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THIS SPECIAL EXCEPTION PLAT ACCOMPANIES AN APPLICATION THAT HAS
BEEN FILED TO ESTABLISH A CATEGORY 3 SPECIAL EXCEPTION USE — A
QUASI-PUBLIC PARK, PLAYGROUND, ATHLETIC FIELDS AND RELATED
FACILITIES ON THE SUBJECT PROPERTY. THE APPLICATION IS ALSO FILED TO
ESTABLISH A USE IN A FLOODPLAIN IN ACCORDANCE WITH THE PROVISIONS
SET FORTH IN PART 9 OF ARTICLE 2 OF THE ZONING ORDINANCE,

THE PROPERTY SHOWN HEREON THAT 1S THE SUBJECT OF THE SPECIAL
EXCEPTION APPLICATION IS IDENTIFIED ON THE FAIRFAX COUNTY ZONING
MAP AS 52-4 ({(1)) 7, 8, 9, 10 AND 17. THE PROPERTY CONTAINS
APPROXIMATELY 117.10 ACRES. 1T IS ZONED R—C.

THE TOPOGRAPHY SHOWN HEREON IS AT A CONTOUR INTERVAL OF TWO (2)
FEET FROM AN AERIAL SURVEY. DEWBERRY & DAVIS ASSUMES NO
RESPONSIBILITY FOR INACCURACIES IN SAID TOPOGRAPHY.

THE BOUNDARY INFORMATION SHOWN HEREON IS FROM A SURVEY
PREPARED BY OTHERS. DEWBERRY & DAVIS ASSUMES NO RESPONSIBILITY
FOR INACCURACIES IN SAID INFORMATION.

THE MINIMUM YARD REQUIREMENTS IN THE R-C DISTRICT FOR ALL OTHER
STRUCTURES ARE AS FOLLOWS:

FRONT YARD: CONTROLLED BY A 50" ANGLE OF BULK PLANE, BUT NOT
LESS THAN 40 FEET.

SIDE YARD: CONTROLLED BY A 45" ANGLE OF BULK PLANE, BUT NOT
LESS THAN 20 FEET.

REAR YARD: CONTROLLED BY A 45" ANGLE OF BULK PLANE, BUT NOT
LESS THAN 25 FEET.

THE PROPOSED USE WILL BE SERVED BY A PRIVATE WELL(S) AND A PRIVATE
SEWAGE DISPOSAL SYSTEM(S) THAT WILL BE LOCATED ON THE SUBJECT
PROPERTY AT LOCATION(S) TO BE APPROVED BY THE HEALTH DEPARTMENT.
SAID FACILITIES WILL BE SUBJECT TO APPROVAL PRIOR TO APPROVAL OF
THE REQUISITE SITE PLAN(S). 1T IS TO BE UNDERSTOOD THAT BOTH THE
WELL(S) AND SEWAGE DISPOSAL SYSTEM(S) MAY BE MULTIPLE IN NUMBER
AND MAY BE PHASED WITH THE PHASED CONSTRUCTION OF THE PROPOSED
DEVELOPMENT PROGRAM.

STORMWATER MANAGEMENT (SWM) WILL BE PROVIDED, IF REQUIRED, IN EITHER

DRY OR WET PONDS TO BE LOCATED IN THE GENERAL AREA(S) AS REPRESENTED

ON THE GRAPHIC. THE PROPOSED POND(S) WILL BE DESIGNED AND
CONSTRUCTED IN ACCORDANCE WITH THE APPLICABLE PROVISIONS IN THE
PUBLIC FACILITIES MANUAL.

BEST MANAGEMENT PRACTICES (BMPs) AS MAY BE REQUIRED WILL BE
PROVIDED N ACCORDANCE WITH THE APPLICABLE PROVISIONS IN THE
PUBLIC FACILITIES MANUAL.

THERE IS A FLOODPLAIN AND A RELATED ENVIRONMENTAL QUALITY
CORRIDOR (EQC) AND RESOURCE PROTECTION AREA (RPA) LOCATED ON THE
SUBJECT PROPERTY ALL AS REPRESENTED ON THE GRAPHIC. IT IS THE
INTENT TO AMEND THE BOUNDARIES OF THE FLOODPLAIN IN PART ON THE
SUBJECT PROPERTY AS MAY BE APPROVED BY THE DIRECTOR OF THE
DEPARTMENT OF PUBLIC WORKS AND ENVIRONMENTAL SERVICES (DPW&ES)
IN ACCORDANCE WITH THE PROVISIONS SET FORTH IN PART 9 OF ARTICLE 2
OF THE ZONING ORDINANCE.

THE COMPREHENSIVE PLAN RECOMMENDS EQUESTRIAN TRAILS ALONG
BULL RUN POST OFFICE ROAD, ALONG BULL RUN CREEK AND ALONG THE
COLUMBIA GAS TRANSMISSION CORPORATION EASEMENT THAT TRAVERSES
THE NORTHWESTERN CORNER OF THE SUBJECT PROPERTY,

TO THE BEST OF OUR KNOWLEDGE, THERE ARE NO GRAVES LOCATED ON THE
SUBJECT PROPERTY.

THERE IS AN EXISTING RESIDENCE AND RELATED ACCESSORY STRUCTURES
LOCATED ON LOT 52-4 ((1)) 10. ACCORDING TO THE FAIRFAX COUNTY
ASSESSMENT RECORDS, THE RESIDENCE WAS CONSTRUCTED IN 1935. 1T IS
THE CURRENT INTENT TO RAZE ALL OF THE EXISTING STRUCTURES ON THE
PROPERTY AS THE PROPOSED DEVELOPMENT PROGRAM IS PHASED IN OVER
THE FORTHCOMING YEARS. IT 1S TO BE UNDERSTOOD, HOWEVER, THAT IN
THE INTERIM, THE EXISTING STRUCTURES MAY CONTINUE TO BE USED AS A
RESIDENCE OR WITH APPROPRIATE APPROVALS FROM THE HEALTH
DEPARTMENT AS AN OFFICE OR OTHER ACCESSORY PURPOSE RELATED TO
THE PROPOSED USE.

TO THE BEST OF OUR KNOWLEDGE, THERE IS JUST ONE UTILITY EASEMENT
LOCATED ON THE SUBJECT PROPERTY THAT HAS A WIDTH OF TWENTY-FIVE
(25) FEET OR MORE. IT IS THE COLUMBIA GAS TRANSMISSION CORPORATION
EASEMENT THAT IS IDENTIFIED ON THE GRAPHIC.

THE STATEMENTS REQUIRED BY PAR. 6 A—G OF SECT. 9-011 OF THE ZONING
ORDINANCE ARE FURNISHED IN A SEPARATE DOCUMENT. 1T 1S TO BE NOTED
THAT THE APPLICANT IS THE TITLE OWNER OF THE SUBJECT PROPERTY.

THERE ARE NO SCENIC ASSETS OR NATURAL FEATURES DESERVING OF
PROTECTION OR PRESERVATION LOCATED ON THE SUBJECT PROPERTY.

GIVEN THE SURROUNDING ZONING AND LAND USE PATTERN, IT IS NOT
ANTICIPATED THERE WILL BE ANY ADVERSE EFFECTS PROMPTED BY THE
PROPOSED DEVELOPMENT ON ADJACENT OR NEIGHBORING PROPERTIES.

OTHER THAN THE USE ITSELF, THERE ARE NO SPECIAL AMENITIES PROPOSED
WITHIN THE SUBJECT DEVELOPMENT.

OFF—SITE IMPROVEMENTS TO BULL RUN POST OFFICE ROAD WILL BE PROVIDED
IN ACCORDANCE WITH THE DEVELOPMENT CONDITIONS.

THERE IS A TRANSITIONAL SCREENING YARD 2 AND BARRIER REQUIRED
ALONG THE NORTHERN AND EASTERN BOUNDARIES OF THE SUBJECT
PROPERTY. THERE IS NO REQUIREMENT ALONG THE SOUTHERN OR WESTERN
BOUNDARIES.

THE PROPOSED LIMITS OF CLEARING AND GRADING ARE REPRESENTED ON
THE GRAPHIC.

TO THE BEST OF OUR KNOWLEDGE, THERE ARE NO HAZARDOUS OR TOXIC
SUBSTANCES LOCATED ON THE SUBJECT PROPERTY. THE PROPOSED USE(S)
WILL NOT GENERATE, UTILITIZE, STORE, TREAT OR DISPOSE OF ANY HAZARDOUS
OR TOXIC SUBSTANCES, WITH THE EXCEPTION OF SUBSTANCES USED IN THE
ROUTINE MAINTENANCE OF TURF GRASS, AS SET FORTH IN TITLE 40,

CODE OF FEDERAL REGULATIONS PARTS 116.4, 302.4, AND 355; ALL
HAZARDOUS WASTE AS SET FORTH IN COMMONWEALTH OF WVIRGINIA/
DEPARTMENT OF WASTE MANAGEMENT VR 672-10-1 — VIRGINIA HAZARDOUS
WASTE MANAGEMENT REGULATIONS; AND/OR PETROLEUM PRODUCTS AS
DEFINED IN TITLE 40, CODE OF FEDERAL REGULATIONS PART 280; HOWEVER,
ANY SUCH SUBSTANCES THAT MAY BE UTILIZED, STORED AND/OR DISPOSED
OF IN CONJUNCTION WITH THE PROPOSED USES WILL BE IN ACCORDANCE
WITH SAID REGULATIONS.

21.

22.

23,

24,

25.

26.

27.

28.

29.

30.

31.

IT 1S TO BE NOTED THAT THE TRI-COUNTY PARKWAY IS PROPOSED IN A
CORRIDOR THAT UIES IMMEDIATELY TO THE EAST OF THE SUBJECT
PROPERTY. BASED ON PRELIMINARY ALIGNMENT STUDIES PERFORMED BY
THE FAIRFAX COUNTY DEPARTMENT OF TRANSPORTATION, ONE POSSIBLE
CORRIDOR WOULD TRAVERSE THE SUBJECT PROPERTY IN THE NORTHEAST
CORNER AND WOULD REQUIRE A POSSIBLE DEDICATION FOR RIGHT—OF-WAY
OF 76 FEET FROM THE NORTHEAST CORNER OF THE PROPERTY.

THE LOCATION, ARRANGEMENT, SIZES AND USES (ATHLETIC) OF THE
PROPOSED FIELDS, STRUCTURES AND SITE IMPROVEMENTS SHOWN ON THE

SPECIAL EXCEPTION GRAPHIC AND PHASING PLANS, (SHEET 6) ARE APPROXIMATE
AND MAY BE THE SUBJECT OF ADJUSTMENT OR CONVERSION BASED ON CHANGING

DEMAND AND FINAL ENGINEERING AND DESIGN. THE BUILDINGS AND STRUCTURES
SHOWN ON THE SPECIAL EXCEPTION GRAPHIC AND PHASING PLANS, (SHEET B)
THAT ARE ACCESSORY TO THE PROPOSED ATHLETIC FIELDS MAY BE
CONSOLIDATED INTO FEWER BUILDINGS/STRUCTURES OR THEY MAY BE
EXPANDED IN NUMBER WITH THE UNDERSTANDING THAT THERE WILL BE NO
INCREASE IN GROSS FLOOR AREA AND NO BUILDING OR STRUCTURE WILL BE
LOCATED CLOSER TO THE PERIPHERAL LOT LINES THAN THE MINIMUM
DISTANCES REPRESENTED ON THE GRAPHIC.

IT IS TO BE UNDERSTOOD THAT THE NUMBER OF PARKING SPACES
REPRESENTED ON THE GRAPHIC EXCEEDS THE NUMBER THAT ARE
REQUIRED AND THAT THE APPLICANT RESERVES THE RIGHT TO PROVIDE A
LESSER OR GREATER NUMBER OF SPACES AS MAY BE APPROVED BY THE
DIRECTOR SO LONG AS THE AMOUNT OF OPEN SPACE AS REPRESENTED IN
THE TABULATION AND THE DISTANCES TO THE PERIPHERAL LOT LINES AS
REPRESENTED ON THE GRAPHIC ARE NOT REDUCED.

IT 1S TC BE FURTHER UNDERSTOOD THAT THE PROVISION OF PARKING
SPACES WILL BE PHASED IN ACCORDANCE WITH THE PROVISION OF
ATHLETIC FIELDS AND THAT THE NUMBER OF PARKING SPACES AT ANY
POINT IN TIME WILL ALWAYS EQUAL OR EXCEED THE NUMBER THAT IS
REQUIRED BY THE NUMBER OF ATHLETIC FIELDS OR FACILITIES THAT EXIST
AT THAT TIME. PARKING SPACES WILL BE PROVIDED IN ACCORDANCE WITH
THE PROVISIONS SET FORTH IN ARTICLE 11 OF THE ZONING ORDINANCE WiTH
THE UNDERSTANDING THAT A MODIFICATION OR WAIVER OF THE DUSTLESS
SURFACE REQUIREMENT MAY BE REQUESTED FOR A PORTION OR ALL OF THE
PROPOSED PARKING SPACES IN ACCORDANCE WITH PROVISIONS SET FORTH
IN PAR. 11 OF SECT. 11-102 OF THE ZONING ORDINANCE. NO MORE THAN
813 PARKING SPACES WILL HAVE A DUSTLESS SURFACE.

THE PROPOSED USE(S) WILL REQUIRE OUTSIDE LIGHTING OF THE PLAYING
FIELDS AND PARKING AREAS. THE LOCATION AND HEIGHT OF THE LIGHT
STANDARDS WILL BE PRESENTED ON THE SITE PLAN(S). PORTABLE LIGHTS
MAY ALSO BE USED ON SOME FIELDS ON A TEMPORARY, SEASONAL BASIS.
ALL LIGHTS WILL BE LOCATED AND DESIGNED TO REDUCE GLARE ON
ADJOINING PROPERTIES IN ACCORDANCE WITH THE GLARE STANDARDS SET
FORTH N ARTICLE 14 OF THE ZONING ORDINANCE.

THE PROPOSED USE(S) WILL REQUIRE OUTSIDE LOUDSPEAKERS, THE
LOCATION OF WHICH WILL BE PRESENTED ON THE SITE PLAN(S). THE
LOUDSPEAKERS WILL BE DESIGNED TO SATISFY THE NOISE STANDARDS SET
FORTH IN ARTICLE 14 OF THE ZONING ORDINANCE.

THE EXACT SEATING CAPACITY FOR THE RESPECTIVE ATHLETIC FIELDS WILL
BE DETERMINED OVER TIME BASED ON EXPERIENCE WITH DEMAND.

IT IS TO BE UNDERSTOOD THERE WILL BE FENCING OF VARYING HEIGHTS
AROUND MOST OF THE ATHLETIC FIELDS. IN ADDITION, THERE WILL BE
SCOREBOARDS, BATTING CAGES, DUGOUTS, WATER FOUNTAINS, PICNIC
TABLES, TRASH RECEPTACLES, DIRECTORY SIGNS, ADVERTISEMENT SIGNS,
TRAILS, PATHS AND OTHER ACCESSORY FEATURES LOCATED THROUGHOUT
THE SITE THAT ARE NOT REPRESENTED ON THE GRAPHIC.

IT IS TO BE UNDERSTOOD THAT THE PROPOSED DEVELOPMENT PROGRAM
WILL TAKE YEARS TO COMPLETE. T WILL BE PHASED OVER TIME BASE) ON
THE AVAILABILITY OF FUNDS. THE INITTAL PHASE OF DEVELOPMENT WILL
COMMENCE AS SOON AS ALL NECESSARY APPROVALS ARE OBTAINED. 1T IS
CURRENTLY ANTICIPATED THAT THE FIRST PHASE WILL COMMENCE WITHIN
THIRTY (30) MONTHS FROM THE APPROVAL DATE OF THE SPECIAL
EXCEPTION AS REQUIRED BY THE PROVISION SET FORTH IN PAR., 1 OF SECT.
9-015 OF THE ZONING ORDINANCE. IT IS TO BE UNDERSTOOD, HOWEVER,
THAT SUBSEQUENT PHASES WILL NOT BE STARTED WITHIN SAID

TIMEFRAME. BOARD APPROVAL OF ADDITIONAL TIME TO COMMENCE
CONSTRUCTION OF SUBSEQUENT PHASES OF DEVELOPMENT 1S HEREBY
REQUESTED IN ACCORDANCE WITH THE ABOVE-STATED PROVISIONS.

IT IS TO BE UNDERSTOOD THAT INTERIM ATHLETIC FIELDS, COURTS,
PARKING AREAS AND RELATED ACCESSORY STRUCTURES MAY BE
DEVELOPED IN THE GENERAL AREA REPRESENTED ON SHEET 6. THE
MINIMUM DISTANCES AND LANDSCAPING REPRESENTED ON THE GRAPHIC
FOR THE ULTIMATE DEVELOPMENT PROGRAM AT THE PERIPHERAL LOT
LINES WILL BE HONORED WITH ANY INTERIM DEVELOPMENT PROGRAM.

THE INFORMATION REQUIRED BY THE PROVISIONS SET FORTH IN PAR. 2 OF
SECT. 2—904 OF THE ZONING ORDINANCE FOR THE PROPOSED USES IN THE
FLOODPLAIN 1S AS FOLLOWS:

A. (1) THE SOURCE OF THE FLOODPLAIN INFORMATION IS FAIRFAX
COUNTY.

(2) THE TOPOGRAPHY REPRESENTED ON THE GRAPHIC IS AT A
CONTOUR INTERVAL OF TWQ (2) FEET.

(3) THE NORMAL AND EMERGENCY INGRESS AND EGRESS FROM
BULL RUN POST OFFICE RCAD IS REPRESENTED ON THE .
GRAPHIC.

(4) THE PROPOSED FILL AND PROPOSED COMPENSATORY CUT
AREAS IN THE FLOODPLAIN WITH QUANTITIES WILL BE
PRESENTED ON A SEPARATE DOCUMENT,

(5) THE LOCATION AND DIMENSIONS OF STRUCTURES THAT ARE
PROPOSED FOR LOCATION IN THE FLOODPLAIN ARE
REPRESENTED ON THE GRAPHIC,

(6) THE ELEVATION OF THE NEAREST 100-YEAR FLOODPLAIN AND
THE EXACT DISTANCE(S) FROM THE STRUCTURE(S) TO THE
FLOODPLAIN LINE AT THE NEAREST POINT IS REPRESENTED ON
THE GRAPHIC.

(7) THE LOWEST FLOOR ELEVATION, INCLUDING BASEMENT, OF «ALL
PROPOSED BUILDINGS AND INFORMATION RELATIVE TO
COMPLIANCE WITH FEDERAL AND STATE FLOODPROOFING
REQUIREMENTS WILL BE PRESENTED ON A SEPARATE
DOCUMENT, :

B, Cand D THE STATEMENTS AND INFORMATION REQUIRED BY THESE
THREE PARAGRAPHS WILL BE PRESENTED ON A SEPARATE
DOCUMENT.

TO THE BEST OF OUR KNOWLEDGE, EXCEPT AS QUALIFIED ABOVE, THE

PROPOSED DEVELOPMENT OF THE SUBJECT PROPERTY CONFORMS TO ALL
CURRENT APPLICABLE LAND DEVELOPMENT ORDINANCES AND ADOPTED
STANDARDS. :

TABULATION:
EXISTING/PROPOSED ZONING .+ © v v v v e e e, R-C
LAND AREA. .« . vt et e, 117.10% AC
PROPOSED GROSS FLOOR AREA. . . . . v v o v ot . 56,000+ SF
PERMITTED FLOOR AREA RATIO (FAR) . . . . . . . ... .... 0.10
PROPOSED FLOOR AREA RATIO (FAR). . . . . . . . . ...... 0.01
MAXIMUM BUILDING HEIGHT . . . . o o oo 40+ FT
PARKING SPACES REQUIRED® . .+ o v o v e oo e o 771
PARKING SPACES PROVIDED . . .+« « v v oot e e 972
OPEN SPACE REQUIRED . « . v v ot et NONE
OPEN SPACE PROVIDED (85%). . . . . . o v v oot .. 99.5+ AC

» THE NUMBER OF REQUIRED PARKING SPACES IS BASED ON THE STANDARD

FOR RECREATIONAL FACILITY OTHER THAN THEATRE, AUDITORIUM,
STADIUM, BOWLING ALLEY OR SWIMMING POOL. SAID STANDARD AS

PRESCRIBED BY PAR. 16 OF SECT. 11-104 OF THE ZONING ORDINANCE IS ONE
(1) SPACE PER THREE (3) PERSONS BASED ON THE OCCUPANCY LOAD PLUS

ONE (1) SPACE PER EMPLOYEE.

BASED ON THE ASSUMPTION THAT ALL FIELDS ARE IN USE ON A GIVEN
WEEKEND DAY, THE MAXIMUM NUMBER OF PLAYERS, COACHES,

UMPIRES/REFEREES AND SPECTATORS (OCCUPANCY LOAD) THAT WiLL BE ON
SITE AT ONE TIME IS APPROXIMATELY 2,253. IT IS FURTHER ANTICIPATED

THAT THE MAXIMUM NUMBER OF SNACK BAR(S) ATTENDANTS, AND
MAINTENANCE AND ADMINISTRATIVE STAFF MEMBERS (EMPLOYEES) THAT
MAY BE ON SITE AT ONE TIME IS APPROXIMATELY 20. GIVEN THESE

PROJECTIONS, THE NUMBER OF REQUIRED PARKING SPACES IS AS FOLLOWS:

OCCUPANCY LOAD OF FACILITES (2,253 PERSONS + 3 = 751)
EMPLOYEES (20 x 1 SPACE/EMPLOYEE = 20)

TOTAL PARKING SPACES REQUIRED = 771
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