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COUNTY OF FAIRFAX APPLICATION #:

R 7o -5U-0Ll

Department of Planning and Zoning ConCunlre
Zoning Evaluation Division w (_.d/\ (Staff will assign)
12055 Government Center Parkway, Suite 801 .
Fairfax, VA 22035 (703) 324-1290 TTY 711 D€ Zo\d-SW-022
psalf airfaxco anning-zoning/zoning/application-package

ZONING APPLICATION
RECEIVED
Dept of Planning & Development

- RZ [v]PCA FDP CDPA[ | FDPA[ | DP CP
ARPHICATIONTIEE(S): CPAE PRC% PRC#% CSP[_] CSPA[JAA[ ] AF[ ]AR[] SEP19 2019

TO: THE BOARD OF SUPERVISORS OF FAIRFAX COUNTY, VIRGINIA ZOW”Q Evaluation Division
(we), Blue Knob Investors, LLC the applicant(s) petition you to adopt an ordinance amending the

Zoning Map of Fairfax County, Virginia, by reclassifying the below noted property from the -3, H-C, WS and AN District to the
C-8, H-C, WS and AN  District.

D (PCA) This application proposes to amend the proffers approved pursuant to
(case) in order to permit

Is this a partial PCA? (Y/N) If Yes, please identify affected acreage:

TAX MAP PARCEL(S):
033-2 ((01)) 0006 (part)

TOTAL ACREAGE: 12.06 acres (525,428 SF) CURRENT ZONING DISTRICT: |-3, H-C, WS and AN

LEGAL DESCRIPTION: Deed Book: 22747 Page No.: 1306

POSTAL ADDRESS OF PROPERTY (INCLUDING ZIP CODE):
|[No Number Assigned] Lee Jackson Memaorial Highway, Chantilly, VA 20151

ADVERTISING DESCRIPTION: (Ex.:North side of Lee Highway approx. 1000 feet west of its intersection with Newgate Bivd.)

South side of Lee Jackson Memorial Highway approx. 1,200 west of its intersection with Stonecroft Boulevard
EXISTING USE: Vacant PROPOSED USE: Vehicle sale, rental & ancillary service estab,

MAGISTERIAL DISTRICT: |[Sylly ||OVERLAY DISTRICT(S):  |H-C, WS and AN

Waiver/Modification of Submission Requirements Requested: [T]

The name(s) and address(es) of owner(s) of record shall be provided on the affidavit form attached and made part of this application.
The undersigned has the power to authorize and does hereby authorize Fairfax County staff representative on official business to enter
on the subject property as necessary to process the application.

Applicant Contact Name: Agent Name:
Craig Kazanjian c/o Kaz Brothers, L.C. David S. Houston, c/o Bean, Kinney & Korman, P.C.
Address: Address:
Street: 14660 Rothgeb Drive, Suite 201 Street: 2311 Wilson Boulevard, Suite 500
City: Rockville |State:MD | Zip: 20860 City: Arlington | State:va  [Zip: 22201
Phone Number: Phone Number:
(W): 301-438-2211 |(C): (W): 703-284-7245 | (C): 703-915-7300 e,
E-mail: E-mail: !2/7/(«7
craig@kazbrothers.com dhouston@beankinney.com

Signature: m,@/% Date:  G—/9—/9

DO NOT WRITE IN THIS SPACE WA@J{ RZ 20[9- 0263
Date Application Accepted: ! EZ o g e ? 2 359 Application Fee Paid: $ ’3? o




COUNTY OF FAIRFAX APPLICATION No: 2& %004-8U-02Z
Department of Planning and Zoning Concur ]L (Staff will aSSiEB)
Zoning Evaluation Division W /?2 REGEIV
12055 Government Center Parkway, Suite 801 23
Fairfax, VA 22035  (703) 324-1290, TTY 711
www.fairfaxcounty.gov/dpz/zoning/applications

Dept of Planning & Develaprent
(9-sU-02!
SEP 19 2019

APPLICATION FOR A SPECIAL EXCEPTION 0" Evaluation Dvision

(PLEASE TYPE or PRINT IN BLACK INK)
NAME  Bjue Knob Investors, LLC

MAILING ADDRESS c/o Kaz Brothers, L.C.
14660 Rothgeb Drive, Suite 201, Rockville, MD 20850

APPLICANT
PHONE  HOME ( ) WORK (301 ) 438-2211
PHONE  MOBILE ( )
PROPERTY ADDRESS [No Number Assigned] Lee Jackson Memorial Highway
Chantilly, VA 20151
TAX MAP NO. SIZE (ACRES/SQ FT)
IN%%%E;EA‘,IT&’)N 033-2 ((01)) 0006 (part) 12.06 acres (525,428 SF)
ZONING DISTRICT MAGISTERIAL DISTRICT
-3, H-C, WS and AN Sully
PROPOSED ZONING IF CONCURRENT WITH REZONING APPLICATION:
C-8, H-C, WS and AN
ZONING ORDINANCE SECTION
SPECIAL 4-804(4)(W) and 9-518
EXCEPTION
REQUEST PROPOSED USE

INFORMATION Vehicle sale, rental and ancillary service establishment(s)

NAME David S. Houston, c/o Bean, Kinney & Korman, P.C.
MAILING ADDRESS 2311 Wilson Boulevard, Suite 500

AGENT/CONTACT Arlington, VA 22201
HORMATION IeroneHoME ) WORK (703 ) 284-7245
PHONE  MODILEC 703 )gisraca
MAILING Send all correspondence to (check one): | _| Applicant —or- || Agent/Contact

The name(s) and addresses of owner(s) of record shall be provided on the affidavit form attached and
made part of this application. The undersigned has the power to authorize and does hereby authorize
Fairfax County staff representatives on official business to enter the subject property as necessary to

process the application.

David S. Houston / Agent QJ/Z %

TYPE/PRINT NAME OF APPLICANT/AGENT SIGNATURE OF APPLICANT/AGENT
SE 2019 -02 &9

DO NOT WRITE IN THIS SPACE
Date Application accepted: A)chMé’(‘ 2 Zo/9 Application Fee Paid: $ / Ca; 2}}15,0-?—

b



STATEMENT OF JUSTIFICATION
BLUE KNOB INVESTORS, LLC

REZONING AND SPECIAL EXCEPTION APPLICATIONS RECEIVED
Dept of Planning & Development

Revised October 25, 2019 NOV 0 7 2018

I INTRODUCTION AND BACKGROUND
Zoning Evaluation Division

Blue Knob Investors, LLC (“Applicant”) is the contract purchaser of 12.06 acres
located on the south side of Lee Jackson Memorial Highway (Route 50), 1,200 west of
Stonecroft Boulevard in Chantilly, and identified on the Fairfax County Tax Map as 33-2
((1)) 0006 (part)' (“Property”). The Applicant requests approval of a rezoning and a
special exception for the entire Property to allow for the development of new vehicle
sale, rental and ancillary service establishments.

The Property is currently located in the I-3 (Light Industrial) zoning district and is
also within three overlay zoning districts: the Highway Corridor Overlay District
(“HC”), the Airport Noise Impact Overlay District (“AN") and the Water Supply
Protection Overlay District (“WSPOD™”). The rezoning request will change the zoning to
the C-8 (Highway Commercial) zoning district with the same overlay districts.

The photograph below depicts the existing conditions on the Property (vacant)
and the surrounding vicinity.

FROFPOSED

DEVELOPMENT
AREA

' Tax Map 33-2 ((1)) 0006 is a total of 79.03 acres. The Applicant is the contract purchaser for the entire
parcel but is only requesting to rezone a 12.06-acre portion of the parcel. The remaining 67 acres will
remain vacant and undeveloped. Such acreage is currently zoned I-3 (Light Industrial).

01419275-3
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II. PROPOSED DEVELOPMENT AND CHANGES

Through this application, the Applicant proposes to develop up to three buildings
on the Property with up to approximately 95,000 square feet of gross floor area. The
details for these improvements are depicted on the Generalized Development Plan —
Special Exception Plat, prepared by Urban Ltd., dated September 20, 2019, submitted
with this application (“Development Plan™). The approximate location and dimensions of
all proposed structures and uses are depicted on Sheet 8 of the Development Plan.

III. COMPREHENSIVE PLAN

The Property is located within Land Unit H of the Dulles Suburban Center portion
of the Comprehensive Plan. Most of the existing development in the Dulles Suburban
Center is categorized as industrial and office use. Land Unit H contains approximately
935 acres and has a mix of auto dealerships, warehousing and storage facilities,
industrial/flex space, office, public facilities and a mobile home park.

The base recommendation for Land Unit H is for industrial, research and
development, and industrial/flex uses at an intensity up to a maximum of .35 FAR. The
specific plan text for the Property, however, is as follows:

2. An auto park may be appropriate as an optional use on Parcels 33-
2 ((1)) 6, 33-2((5)) B, C, D, E, F, J and 33-4((5)) A, G, H if the
conditions listed below are met. An auto park is defined as a large
tract of land that accommodates two or more dealers engaged in
automobile sales and service, as well as related ancillary services.

Conditions:

e The primary uses in the auto sales park are all related to vehicle
sales and service. Ancillary uses to serve customers may also be
considered;

e Substantial setbacks and a landscaped berm should be provided
along Route 50 to screen view of the use from the road. A single
freestanding sign to identify the auto park may be visible from
Route 50; and

e Development should be oriented to Stonecroft Boulevard,
preferably with building placement designed to screen outside
display and storage facilities from Route 50. Substantial setbacks,
screening and landscaping should be provided along Stonecroft
Boulevard to establish a campus-style setting. Signage at the auto
park entrance(s) may be appropriate.

Also applicable is Appendix 7 of the Policy Plan entitled “Guidelines for
Clustering of Automobile-Oriented Commercial Uses™ which encourages such clustering
to achieve higher quality design, increased landscaping and open space, increased
01419275-3
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vehicular safety and increased energy efficiency. If approved, the Property will contain
automobile dealerships or ancillary uses that operate in a coordinated manner with the
remainder of the existing Auto Park.

The proposed automobile dealerships or uses will be in conformance with the uses
and FAR envisioned by the Dulles Suburban Center plan for Land Unit H at the Property.
The proposed FAR is 0.18 which is approximately 48% less than the 0.35 planned
maximum amount. The height of the buildings shall be limited to 40 feet. A landscaped
berm is depicted on the Development Plan along Route 50 to screen view of the use from
the road.

The Applicant has submitted a photometric plan as part of the Development Plan
showing the proposed lighting levels for the site. This proposed lighting level will meet
the lighting policies of the Comprehensive Plan because light emissions will be
minimized to those necessary and consistent with general safety of the customers and the
business operation and will not interfere with visual acuity. All light will be directed
downward and not light up the dark sky.

IV.  ZONING

A. C-8 Zoning District.

The C-8 District was established to provide locations on the heavily traveled
collector and arterial highways for those commercial and service uses which are oriented
to the automobile, or are uses which may require large land areas and good access, and do
not depend upon adjoining uses for reasons of comparison shopping or pedestrian trade.
Vehicle sale, rental and ancillary service establishments in the County are primarily
located within this District.

The Applicant's proposed development on the 12.06-acre site results in an overall
density of 0.18 FAR (approximately 95,000 total square feet of gross floor area).
Therefore, the Property will not exceed the maximum FAR of 0.50 permitted for C-8 in
the Zoning Ordinance nor will it exceed the recommended planned density of 0.35 FAR.

B. Overlay Districts.

As noted previously, the Property is located within the Highway Corridor, the
Airport Noise and the Water Supply Protection Overlay Districts. The HC Overlay
District puts additional restrictions on certain automobile-oriented uses, including fast
food restaurants, drive-in financial institutions, quick service food stores, service stations
and service station/mini-marts. The provisions of the HC Overlay District do not apply,
however, to vehicle sale, rental and ancillary service establishments.

The Airport Noise Impact Overlay District was established to control conflicts
between certain land uses and the noise generated by aircraft. The Property is currently
mapped within a noise contour level of up to 65 dBA. As such, the proposed uses are
permitted without any additional acoustical treatment requirements for building interiors.

01419275-3



Finally, the Property currently conforms to WSPOD and the proposed
improvements will also comply, as noted in the Preliminary Stormwater Management
Narrative on Sheet 12 of the Development Plan. Stormwater management for the
Property will be met with facilities consisting of either a private dry pond or a private
underground detention system, and several bioretention facilities. These will be finalized
at the time of site plan review.

Y. CONFORMANCE WITH ZONING ORDINANCE REGULATIONS

The following information, as requested by Part 7 of Section 9-011 of the Zoning
Ordinance, provides specific details about the proposed vehicle sale, rental and ancillary
service establishment, vehicle major service establishment, and waiver of certain sign
regulations.

A. Type of Operation.

Vehicle sale, rental and ancillary service establishments.

B. Hours of Operation.

The Applicant is proposing the typical hours of operation for automobile
dealerships and ancillary service establishments, which means the vehicle service and
parts departments would be open for customer business seven days a week between the
maximum hours of 5:30 a.m. to 12:00 a.m. The hours for vehicle sales would typically
be from 9:00 a.m. to 9:00 p.m., Monday through Friday, 9:00 a.m. to 6:00 p.m. on
Saturdays, and 11:00 a.m. to 4:00 p.m. on Sundays. These hours may be adjusted based
on customer demand and use.

By Estimated number of patrons/clients/patients/pupils/etc.

Based on the existing automobile dealerships operating near the Property, the
Applicant estimates that the number of purchasers, prospective purchasers and
automobile service customers will average approximately 375 per day. This is consistent
with the major changes that have occurred in the automobile sales industry. With internet
online shopping and comparisons, the number of physical customers visiting the business
to purchase or lease a vehicle is about one-third of what it was prior to the internet. Also,
due to advances in technology in automobile parts, the number of times that a vehicle
must be serviced has dropped by approximately 50%.

D. Proposed number of emplovees/attendants/teachers/etc.

The Applicant estimates that the proposed dealerships and ancillary service
establishments may employ up to approximately 200 full-time on-site employees and
approximately 30 part-time on-site employees, but the maximum number of employees
on-site at any one time at the Property is estimated to be no more than 200. This amount
includes service facility employees, sales staff, managers and executives.

01419275-3



E. Estimate of traffic impact of the proposed use, including the maximum
expected trip generation and the distribution of such trips by mode and

time of day.

A trip generation analysis was prepared for this proposed development based on
standard Institute of Transportation Engineers (ITE) Trip Generation Manual 10th
Edition rates/equations. Based on this analysis, the site at build-out is forecasted to
generate 2,692 weekday average daily trips, with an estimated 204 AM peak hour trips
and 252 PM peak hour trips. As noted in the application materials, this analysis has been
provided to FCDOT and staff has concurred that the forecasted trips do not require the
submission of a Chapter 870 compliant traffic study.

F. Vicinity or general area to be served by the use.

The Applicant expects to draw most of its customers from the immediate
Chantilly, Centreville, Fairfax, Herndon and Reston areas, as well as Loudoun County.

G. Description of building facade and architecture of proposed new buildings

or additions.

The architectural elements of the proposed buildings will be designed to blend
and be harmonious with those existing buildings located in the abutting Dulles Auto Park.
Building materials for the buildings may include brick and other masonry products, split
face concrete block, EIFS and other synthetic stucco products, and metal panels.

H. A listing, if known, of all hazardous or toxic substances as set forth in
applicable County. State and Federal Regulations.

To the best of the Applicant's knowledge, the Property is currently vacant and
does not contain any hazardous or toxic substances. A Phase I Environmental Site
Assessment was prepared for the Applicant on July 30, 2019 by ECS Mid-Atlantic, LLC
and concluded that there was no evidence of recognized environmental conditions in
connection with the Property.

Upon development of the automobile dealerships and ancillary service
establishments, the following materials may be located or stored on the Property, as are
typically found and stored at similar uses: motor oil, lubricants and transmission fluids;
spent solvents; spent caustic parts washing solution; parts cleaning tank sludge; other
sludge; paints and thinners; tires; used antifreeze; used break shoes; and used batteries.
All such materials will be properly managed, stored, disposed of or recycled in
accordance with County, State and Federal environmental laws. No such materials will
be manufactured.

L A statement that the proposed use conforms to the provisions of all
applicable ordinances. regulations, standards or conditions.

To the best of the Applicant's knowledge, the proposed development will comply
with all applicable standards, ordinances and regulations.

01419275-3



VI. SPECIAL EXCEPTION CRITERIA

A. General Standards (Section 9-006).

1. The proposed use at the specified location shall be in harmony
with the adopted Comprehensive Plan.

See above information on harmony of the proposed development with the
Comprehensive Plan, and the specific text for Land Unit H.

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

See above information on the description of the proposed uses.

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.

The proposed uses will not adversely affect neighboring properties and
will be harmonious with the surrounding commercial, institutional and residential
uses, and the other abutting and nearby uses and properties. As proposed, the
development will not adversely impact the development or value of the adjacent
properties.

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.

The site layout permits safe pedestrian and vehicular circulation, as
indicated on the Development Plan.

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

The application will meet the landscaping and screening requirements of
the Zoning Ordinance, as noted on the Development Plan. As noted below, the
Applicant’s Development Plan will meet or exceed the open space, tree cover and
interior parking lot landscaping requirements for the C-8 District.

The proposed construction shall include a tree preservation and planting
plan to ensure the 10-year canopy is achieved. The plan shall include such
elements as demolition in the least disruptive manner practical and approved by
UFMD, flagging the approved limits of clearing and grading, retaining the
services of a certified arborist or registered consulting arborist and conducting a
landscape planting pre-installation meeting with UFMD. The location of

01419275-3



proposed tree plantings shall be in areas that allow for healthy tree growth.
During the site plan processing, the Applicant shall provide to UFMD notes and
details how any soils shall be established for the long-term survival of the
proposed landscape plants.

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 Applicant proposes to provide a minimum of 15% open space (at least
73,728 square feet). The C-8 District minimum requirement is 15%. The
remainder of Parcel 6 (approximately 67 acres) will remain undeveloped open
space. Proposed tree cover and interior parking lot landscaping will meet or
exceed the zoning requirements.

T Adequate utility, drainage, parking, loading and other necessary
facilities to serve the proposed use shall be provided.

The necessary utilities, drainage, parking and loading will be provided on
the Property. These details are depicted and described on the Development Plan.

8. Signs shall be regulated by the provisions of Article 12.
All signs shall be regulated by the provisions of Article 12.

B. Standards for all Category 5 Special Exception Uses.

A vehicle sale, rental and ancillary service establishment is a Category 5
Special Exception uses. As such, the following additional standards are applied
pursuant to the Zoning Ordinance.

1. Except as qualified in the following Sections. all uses shall comply
with the lot size and bulk regulations of the zoning district in

which located.

The Property meets the lot size and bulk regulations of the C-8 District.

2. All uses shall comply with the performance standards specified for
the zoning district in which located. including the submission of a
sports illumination plan or photometric plan as may be required by
Part 9 of Article 14.

A photometric plan has been included as Sheet 13 of the Development
Plan. Section 14-903(2) of the Zoning Ordinance requires outdoor display area
lighting used in conjunction with vehicle sale, rental and ancillary service
establishments not exceed a maximum maintained lighting level of 30 footcandles
as measured horizontally at grade. However, a higher maintained lighting level,
not to exceed 50 footcandles, may be specifically approved by the Board of
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Supervisors in conjunction with a zoning application. In this instance, the
Applicant requests Board approval to permit certain areas near the buildings to be
illuminated up to 50 footcandles. The areas of highest illumination are adjacent to
Lee Jackson Memorial Highway or are in the rear of the property adjacent to
wooded open space or other automotive dealership uses. There would be no
adverse impact on the surrounding uses.

3 Before establishment, all uses, including modifications or
alterations to existing uses, shall be subject to the provisions of
Article 17, Site Plans.

The Applicant will adhere to the provisions of Article 17, Site Plans. The
Applicant intends to immediately process any required site plan approvals for the
proposed improvements, although actual construction may be phased based on
demand.

C. Additional Standards for Vehicle Sale, Rental and Ancillary Service
Establishments (Section 9-518).

As part of the Special Exception review process, the Zoning Ordinance
includes additional standards for vehicle sale, rental and ancillary service
establishments.

1. Outdoor storage, parking and display areas shall be permitted only
on the same lot with and ancillary to a sales room, rental office or
service facility, which shall be entirely closed on all sides.

Parking and storage will be provided on site generally as indicated on the
Development Plan. Parking and storage will be provided in such areas of the
Property that they may be incorporated to serve and complement the operation of
the existing dealerships in the Dulles Auto Park.

2. The outdoor area devoted to storage. loading, parking and display
of goods shall be limited to that area so designated on an approved
special exception plat. Such areas shall not be used for the storage
or display of vehicles that are not in operating condition.

Storage, parking and display areas are labeled on the Development Plan.
In addition to these areas, provisions for trash containers, trash compactors,
recycling containers and containers used to store recycled goods, parts and tires
shall be identified at the time of site plan review.

3 Notwithstanding the bulk regulations of the zoning district in
which located, any such outdoor area that is located on the ground

and is open to the sky may be located in any required yard but not
nearer to any front lot line than ten (10) feet, except as may be
qualified by the provisions of Article 13. All structures shall be
subject to the bulk regulations of the zoning district in which

01419275-3



located, except structures which are completely underground may
be located in any required vard, but not closer than one (1) foot to

any lot line.

No structure or surface parking area is proposed to be closer than 10 feet
to any property line. Structures that will be completely underground, if any, will
not be closer than one foot to any lot line.

4. All proposed uses shall be provided with safe and convenient
access to a street.

Ingress and egress will be provided from a single access point on Lee
Jackson Memorial Highway. The Applicant may also seek a secondary point of
access from the abutting Dulles Auto Park.

5. All outdoor areas, including aisles and driveways, shall be
constructed and maintained with an approved surface in
accordance with Par. 11 of Sect. 11-102, and shall be improved in
accordance with construction standards presented in the Public
Facilities Manual.

The construction standards of the Public Facilities Manual will be
followed during the construction of any improvements on the Property. The
Applicant will be required to demonstrate that this requirement is met at the time
of site plan review.

6. All lighting fixtures used to illuminate such outdoor areas shall be

in conformance with the performance standards for outdoor
lighting set forth in Part 9 of Article 14.

The Applicant will comply with Part 9 of Article 14 of the Zoning
Ordinance. As noted previously, a photometric plan is included as Sheet 13 of the
Development Plan.

7. In the C-3, C-4, 1-3. 1-4. I-5, and PRC Districts, only vehicle rental
establishment may be allowed and such use shall be subject to
Paragraphs 1 through 6 above, and other additional requirements.

Because the Property is proposed to be rezoned to the C-8 district, this
standard is not applicable.

8. In the PTC District, vehicle sale. rental and ancillary service
establishments may only be permitted in accordance with the
provisions of Sect. 6-505.

Because the Property is proposed to be rezoned to the C-8 district, this
standard is not applicable.

01419275-3



9. In the PDC and PRM Districts, vehicle sale, rental and ancillary
service establishments shall only be permitted when specifically
identified on an approved final development plan and provided
there shall be no outside display or storage of vehicles. All vehicle

display or storage shall occur within an enclosed building or
parking garage and any ancillary service establishment use shall
occur within a completely enclosed building.

Because the Property is proposed to be rezoned to the C-8 district, this
standard is not applicable.

VII. SUMMARY

The proposed rezoning and special exception applications will allow the
Applicant to develop high-quality vehicle sale, rental and ancillary service
establishments. These improvements are also in conformance with the site-specific
recommendations of the Comprehensive Plan. The Applicant respectfully requests
favorable consideration by Staff, the Planning Commission and the Board of
Supervisors.

Respectfully submitted,

LI, G

David S. Houston
Attorney/Agent for Applicant

01419275-3
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