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These concurrent Rezoning, Proffer Condition Amendment and Special Exception
applications are filed on behalf of L&F Bock Farm, LLC (the "Applicant") on a portion
of property identified as Tax Map 102-1((1))3C (the "Property"). The Property is zoned
PDH-5 pursuant to RZ B-715 approved by the Board of Supervisors on February 5, 1973.
These applications represent an important opportunity to provide much needed senior
housing stock in an area where positive synergy can be created with the professional
office/medical condominiums and assisted living facility/nursing home to the west and
the hospital to the north.
Background
Rezoning application RZ B-715 rezoned 73.73 acres from the R-12 to the PDH-5
zoning district. The development plan included the application property, the property to
the west, which is now the medical offices and assisted living facility/nursing home, the
Briary Farm townhouses and land that is now part of Little Hunting Creek Park to the
south. The original development plan was amended several times but none of the
amendments affected the property which is the subject of this request.
The acreage that is now Lot 3C was shown on the original development plan as
part of the development plan's open space with a note that indicated it could be
developed with 3 single family residences, boarding stables, a riding academy and/or an
equine center.
There have been several interpretations issued by the Zoning
Administrator over the years regarding how the 11.3 acres (Lot 3C) could potentially be
developed, the most recent being in August of 2013 (included for reference). These
interpretations conclude that there is an excess of 4.38 acres that is not needed to meet the
density requirements of RZ B-715 and that this excess could be developed with
independent living units.
Description of Request
The Applicant is proposing to develop 128 independent living units on 4.38 acres
of the property located in a cluster of four 4-story buildings with associated parking and
recreational facilities. The 4.38 acres, together with the adjacent 6.9 acres, are currently
utilized as a private horse farm to include bams, sheds and other structures associated
with the farm and, as mentioned above, is shown on the generalized development plan
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approved with RZ B-715 as open space. The PCA has been filed to delete 4.38 acres
from the original zoning application area (B-715), the rezoning is filed to rezone the 4.38
acres to the R-8 District and a special exception is filed on the 4,38 acres to allow an
independent living facility in the R-8 District as a special exception use.
As previously stated, it has been interpreted that there is an excess of 4.38 acres
associated with the original rezoning, B-715, which is not needed in either the density or
the open space calculations for B-715. Therefore, deleting 4.38 acres from the original
rezoning area will not have a deleterious effect on the existing zoning of the surrounding
area.
Description of Generalized Development Plan/Special Exception Plat fGDP/SEf
The GDP/SE plat shows four 4-story buildings which will each contain 32
independent living units. There will be one floor of underground parking (176 total
spaces) under the buidlings as well as 32 surface parking spaces as shown on the plan.
Access to the property will be off of Hinson Farm Road and will be aligned with the
entrance to the hospital. A recreational area for the residents will be provided in the
western portion of the property and will include a 3,250 square foot clubhouse and an
outdoor activity area. Sidewalks are shown to provide access from each building to the
recreational area. A sidewalk connection is also shown to the proposed sidewalk along
Hinson Farm Road. Transitional Screening 1 and Barrier D, E, or F, is required and
provided along the eastern and southern lot lines. Stormwater management will be
provided in the form of underground detention and stormfilers located under the parking
lot.
Zoning Ordinance Requirements
The following information is provided pursuant to Section 9-011 of the Fairfax
County Zoning Ordinance:
A. Type of operation: Independent Living Facility
B. Hours of operation: 24/7
C. Number of residents: 128 units
D. Number of employees: One
E. Estimate of traffic impact: Based on the independent living facilities trip
generation approximately 30 trips in the AM peak hour and 37 hips in the PM
peak hour. The threshold for the preparation of a Traffic Impact Analysis has
not been met.
F. Vicinity or general area to be served by the use: Northern Virginia area,
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G. Architectural compatibility: Care .will been taken to create buildings that
blend with the surrounding community and represent the style of this part of
the Mount Vernon District.
H. Hazardous and toxic substances: There are no known hazardous or toxic
substances that will be generated on site.
I. Statement of conformance: To the best of the Applicant's knowledge, the
proposed use conforms to the provision of all applicable ordinances,
regulations, adopted standards, and any applicable conditions with the
exception of those requirements detailed on the GDP/SE plat.
Sect.. 9-304, Standard for All Category 3 Uses
1.

N/A

2.

The use complies with the lot size requirements for the R-8 District.

3.

The use will comply with the bulk regulations of the R-8 District.

4.

The use will comply with performance standards contained in the Zoning
Ordinance.

5.

It is acknowledged that the use will be subject to Article 17, Site Plans,

Sect. 9-306, Additional Standards for Independent Living Facilities
1.

The Applicant respectfully requests a waiver of the age limitation allow persons
55 years of age and older to reside in the development. The units are designed to
serve the segment of the population who is at a point in their lives where they
want to downsize from their single family homes but stay in the area. They are
also designed as age in place units with universal design elements, elevators and
onsite amenities. Recognizing the possibility, given the age modification, of
additional parking needs, the development is parked at a typical multi-family rate.

2.

The purpose of creating the community is to provide for the needs for the retired
and aging population and allow them to remain in a vibrant urban environment
close to shopping, cultural and recreational amenities. On-site recreational
amenities are provided.
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3.

The proposed community will fit into the fabric of the surrounding area, creating
potential synergy with the government center, library, medical offices, assisted
living/nursing home facility and the hospital nearby. Adequate screening is
provided to the single family lots to the southeast and northeast.

4.

The listed parameters are shown on the special exception plat.

5.

The Applicant respectively requests a waiver of this standard as Hinson Farm
Road is not a collector street or major thoroughfare. It is, however, a very short
street that carries very little traffic and it is not anticipated that the traffic
associated with the independent living units will adversely impact the street.

6.

The density has been calculated using the density multiplier and this standard is
met.

7.

There will be no assisted living or skilled nursing components in this
development.

8.

The facilities shall be utilized solely by the residents and their guests.

9.

The Applicant respectfully respects a modification to the maximum height of 50
feet to allow the buildings to be 55 feet in height. The Applicant is utilizing
underground parking in order to better serve the residents and to avoid the
undesirable look of excess of surface parking spaces. This requires slightly more
height in order to provide the numbers of floors proposed in addition to the
parking. It is noted that the maximum building height allowed in the R-8 District
for uses other than single family dwellings is 65 feet.

10.

The Applicant respectfully requests a modification to the required setback of 50
feet along the western and eastern lot lines to allow a setback of 35 and 41 feet,
respectively. The western lot line is adjacent to office uses and the eastern lot line
is adjacent to the remainder of the open space for the original PDH rezoning
which can be developed with horse stable/riding stable uses and three single
family lots. A full Transitional Screening 1 yard will be provided along the
eastern lot line as required.

11.

The required Transitional Screening is provided.

12.

N/A

13/14. It is acknowledged that live-in aides and resident care providers will not be
subject to the income and/or age limitations of this use.
15.

N/A
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Discussion of the Comprehensive Plan
The property is located in the Fort Hunt Community Planning Sector in the Mount
Vernon Planning District in Area IV. There is no specific plan language for the Property.
The Comprehensive Plan map shows the property is planned for residential use at 5 to 8
dwelling units per acre. The proposed density of the independent living facility aligns
with this planned density.
There is Plan language which addresses what is considered the "Mount Vernon
Campus", the area across Hinson Farm Road including the hospital, government center,
police station, library and school. The'area is envisioned to be well-lit, pedestrian
friendly, landscaped area that is also encourages the use of public transportation. While
this language does not specifically apply to the subject property, the independent living
use proposed would serve as a good transition to the single family residential uses to the
south and would also be compatible with the type of environment envisioned for the
Mount Vernon Complex.
The general plan language for this sector also recognizes how the hospital and
government center complex are complemented by the adjacent medical offices, elderly
housing and nursing home. This independent , living facility will also contribute to this
synergy.
Additionally, the Policy section of the Comprehensive Plan, as well as the Board
of Supervisors adopted 50+ Action Plan, identifies the need for senior housing as the
County population ages.
The rezoning request to the R-8 District meets the Residential Development
Criteria and the Guidelines for Multifamily Residential Development for the Elderly
outlined in the Comprehensive Plan as discussed below:
Residential Development Criteria
•

Site Design:
Consolidation: The proposed rezoning encompasses only a portion of Lot 3C,
while the remaining portion can be developed pursuant to the original rezoning,
RZ B-715.
Layout: The proposed layout provides a logical, functional and rational pattern
for development of the property. Thought was given to creating a community
atmosphere for the independent living units.
Open Space: Twenty-eight (28) percent open space is provided which represents
more open space than is required by the Zoning Ordinance for this district.
Landscaping: The lots will be landscaped generally as depicted on the GDP.
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Amenities: A community clubhouse, sized adequately to provide several areas
for programmed uses, a swimming pool and a bocce court are proposed on the
property. Sidewalks are provided throughout the development.
•

Neighborhood Context.
The proposed community provides an excellent
transitional use between the institutional/governmental uses to the north and the
single family residences to the south. The design of the independent living
facility, as four separate buildings, is compatible in scale with the office buildings
to the west.

•

Environment
Preservation: There are no significant environmental features on the property. .
Slopes and Soils: There are no slope or soil issues on the property.
Water Quality and Drainage: Stormwater Management/Best Management
Practices is being handled via a proposed underground storage and stormtech
chambers located under the proposed parking lot. There are some drainage issues
south of the property currently and the development of the subject property along
with the required detention could serve to improve the situation.
Noise, Lighting: The addition of this independent living facility should not create
a noise or lighting issue for the existing residences.
Energy: The Applicant will commit to comply with energy efficiency guidelines.

•

Tree Preservation and Tree Cover: Tree canopy requirements will be met.

•

Transportation: Safe access is provided, aligned with one of the secondary access
points to the hospital. Trip generation is low for this type of use.

•

Public Facilities. Connections to public facilities are provided.

•

Affordable Housing. The Applicant will provide the required 15% of the units as
part of the ADU program.

•

Heritage Resources. To the Applicant's knowledge, there are no structures of
historical significance on the property and the property itself is not of historical
significance.
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Guidelines for Multifamily Residential Development for the Elderly
1.

Public transportation and community services should be located within a reasonable
walking distance and should be accessible via paved walkways that are lighted,
secure, and well maintained. Crosswalks should be delineated, and adequate
provisions should be made for crossing heavy traffic (e.g., pedestrian crossing
signals). If neither public transportation nor community services are located within a
short walking distance (i.e., a 5-7 minute walk), the elderly housing development
should provide shuttle bus service which can offer residents comparable access to
community services. The GDP shows a new sidewalk which will extend from Tis
Well Drive to Parker's Lane along the frontage of the property which will connect to
the uses located to the north. There is also a bus stop located on Parker's Lane which
will also be easily accessible.

2.

The topography of the site, and that between the site and nearby destinations, should
be taken into consideration when siting residential development for the elderly.
Pedestrian facilities should not be located on slopes greater than 5-8%, and such
maximum slopes should not be continuous for more than 75 feet. There are no issues
with slopes on the property.

3.

Safety and security are of particular concern to the elderly. To the extent possible, the
architecture and site design for multifamily residential development for the elderly
should incorporate features which reduce the potential for crime and enhance the
security of residents. The plan is to have a keyed entry system on the main building
access and the garage access.

Plan.

For the above reasons, the proposal is in conformance with the Comprehensive

Conformance with Sect. 9-006, General Standards for Special Exceptions
1.

As previously stated, the proposed independent living facility is in harmony with
the Comprehensive Plan,

2.

The intent of the R-8 Zoning District is to provide for residential uses and other
uses that are compatible with the character of the R-8 District and the intent of the
Ordinance, The independent living facility is a needed type of residential housing
stock in the County and is compatible with the character of the R-8 District.

3.

The use will not adversely affect the surrounding properties, As previously
stated, ample buffering and transitional screening is provided along the lot lines
which abut residentially zoned land. The use does not produce a noise or light
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level which would cause issues with the adjacent residences and the traffic impact
is minimal. Also, as previously discussed, the use will complement the adjacent
existing assisted living facility and nursing home. In terms of the original zoning
approval, the special exception use will not hinder the development of the
remaining 6,9 acres of Lot 3C as previously planned.
4.

The proposed use will not be hazardous nor conflict with existing or anticipated
traffic in the area. This type of use is a low traffic generated, especially in the
AM and PM peak hours The site has safe access with adequate sight distance
along Hinson Farm Road.

5.

The building and grounds will be landscaped with plantings which will add to the
residential nature of the property.

6.

The open space requirement is exceeded for the R-8 District with this application.

7.

Utility, drainage, parking and loading requirements have been met.

8.

Signs shall meet the regulations of Article 12.

CONCLUSION
An independent living facility on the Property is an appropriate use on the edge of
a residential neighborhood, adjacent to the Mount Vemon Complex, the medical offices,
an assisted living facility and a nursing home. The facility will also address the need for
additional senior housing as identified in the Comprehensive Plan,
The proposed use is in conformance with the recommendations of the
Comprehensive Plan and meets the Special Exception standards for approval. For these
reasons and the others stated in this statement of justification, we respectfully request
approval of these applications.

Lori Greenlief
Senior Land Use Planner
McGuirewoods, LLP

