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Commissioner Hart: Yes, thank you, Mr. Chairman. On July 20, the Planning Commission held a 
public hearing on the Zoning Ordinance Amendment regarding Shape Factor in the R-C District, 
Increase in Residential Building Height, and Minor Lot Line Adjustments. I, first, want to thank 
the citizens and industry representatives who testified at the public hearing and who submitted 
written comments which are included in the record. I also want to thank staff for their fine work 
on this Amendment, particularly, Lorrie Kirst and the Zoning Administrator Leslie Johnson. 
When we first adopted the Shape Factor Amendment, the R-C District was intentionally omitted. 
In November of 2006, when the Commission first acted on this topic, I made a follow on motion 
to recommend a later review of whether the R-C District could be included. Ten years later, here 
we are. To date, in the other residential districts, nobody has requested a special exception for 
shape factor, and we have seen relatively orderly development that has not been universally true 
in the R-C District. Much of the R-C District is not served by public sewer, some of it has poor 
soils, and we recognized in 2006 that some lots may need some irregular configurations to have a 
contiguous septic drain field site. Nevertheless, in the years since adoption of shape factor in the 
other districts, sanitation technology has evolved, and alternative septic systems have facilitated 
extensive additional residential development on land that might, otherwise, have been 
undeveloped. Problems have arisen in the R-C District with the by-right subdivision of land into 
freakishly irregular shapes, with long tentacles and unusable extensions, done not to locate septic 
drain fields but instead to maximize lot yield on land which was downzoned in 1982 to protect 
water quality in the Occoquan Basin. At the direction of the Board of Supervisors, staff 
developed an amendment to extend shape factor restrictions to the R-C District, with some 
flexibility allowed through a special exception process. Staff also has conducted extensive 
outreach with citizens and industry. The amendment, as advertised, has staff’s favorable 
recommendation, with which I largely concur, although, I also agree to some extent with the 
industry concerns regarding flexibility. In an attempt to balance those points of view, I will 
recommend that we include language allowing environmental concerns as a further justification 
for special exception for shape factor, as well as raising the potential shape factor to 65 for the 
special exception process. I agree with staff that a shape factor of 35 is appropriate for by-right 
lots and is consistent with the other zoning districts. I also believe that a shape factor of up to 65, 
rather than 50, may be appropriate when we are into the special exception process. While going 
up to 65 may allow slightly more irregular lots in exceptional circumstances, including 
consideration of environmental issues, I believe that the special exception process, with two 
public hearings and case-by-case review, affords adequate protection from abuse of the system. I 
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believe a shape factor of 65 is more than adequate to allow sufficient design flexibility, given the 
examples we have seen. As to the building height component of the amendment, I tend to agree 
that it is acceptable to allow home builders in three residential districts with larger lots, R-C, R-E 
and R-1, to go slightly higher than currently allowed, so long as the structure is 50 feet from the 
lot lines. This flexibility will allow more opportunity for high ceilings, high rooflines and 
walkout basements. While it is true that a height variance theoretically can be requested, it can 
already be requested for that purpose, without any setback limitations, and we are not changing 
those existing provisions, which already have very rigorous standards. Very few height variances 
have ever been requested, and this amendment will not make that process any easier. Non-
residential uses in the R-C, R-E and R-1 Districts also are outside the scope of this amendment. 
Special exception and special permit uses still go through a public hearing process with either the 
Planning Commission and Board of Supervisors, or the Board of Zoning Appeals, and are 
already subject to many other restrictions affecting height and impacts, such as angle of bulk 
plane, transitional screening and barrier requirements, among others. This amendment is not 
changing any of those restrictions, or affecting non-residential uses. The lot line adjustment 
provisions are logical and will facilitate better consolidations of railroad-type lots, leading to 
more orderly development and redevelopment. Therefore, Mr. Chairman, I will have two 
motions. First, I MOVE THAT THE PLANNING COMMISSION RECOMMEND TO THE 
BOARD OF SUPERVISORS THAT THE SHAPE FACTOR IN THE R-C DISTRICT, 
INCREASE IN RESIDENTIAL BUILDING HEIGHT, AND MINOR LOT LINE 
ADJUSTMENTS ZONING ORDINANCE AMENDMENT BE APPROVED, SUBJECT TO 
THE JULY 20, 2016, PLANNING COMMISSION RECOMMENDED PROPOSED 
AMENDMENT, WHICH WAS DISTRIBUTED TO THE COMMISSION LAST WEEK, AND 
WITH AN EFFECTIVE DATE OF 12:01 A.M. ON THE DAY FOLLOWING ADOPTION. 
THIS RECOMMENDED LANGUAGE INCLUDES A MAXIMUM SHAPE FACTOR OF UP 
TO 35 IN THE R-C DISTRICT AND A SHAPE FACTOR OF UP TO 65 IN THE R-C 
DISTRICT WITH SPECIAL EXCEPTION APPROVAL BY THE BOARD OF 
SUPERVISORS. IN ADDITION, THE RECOMMENDED LANGUAGE WOULD ALLOW 
THE BOARD TO APPROVE AN INCREASE IN SHAPE FACTOR IN THE R-C DISTRICT 
FOR ENVIRONMENTAL PROTECTION REASONS IN ADDITION TO A PORTION OF 
THE PROPERTY BEING REQUIRED FOR THE ESTABLISHMENT OF A WASTEWATER 
OR STORMWATER MANAGEMENT FACILITY AND/OR THE PROVISION OF A 
STREAM VALLEY TRAIL AS AN OUT-LOT.  
 
Commissioner Sargeant: Second. 
 
Chairman Murphy: Seconded by Mr. Sargeant. Is there a discussion of the motion? 
 
Commissioner Flanagan: Just a question.  
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Chairman Murphy: Yes. 
 
Commissioner Flanagan: Is your motion end at the word “adoption” on the first sentence? 
 
Commissioner Hart: No. That whole… 
 
Commissioner Flanagan: The rest of it seems to be an explanation. 
  
Commissioner Hart: Well, that was an explanation suggested by staff, which I have included 
verbatim in that paragraph. So, I think, it’s part of my motion. I have another motion too, but it’s 
all ‒ it’s all there. 
 
Commissioner Flanagan: Okay. 
 
Chairman Murphy: All right. Further discussion? All those in favor of the motion to recommend 
to the Board of Supervisors that it adopt Zoning Ordinance regarding Shape Factor in the R-C 
District increase in residential building height, and Minor Lot Line Adjustments, as articulated 
by Mr. Hart, say aye. 
 
Commissioners: Aye. 
 
Chairman Murphy: Opposed? Motion carries. Mr. Hart. 
 
Commissioner Hart: Yes, thank you, Mr. Chairman. Secondly, I MOVE THAT THE 
PLANNING COMMISSION RECOMMEND TO THE BOARD OF SUPERVISORS THAT 
LOTS IN THE R-C DISTRICT THAT HAVE BEEN RECORDED IN THE FAIRFAX 
COUNTY LAND RECORDS ON OR BEFORE THE EFFECTIVE DATE OF THE 
AMENDMENT BE GRANDFATHERED FROM THE SHAPE FACTOR REQUIREMENT.  
 
Commissioner Sargeant: Second. 
 
Chairman Murphy: Seconded by Mr. Sargeant. Discussion? All those in favor of that motion, say 
aye. 
 
Commissioners: Aye. 
 
Chairman Murphy: Opposed? Motion carries. 
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// 
 
(Each motion carried by a vote of 9-0. Commissioners Keys-Gamarra, Lawrence and Migliaccio 
were absent from the meeting.) 
 
IK 


