
 
 

 
Department of Planning and Zoning  

Zoning Evaluation Division 
12055 Government Center Parkway, Suite 801 

Fairfax, Virginia  22035-5509 
Excellence * Innovation * Stewardship         Phone 703-324-1290  FAX 703-324-3924 
Integrity * Teamwork * Public Service   www.fairfaxcounty.gov/dpz/ 
 

 
APPLICATION ACCEPTED:  May 7, 2015 

BOARD OF ZONING APPEALS:  July 29, 2015 @ 9:00 a.m. 
 

C o u n t y  o f  F a i r f a x ,  V i r g i n i a  
 

July 22, 2015 
 

STAFF REPORT 
 

SPECIAL PERMIT SP 2015-SU-080 
  
  SULLY DISTRICT 

 

APPLICANT: Cassel’s Awards and Engraving, Inc. 
 
OWNER: OTR 
 
ZONING: I-5, WS, AN   
   
LOCATION: 14000 Park Center Rd., Herndon, 20171 
 
ZONING ORDINANCE PROVISIONS: 5-503, 8-501 
 
TAX MAP: 24-2 ((1)) 12A 
 
SIZE: 45.82 acres 
 
PLAN MAP:     Industrial 
 
SPECIAL PERMIT PROPOSAL:  To permit an indoor commercial recreation use in an 

industrial district.   
 
STAFF RECOMMENDATION:  
 
Staff recommends approval of SP 2015-SU-080 subject to the proposed development 
conditions contained in Appendix 1. 
 
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. 
 

Casey V. Gresham

http://www.fairfaxcounty.gov/dpz/


 
A copy of the BZA's Resolution setting forth this decision will be mailed within five (5) 
days after the decision becomes final. 
    
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 7 days advance 
notice.  For additional information on ADA call (703) 324-1334 or TTY 711 (Virginia Relay Center). 
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DESCRIPTION OF THE APPLICATION 
 
The applicant, Cassel’s Awards and Engraving, Inc., seeks a special permit to allow an 
indoor commercial recreation use in the General Industrial District (I-5). The applicant 
proposes to convert space currently used as a printing, engraving, and retail 
establishment into a full-time commercial recreation use comprised of seven sports 
courts, a small pro shop, and a snack bar. The applicant’s current printing and 
engraving business will be completely relocated off-site to another location. These 
courts would serve a variety of sports, but the facility would mainly be utilized by 
volleyball leagues in the Northern Virginia area. The applicant has been operating three 
volleyball courts at the subject property and would like to expand the use and create 
four additional courts within the existing building. No exterior modifications are 
proposed.  
 
The facility would operate Monday through Friday from 4:00 p.m. to 11:00 p.m., and 
Saturday and Sunday from 7:00 a.m. to 11:00 p.m. When public schools are not in 
session, the use would operate Monday through Friday from 9:00 a.m. to 11:00 p.m. 
and Saturday and Sunday from 7:00 a.m. to 11:00 p.m. to accommodate summer and 
winter camp sessions. Throughout most of the year, the use would accommodate up to 
200 people on-site at any one time. In addition to the standard operations, the applicant 
has also proposed up to twenty (20) special tournament events per year, which would 
occur only on weekends and accommodate a maximum of 480 people on-site at one 
time and five staff members at one time.   
 

PROPOSAL 
Size of Tenant Space: 35,430 square feet  
Parking Required/Provided: 165 spaces required / 165 spaces provided 
Patrons: 200 at one time, 485 during tournaments 
Employees: 5 
Hours of Operation: Monday through Friday: 4:00 p.m. - 11:00 p.m. 

Saturday and Sunday: 7:00 a.m. – 11:00 p.m. 

 
A copy of the special permit plat titled “As-Built, Dulles Industrial Aerospace Park” 
prepared by John P. DiGiulian, L.S., dated January 13, 1988, is included at the front of 
the staff report. Copies of the proposed development conditions, the statement of 
justification with select file photographs, and the affidavit are contained in Appendices 1 
through 3, respectively. 
 
 
CHARACTER OF THE SITE AND SURROUNDING AREA 
 
The applicant’s space is located within a 45.82-acre subject parcel on the east side of 
Park Center Road and directly east of Sully Road (Route 28) within the Dulles 
Aerospace Park. The property is developed with four industrial/flex buildings with a total 
gross floor area of 613,936 square feet and an FAR of 0.54. An entrance along Park 
Center Road provides access to the site and parking lot of the facility. The site provides 
a total of 1,028 parking spaces. 
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Figure 1: Site location 

 
The subject property and surrounding properties to the north and west are zoned I-5 
and are developed as industrial/flex uses. The property to the south is also zoned I-5 
and is developed as Word of Grace Christian Center. The property to the east is zoned 
R-1 and is undeveloped Resource Protection Area open space containing Horsepen 
Run.  
 

SURROUNDING AREA DESCRIPTION 

 
Direction 
 

Use Zoning Plan 

North Industrial/Flex Uses I-5 Industrial/Flex 

South World of Grace Christian 
Center I-5 Industrial/Flex 

East Undeveloped 
 (Horsepen Run) R-1 Public Parks/Open Space 

West Industrial/Flex I-5 Industrial/Flex 

 
 
BACKGROUND 
 
The Dulles Industrial Park was built in 1984, and Cassel’s Sports and Awards has 
leased space at this location since 2005. A Non-Residential Use Permit was issued for 
this use as a Warehouse Establishment on September 20, 2005 (Appendix 4). 
 
On November 9, 2012, the Zoning Administration Division issued a Use Determination 
for the training and practice facility utilized by Chantilly Youth Association (CYA) within 
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the warehouse. CYA requested the ability to use the space solely for CYA sports 
teams, with the primary sport being volleyball. The use was not available for the general 
public and included two sports courts. ZAD determined this use to be most similar to a 
private school of special education, and CYA was allowed to operate by-right in an I-5 
District. Following the issuance of this letter and with ZAD permission, Cassel’s began 
construction on the volleyball courts. This interpretation is included as Appendix 5. 
 
On December 6, 2013, the Department of Code Compliance issued a Notice of 
Violation to the applicant. The applicant had performed interior alterations and was 
renting the facility to the general public for recreation and parties. In addition, the 
applicant had constructed three volleyball courts at both 13996 Park Center Rd. and 
14000 Park Center Rd., rather than the two courts that were the subject of the 2012 
determination solely constructed at 13996 Park Center Rd. This Notice of Violation was 
not the result of a complaint, but it was issued when the additional construction was 
observed during a routine Fire Marshall inspection. The NOV is included as Appendix 6. 
 
On June 6, 2014, ZAD issued a response to clarify the NOV and to outline potential 
remedies. According to ZAD, the expansion of the use from one bay to two bays, the 
increase in the number of sports courts from two to three, and the availability of the use 
to the general public no longer allowed it to be classified as a private school of special 
education. The applicant was instructed to reduce the square footage utilized for sports 
uses and restrict the use to CYA sports teams, or the applicant could pursue a Special 
Permit to remedy the violation. The applicant has accordingly filed the current 
application. 
 
Since the adoption of the Zoning Ordinance, the Board of Zoning Appeals (BZA) has 
heard a case involving an indoor firing range and a health club converted to a 
swimming pool and health club in the surrounding area. These cases are included in 
Appendix 7.  
 
Comprehensive Plan Provisions 
 
Plan Area: Area III, Upper Potomac Planning District 
Planning Sector: Sully Community Planning Sector (UP6) 
Plan Map: Industrial/Flex Uses 
 
Plan Text: 
 
The Comprehensive Plan recommends the area east of Park Center Road to be 
planned for light industrial/flex uses compatible with existing development. It also states 
“ancillary retail establishments to the primary industrial and industrial/flex uses may also 
be appropriate”. Staff finds the proposed indoor commercial recreation use is an 
appropriate use under the Comprehensive Plan recommendations and is in character 
with the surrounding area.  
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SP PLAT ANALYSIS 
 
Description of SP Plat: 
 
Proposed Layout:  
 
The applicant’s Special Permit Plat (which is the as-built site plan from 1988) shows the 
existing four industrial/flex buildings, the surrounding industrial/flex buildings, and the 
parking lot utilized for the Dulles Industrial Park. No exterior construction or 
modifications are proposed with this application. The four tenant bays consist of 
approximately 30,000 square feet of area currently used for retail and production. 
 
Vehicle Access and Parking: 
 
On September 11, 2014, a parking tabulation was approved on the subject property, 
which is included as Appendix 8. Based on the mix of uses, 938 parking spaces are 
required; the lot provides 1,028 parking spaces. Therefore, the lot has an excess of 90 
spaces based on the current mix of uses. As discussed in the applicant’s Statement of 
Justification, 75 spaces are allocated specifically for the four tenant bays included in 
this application. In addition, OTR, the title owner of the subject property, has granted 
permission for the use of 90 parking spaces for the use. This letter is included in 
Appendix 9. A condition has been included requiring final approval of the parking 
tabulations by the Department of Public Works and Environmental Services prior to the 
issuance of the Non-RUP. 
 
Stormwater Management 
 
As the proposal does not include any exterior construction and there is no RPA or 
floodplain on the property, the application is exempt from the stormwater 
management provisions of the PFM. 
 
 
STAFF ANALYSIS 
 
Land Use Analysis 
 
Comprehensive Plan Conformance 

 
While the Comprehensive Plan does not include site-specific recommendations for the 
application property, development in this area should be consistent with the goals of 
maintaining the industrial/flex nature of Dulles Industrial Park. The proposed indoor 
commercial recreation use is a permitted special permit use within the I-5 zoning 
district. The tenant bays will remain unchanged, and the commercial recreation use will 
operate in a consistent manner with the surrounding uses. As the hours of operation 
mainly occur outside of normal business hours of the surrounding uses, staff does not 
anticipate any conflict with the industrial/flex uses within the adjacent tenant bays. Staff 
believes that the proposed use is in harmony with the Comprehensive Plan. 
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Transportation Analysis  

 
FCDOT and VDOT have reviewed this application, and besides the parking 
requirements described above, no issues or concerns were noted. 
 
Urban Forest Management  

 
The Urban Forest Management Branch of DPWES reviewed the application, and no 
comments or concerns were noted. 
 
 
ZONING ORDINANCE PROVISIONS 
  
The chart below compares the required bulk standards of the I-5 zoning district with the 
proposed development: 
 

Bulk Requirements (I-5) 
Standard Required Provided 

Min. Lot Area 20,000 square feet 45.82 acres 

Min. Lot Width 100 feet >100 feet 

Max. Building 
Height 75 ft. 22.8 ft. 

Front Yard 45° angle of bulk plane, not less than 40 ft. >40 ft. 

Rear Yard No requirement N/A 

Side Yard No requirement N/A 

Maximum FAR 0.50 0.541 

Parking Spaces 165 spaces (480 Occupancy Load + 5 
employees) 165 

1As a part of the Route 28 Tax District, which was approved in 1987, the maximum FAR for properties 
within this district was increased to 1.0. A memo issued by the Zoning Administration Division outlining this 
decision is included in Appendix 10. 
 
Special Permit Requirements  
 
General Standard 1 states that the proposed use at the specified location shall be in 
harmony with the adopted Comprehensive Plan.   As discussed in the land use analysis 
section, the proposed operational hours of the commercial recreation use are mainly 
outside of the normal business areas of the surrounding uses on Monday through 
Friday from 4:00 p.m. to 11:00 p.m. (except during summer and winter camps), and 
Saturday and Sunday from 7:00 a.m. through 11:00 p.m.  Accordingly, the proposed 
use is in harmony with the recommendations of the Comprehensive Plan for the Sully 
sector.  
 
General Standard 2 states that the proposed use shall be in harmony with the general 
purpose and intent of the applicable zoning district regulations.  An indoor commercial 
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recreation use is permitted in an I-5 zone through special permit approval. The 
proposed use would not reasonably affect the nearby industrial and commercial uses. 
With the adoption of the proposed development conditions, it is staff’s opinion that the 
proposal is consistent with the purpose and intent of the I-5 District. 
 
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 site is 
surrounded by industrial and commercial uses, and the proposed hours of the indoor 
commercial recreation use are outside the operational business hours of the 
surrounding industrial/flex uses. It is staff’s opinion that the proposed use will not hinder 
or discourage development of the neighboring properties, and that this use is in 
conformance with the comprehensive plan recommendations. As no construction or 
exterior alterations are proposed, the building will continue to be in harmony with the 
surrounding buildings in regards to size, height, and appearance. In addition, no new 
screening or landscaping is required, as no construction is proposed with this 
application.  
 
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. As previously discussed, much of 
the anticipated traffic associated with the use will occur outside of the business hours of 
surrounding uses. During the summer and winter months when camp sessions are 
proposed, the camp attendants will mainly be dropped-off and picked-up from the site, 
and parking for the use will mainly be short-term in nature. Staff believes that the 
proposal will not conflict with existing traffic at the Dulles Industrial Park. In staff’s 
opinion, this standard has been met. 
 
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. This application was reviewed 
by the Urban Forestry Management Division, and the existing vegetation was 
determined to be sufficient. As there is no construction or exterior modifications 
proposed, no new landscaping or screening is required. Staff finds that this standard 
has been met.  
 
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. The proposal 
will not affect or alter the open space provided at the site. 
 
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.  With the inclusion of 
90 additional parking spaces reserved for the use, the proposal meets the parking 
requirements of Article 11. The project is exempt from stormwater regulations, and all 
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other utilities appear adequate to serve the project. 
 
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.  A condition has been included requiring all signage to be in 
conformance with Article 12 of the Zoning Ordinance. 
 
Standards for All Group 5 Uses (Sect. 8-503) 
 
The Group 5 Standards require that the proposed use comply with the lot size and bulk 
regulations for the I-5 District, comply with the performance standards and satisfy site 
plan review.  

 
The site met these requirements at the time of site plan approval, and no site 
modifications are proposed. 

 
 
CONCLUSION 
 
As previously discussed, staff believes that the proposed indoor commercial recreation 
use is a modest request that will not adversely impact the surrounding industrial/flex 
uses. The location within the Dulles Industrial Park is an ideal location for this use, and 
the proposal provides a much-needed practice space for leagues throughout the 
community and Fairfax County. In addition, the proposed hours of operation and the 
camp sessions proposed will provide a great service to the children and young adults in 
the area. No exterior construction or modifications are proposed, and the commercial 
recreation activities will occur within the interior of the facility. As the site meets parking 
requirements for the mix of uses, staff has no objections to or concerns with the 
proposal. 
 
With the implementation of the proposed development conditions, staff believes that 
the request is in conformance with the applicable Zoning Ordinance provisions. 
 
 
RECOMMENDATION 
 
Staff recommends approval of SP 2015-SU-080 subject to the proposed development 
conditions contained in Appendix 1.   
 
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 
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property subject to the application. 
 
APPENDICES 
 
1. Proposed Development Conditions 
2. Statement of Justification and Select File Photos  
3. Affidavit 
4. Non-Residential Use Permit issued September 20, 2005 
5. Zoning Administration Division Letter, Construction of Volleyball Courts 
6. Notice of Violation 
7. Similar Cases 
8. Parking Tabulation, Dated September 11, 2014 
9. Additional Parking Spaces Letter 
10. Zoning Administration Division Letter, Route 28 Tax District 
11. Applicable Zoning Ordinance Provisions  
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 PROPOSED DEVELOPMENT CONDITIONS 
 
 SP 2015-SU-080 
 

July 22, 2015 
 

 
If it is the intent of the Board of Zoning Appeals to approve SP 2015-SU-080 located at 
Tax Map 24-2 ((1)) 12 A to permit an indoor commercial recreation use under Sects.  
5-503 and 8-501 of the Fairfax County Zoning Ordinance, staff recommends that the 
Board condition the approval by requiring conformance with the following development 
conditions.  
 
1. This approval is granted to the applicant, Cassel’s Awards and Engravings, Inc. 

and Lee Cassel, only, and is not transferable without further action of this Board, 
and is for the location indicated on the application, 14000 Park Center Road, and 
is not transferable to other land. 
 

2. This special permit is granted only for the purposes, structures and/or uses 
indicated on the special permit plat titled, “As-Built, Dulles Industrial Aerospace 
Park” prepared by John P. DiGiulian, L.S., dated January 13, 1988, approved 
with this application, as qualified by these development conditions.  
 

3. A copy of this special permit 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. 

 
4. The use shall be in general conformance with the floor plan, included as 

Attachment 1. 
 

5. Maximum occupancy shall be based on the approved Non-RUP occupancy as 
issued by the Fairfax County Department of Public Works and Environmental 
Services (DPWES), and subject to final approval by the Fire Marshal’s office.  

 
6. The maximum hours of operation of the use shall be limited to Monday through 

Friday, 4:00 p.m. - 11:00 p.m., and Saturday and Sunday, 7:00 a.m. – 11:00 
p.m. when public schools are in session. During the summer and winter months 
when schools are not in session, the maximum hours of operation shall be 
limited to Monday through Friday, 9:00 a.m. – 11:00 p.m., and Saturday and 
Sunday 7:00 a.m. – 11:00 p.m. 

 
7. The number of employees shall be limited to five (5).  
 
8. The number of required parking spaces shall be provided in conformance with 

the provisions of Article 11 of the Zoning Ordinance, as determined by DPWES.  
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9. If food is served, the applicant shall maintain a valid food handler’s permit with 

the Virginia Department of Health and the site shall be in conformance with the 
provisions of said permit at all times. 

 
10. There shall be no exterior advertising of the accessory pro-shop use, and it shall 

remain subordinate in size and operation to the indoor commercial recreation 
use. 

 
11. The maximum number of occupants shall not exceed 200 people on-site at any 

one time, except during special events. 
 

12. The applicant shall be limited to twenty (20) special events per calendar year, 
which can accommodate no more than the maximum occupancy load (485), as 
determined by the Fairfax County Fire Marshall. Special events are permitted on 
Friday evenings, Saturdays, Sundays, and Federal holidays. 

 
13.  The applicant shall obtain all applicable permits and final inspections within thirty 

(30) months of approval.   
 

14. All proposed signage must be in conformance with the provisions of Article 12 of 
the Zoning Ordinance. 

 
15. All activities relating to the indoor commercial recreation use shall take place 

within the interior of the facility. 
 
This approval, contingent on the above-noted conditions, shall not relieve the applicant 
from compliance with the provisions of any applicable ordinances, regulations, or 
adopted standards.   
 
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 the use has been 
established as outlined above.  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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ZONING ORDINANCE PROVISIONS 

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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8-503 Standards for all Group 5 Uses  

In addition to the general standards set forth in Sect. 006 above, all Group 5 special 
permit uses shall satisfy the following standards:  

1. All uses shall comply with the lot size and bulk regulations of the zoning district in
which located, except as may be qualified below.

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 as
may be required by Part 9 of Article 14.

3. No building designed primarily and specifically for such use shall be located
within 100 feet of any adjoining property which is in an R district.

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