULK REQUIREMENTS (R-C) 

STANDARD REQUIRED (NONRESIDENTIAL USES) PROVIDED 

Minimum Lot Area 5 acres 31.567 acres 

Minimum Lot Width 200 feet 1,660+ feet 

Maximum Building Height 60 feet 49 feet proposed 

Front Yard 
50° angle of bulk plane but not less than 
40 ft 

75± ft proposed 

Side Yard 
45° angle of bulk plane but not less than 
20 ft 

410± ft east side; 
950± ft west side proposed 

Rear Yard 
45° angle of bulk plane but not less than 
25 ft 

440± ft proposed 

Maximum Floor Area 
Ratio 

0.10 0.04 proposed 

Parking Spaces 
Place of Worship: 250 spaces plus 7 

ADA-compliant spaces 
401 spaces plus 9 ADA-

compliant spaces  

  
 

Special Permit Requirements 
 
This special permit application is subject to the following provisions of the Zoning 
Ordinance and are provided as Appendix 9. Subject to the development conditions, the 
special permit must meet these standards.  
 

 Sect. 8-006 General Special Permit Standards 
 Sect. 8-303 Group 3 Standards 

 
The following is staff’s analysis of the Zoning Ordinance provisions and the proposal to 
permit a place of worship on the subject property. 
 
General Standards for Special Permit Uses (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). 
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The Comprehensive Plan recommends very low density single family detached residential 
uses in the vicinity of the subject property and the property is planned for an institutional 
use, so it is in conformance. The immediate vicinity is dominated by institutional uses, 
primarily churches, as well as a County-maintained residential group home facility, and a 
park facility. The nearest residential uses are located north of the subject property across 
the Piney Branch tributary corridor, which is wooded and screens those residences from 
any potential visual or sound impacts of the proposed church.  
 
The subject property has been a horse farm of various ownership dating back to the 
1930s, so the proposed church would represent a change in the use of the subject 
property. The applicant has prepared a layout that uses the central portion of the site, 
avoids any disturbance of environmentally sensitive areas, and proposes to refine and 
restore the areas surrounding the developed areas of the previous farm uses. In addition, 
the proposed design, subject to the Proposed Development Conditions, should have no 
adverse impacts on public facilities, transportation systems, or the environment.  
 
Overall, staff believes that the proposed church is 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-C District was established in 1982 specifically to minimize run-off and 
intensification of water quality impacts by lowering the overall residential density, while 
also allowing other selected uses that were deemed to be compatible with the low density 
residential character of the district. A church is a special permit use within the R-C 
District. The applicant proposes a 950-seat sanctuary that, will add to the activity already 
generated by the existing concentration of churches in the immediate area. The applicant 
has proposed to establish their service schedule so as to coordinate their arrivals and 
departures with neighboring churches and avoid a concentration of traffic in the area at 
any one time. Additionally, this use occurs at non-peak hours. Staff believes that the 
proposed church will be in harmony with the purpose and intend of the R-C District. 
Therefore, in staff’s opinion, the application meets 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 neighboring properties to the north and east are single family detached dwellings 
located on lots typically found in the R-C District, many of which are substandard to the 
district requirements. The properties to the south and east are existing churches or vacant 
land. Properties to the west are either VDOT-owned land or residential in character. Staff 
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believes that the proposed church will not adversely affect the use or development of 
neighboring properties. While the proposal represents an increase in gross floor area over 
the existing agricultural character of the subject property, the applicant proposes to 
maintain the existing woodland areas to the north and west and minimize disturbance of 
woodland to the east, which is property the church currently owns.  
 
The applicant states that the property is designed to provide for services on Sunday in the 
morning into early afternoon. The property will be used for administrative offices of the 
church during the week, with a minimal number of persons (15-20) located on-site, and 
the potential for small group meetings in the evenings between 6:00 p.m. and 10:00 p.m. 
Staff believes the design of the site would accommodate this level of use and would 
present no adverse impact on adjacent property owners.  
 
Furthermore, the applicant states that the property is intended for the size of the 
sanctuary as proposed, without possibility of expansion. The applicant presents the 
possibility of an expansion for a multi-purpose recreation facility, as shown on the Special 
Permit Plat, but has stated to staff that it will not be constructed with the proposed facility 
initially. 
 
Overall, 52 percent of the site is proposed to remain as open space. Staff believes the 
proposed building locations, screening and vegetation adequately shield the church 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. The applicant proposes a 950-seat sanctuary 
with two worship services on Sundays. Therefore, the applicant anticipates an increase in 
traffic on the surrounding roadways adjacent to the site. Arrivals and departures are 
anticipated in the morning through to early afternoon on Sundays. The property will also 
be utilized for administrative office use Monday through Friday during normal business 
hours for approximately 15-20 employees, with additional night time meetings or small 
group gatherings between the hours of 6:00 p.m. and 10:00 p.m. The applicant proposes 
two full access entrances on Braddock Road. VDOT and FCDOT have reviewed the 
designs and the operational analysis provided by the applicant and have recommended 
the provision of a continuous right turn lane for both entrances for as an ideal design for 
safety and to reduce traffic impact on the existing 2-lane configuration of Braddock Road. 
The applicant believes the current design with two separate right turn lanes is sufficient 
and, while not ideal, staff has no objection to the applicant’s proposed design. Staff has 
also recommended the provision of signal warrant analyses at both entrances during site 
plan review and operational analysis post-opening, to be paid for by the applicant. 
Furthermore, staff recommends that the applicant provide a contribution equal to 30 
percent of the cost of a warranted signal installation at the western entrance across from 
2nd Road. Finally, the applicant is proposing to provide well above the minimum number 
of parking spaces, which should create no adverse impacts on the surrounding 
transportation network. Staff believes that the proposal meets this standard. 
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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 has met the minimum requirements for tree preservation, though the final 
calculations will be confirmed with the site plan submission, and a development condition 
is proposed to that effect. This tree preservation is located along the northern and 
western property lines. The total proposed tree preservation plus new vegetation will 
exceed the amount of tree cover required in the R-C District.   
 
The applicant’s landscaping plan conceptually complies with the requirements of the 
Transitional Screening 1 buffer as required by Article 13 of the Zoning Ordinance. UFMD 
recommended confirmation that tree preservation used in lieu of new plantings in the 
northern and western required transitional screening areas be in compliance with these 
requirements. The applicant has requested a modification of the transitional screening 
requirement to request that no additional plantings be required in those areas, since they 
are in naturally constrained areas where disturbance is not recommended. Staff believes 
this waiver is supportable, as discussed below.  
 
Staff recommended that the applicant shift some of the plantings provided in compliance 
with the parking area landscaping from the northern end to the southern end of the 
parking areas and into the front yard area to provide more screening against Braddock 
Road. The applicant has agreed to this recommendation. 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. There is no 
specific open space requirement for the proposed use and the applicant has proposed a 
total of 52 percent of the subject property as open space; therefore, this standard has 
been met.  
 
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 410 parking spaces, which far exceeds the Zoning Ordinance requirement of 
238 parking spaces. The proposed use will be served by an onsite sewage disposal 
system and public water, which would increase the level of sewage treatment of the 
subject property over the existing condition, as well as increase the level of potable water 
used over a typical residential use. The applicant has proposed stormwater management 
storage and bioretention facilities to detain and treat the anticipated runoff.  
A development condition has been included requiring on-site stormwater detention and 
water quality best management practices (BMPs) as approved by DPWES during site 
plan review. In addition, per Zoning Administration interpretation, the applicant must 
designate two loading spaces on the site plan as required by the Zoning Ordinance. A 
development condition has been included to that effect. Overall, staff believes that 
Standard 7 has been met.  
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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. The submitted Special Permit Plat includes an exhibit showing a 
roof sign placed on top of the central portion of the roof line between the sanctuary and 
the office section of the proposed structure. Pursuant to Article 12 of the Zoning 
Ordinance, this sign is not approvable since it is on the roof, and the proposed size would 
exceed the maximum 12 square feet permitted for a church in the R-C District. However, 
the applicant also states that signage will comply with the provisions of Article 12, and any 
signage proposed will be reviewed and approved for a sign permit when the applicant 
applies for the building permit. Subject to removal of the roof sign, this standard has been 
met.  
 
With the approval and adoption of the Proposed Development Conditions, the general 
standards for all General Standards 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 states 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 church or other placed of worship. Noise will be regulated under 
the Noise Ordinance, but the applicant’s proposal complies with the noise standards. The 
applicant’s proposal does not include any exterior lighting except for building security 
lighting, which will comply with the requirements for outdoor lighting. Staff has proposed a 
development condition to ensure compliance during the site plan review process. The use 
complies with the performance standards in Article 14 of the Zoning Ordinance. This 
standard has been met.  
 
Standard 3 states 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. 
 
 
WAIVERS/MODIFICATIONS REQUESTED 
 
Modification of Transitional Screening Requirements 
 
The applicant requests a modification to the requirement under Transitional Screening 1 
that requires transitional screening plantings and a barrier fence along the northern and 
western property lines. The required barrier would consist of either a metal fence or wall. 
The applicant states that the existing woodland areas will be preserved and should be 
sufficient to provide for appropriate screening of the proposed church, and particularly the 
parking areas, from view and glare off-site. Furthermore, the applicant states that 
requiring additional plantings or the installation of a fence in locations several hundred 
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feet from the parking areas would be unnecessary disturbance of the RPA and floodplain 
areas in the northern and western ends of the property.  
 
In considering the modification under Sect. 13-305.3 of the Zoning Ordinance, the Board 
should consider whether the proposed landscaping and architecture have been designed 
to mitigate the impacts for which the barriers are normally required. In staff’s opinion, the 
amount of existing woodland to be preserved, the potential negative impact on the RPA, 
and the significant distance of the parking areas from transitional screening areas, 
constitute grounds for supporting this waiver. 
 
CONCLUSION 
 
Staff finds that the proposed use is consistent with the recommendations of the 
Comprehensive Plan and meets the General Standards for Special Permits and Group 3 
Special Permit uses. Furthermore, the applicant has demonstrated that the proposed use 
and development for the subject property will comply with the requirements of the Zoning 
Ordinance.    
 
 
RECOMMENDATION 
 
Staff recommends approval of SP 2016-BR-002, subject to the Proposed Development 
Conditions contained 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 applicants/owners from compliance with the provisions of any 
applicable ordinances, regulations, or adopted standards. 
 
It should be further noted that the content of this report reflects the analysis and 
recommendations of staff; it does not reflect the position of the Board of Zoning Appeals. 
 
The approval of this application does not interfere with, abrogate or annul any easements, 
covenants, or other agreements between parties, as they may apply to the property 
subject to the application. 
 
APPENDICES 
 
1. Proposed Development Conditions  
2. Applicant’s Statement of Justification and Photographs 
3. Applicant’s Affidavit 
4. Environmental Analysis 
5. Stormwater Analysis 
6. Urban Forestry Analysis 
7. Fairfax County Department of Transportation/Virginia Department of Transportation 

Analysis 
8. Previous Approvals SP 99-Y-046 and SPA 99-Y-046 
9. Applicable Zoning Ordinance Provisions 
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PROPOSED DEVELOPMENT CONDITIONS 
 

SP 2016-BR-002 
 

September 28, 2016 
 

If it is the intent of the Board of Zoning Appeals to approve SP 2016-BR-002 located at 
Tax Map 67-1 ((1)) 33 to permit a place of worship pursuant to Sect. 3-C03 of the 
Fairfax County Zoning Ordinance, staff recommends that the Board condition approval 
by requiring conformance with the following development conditions. 
 

1. This approval is granted to the applicant only, Expectation Church, Inc., and is 
not transferable without further action of this Board, and is for the location 
indicated on the application, 11924 Braddock Road (31.567 acres), and is not 
transferable to other land. 
 

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

3. This special permit is granted only for the purpose, structure and/or use 
indicated on the special permit plat entitled “Special Permit for Expectation 
Church,” prepared by Anthony T. Owens, P.E., of Smith Engineering, dated 
November 6, 2015, last revised August 2, 2016, consisting of 15 sheets (the 
“Special Permit Plat”) and approved with this application, as qualified by these 
development conditions.  

 
4. A copy of this special permit, 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. 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.  

 
6. The maximum number of seats in the sanctuary shall not exceed 950 seats. 
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7. A minimum of 410 parking spaces shall be provided on site, as depicted on the 
Special Permit Plat. Such parking shall be located generally as depicted on the 
Special Permit Plat. 

 
8. The applicant shall provide two loading spaces in compliance with loading 

requirements in Article 11 of the Zoning Ordinance, unless waived at the time of 
site plan approval. 

 
9. Prior to site plan approval for the proposed development or upon request by the 

County, the applicant shall dedicate in fee simple the proposed right-of-way 
dedication areas to the Board of Supervisors of Fairfax County (County), as 
shown on Sheet 5 of the Special Permit Plat.  

 
10. The applicant shall construct sidewalk to connect with existing sidewalk on Tax 

Parcel 67-2 ((1)) 1, along the entire Braddock Road frontage of the applicant’s 
property.  

 
11. Prior to issuance of the Non-RUP, the applicant shall contribute $90,000 (in the 

form of cash escrow) toward the cost of a traffic signal at the intersection of 
Second and Braddock Roads, as determined by FCDOT. In the event that a 
signal is not warranted within five years after completion and occupancy of the 
site, the escrowed funds shall be returned to the applicant. However, in the 
event that a traffic signal has already been installed at this location prior to the 
applicant reaching the above thresholds, the $90,000 contribution shall be 
provided to reimburse the County for the signal costs ate the interval payment 
schedule designated above. 

 
12. The applicant shall submit a Tree Preservation Plan and Narrative as part of 

the site plan submission. 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. 

 
13. All proposed landscaping shall be native to the middle Atlantic region to the 

extent feasible and non-invasive as determined by UFMD. 
 

14. All landscaping shall be maintained in accordance with Article 13 of the Zoning 
Ordinance. Landscaping shall be maintained in a healthy condition and dead 
and/or dying plant materials replaced. Prior to the issuance of the Non-RUP, 
UFMD shall inspect the site and shall require replacement and/or new 
vegetation to meet the intent of the landscaping requirements. This condition 
may be modified as needed to reflect the time of year and an alternative time 
frame may be established upon recommendation by UFMD. 
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15. Prior to any lands disturbing activities, a pre-construction conference shall be 
held on-site between DPWES, including the Urban Forester, and 
representatives of the applicant to include the construction site superintendent 
responsible for on-site construction activities. The purpose of this meeting shall 
be to discuss and clarify the limits of clearing and grading, areas of tree 
preservation, tree protection measures, and the erosion and sedimentation 
control plan to be implemented during construction. 

 
16. The applicant shall conform strictly to the limits of clearing and grading subject 

to allowances as determined necessary by the Director of DPWES, as 
described herein. The basis for this area of clearing and grading shall be the 
limits of disturbance as shown on Sheet 7 of the Special Permit Plat. A grading 
plan which establishes the limits of clearing and grading necessary to construct 
the improvements shall be submitted to DPWES including UFMD, for review 
and approval. The extent of clearing and grading for each phase of construction 
shall be the minimum amount feasible as determined by DPWES.  

 
17. The applicant shall submit a Restoration Plan which is designed to address the 

removal of invasive species with the RPA area and the planting of native 
replacement species such that the RPA is restored to a more natural native 
habitat. Such Restoration Plan shall be designed based on the guidance of the 
Chesapeake Bay Preservation Ordinance, and shall be submitted for review by 
UFMD within one (1) year of the issuance of the Non-RUP. The final approved 
Restoration Plan shall be completed within two (2) years of the issuance of the 
Non-RUP, with additional time to be granted with the agreement of UFMD. 

 
18. Transitional screening requirements shall be modified along the northern and 

western lot lines to permit existing vegetation on the site to meet transitional 
screening requirements in the Zoning Ordinance for Type I Transitional 
Screening. 

 
19. The barrier requirement shall be waived along the northern and western lot 

lines.  
 

20. A minimum of 50 percent of the site shall be preserved as undisturbed open 
space as depicted on the Special Permit Plat. 

 
21. Any proposed new lighting shall be provided in accordance with the 

Performance Standards contained in Part 9 (Outdoor Lighting Standards) of 
Article 14 of the Zoning Ordinance. All lighting shall be full cut-off luminaries, 
shall be controlled by timers and shall be cut off when the site is not in use, 
except for building security lighting. No new uplighting of landscaping, signage 
or architecture shall be provided. 
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22. The applicant shall obtain a sign permit for any proposed sign in accordance 

with the provisions of Article 12 of the Zoning Ordinance.  
 

23. The design of the building shall be generally consistent with the rendering as 
shown in Attachment 1. 

 
 
This approval, contingent upon 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, 30 months after the date of approval unless construction has 
commenced and has been diligently prosecuted.  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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ATTACHMENT 1: Architectural Renderings for Expectation Church 
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Statement of Justification 

 



SP 2016-BR-002  APPENDIX 2 

 

  



SP 2016-BR-002  APPENDIX 2 

Proposed Architecture 

 

Renderings (from left) Front (south); Rear (north); West side; East side  
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Photographs of Subject Property  

 
Image 1: Closeup view of farm pond in the RPA area 

 
Image 2: View of existing farm pond, to be retained. 
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Image 3: View of RPA area, formerly pastureland, looking northeast. 

 
Image 4: View of property looking west within are behind location of proposed church. 
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Image 5: View of rear area looking northeast toward farm pond and transition yard. 

 
Image 6: View of northern and northeastern screening areas from central area of site. 
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Image 7: View of driveway from existing residence looking southeast toward Braddock 
Road. 

 
Image 8: View looking southwest toward Braddock Road.  
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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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