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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:  March 31, 2014 
PLANNING COMMISSION:  October 22, 2014   

BOARD OF SUPERVISORS:  October 28, 2014 @ 4:00 PM 
 

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

                                                          October 15, 2014 WS 
STAFF REPORT 

2232-Y13-10, SEA 90-S-021  
(concurrent applications) 

SULLY DISTRICT 

 
APPLICANT: Milestone Tower LP, III d/b/a Milestone Communications 
 and Cellco Partnership d/b/a Verizon Wireless 
 
ZONING: R-C (Residential-Conservation) and 
 WS (Water Supply Protection Overlay District) 
 
PARCEL: 64-2 ((3)) 26A 
 
ACREAGE: 2.76 acres 
 
FAR: 0.011 
 
OPEN SPACE: (no requirement) 
 
PLAN MAP: Residential at 0.1-0.2 du/ac 
 
SE CATEGORY: Category 1 – Light Public Utility Uses 
 
PROPOSAL: 130-foot tall lattice tower structure and associated      

equipment in a 60-foot by 60-foot area with 8-foot 
fencing. 

 
STAFF RECOMMENDATIONS: 

 
• Staff recommends that the Planning Commission find the subject Application    

2232-Y13-10, as amended, substantially in accord with provisions of the adopted 
Comprehensive Plan. 

 

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


 
 
• Staff recommends approval of SEA 90-S-021, subject to the proposed development 

conditions in Appendix 1. 
 
• Staff recommends approval of a modification of transitional screening requirements 

(per Sect. 13-305, Par. 3)  to consider existing vegetation and proposed vegetation, 
as depicted on the SEA Plat, and as conditioned, as satisfying requirements.  

 
• Staff recommends approval of a modification of barrier requirements to consider the 

existing 11-foot chain-link fence with slats, and the proposed 8-foot chain-link fence 
with slats, as depicted on the SEA Plat, as satisfying requirements. 

 
• Staff recommends continuation of a waiver of the service drive requirement along 

Lee Highway,  
 
• Staff recommends direction to the Director of DPWES to continue a waiver of the 

dustless surface requirement of the PFM, to allow the gravel driveway and parking 
areas shown on the SEA Plat. 

 
It should be noted that it is not the intent of staff to recommend that the Board, in 
adopting any development conditions, relieve the applicant/owner 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 
recommendation of staff; it does not reflect the position of the Board of Supervisors. 
 
The approval of this special exception does not interfere with, abrogate, or annul any 
easement, covenants, or other agreements between parties as they may apply to the 
property subject to this application. 
 
For information, contact the Zoning Evaluation Division, Department of Planning and 
Zoning, 12055 Government Center Parkway, Suite 801, Fairfax, Virginia 22035-5505, 
(703) 324-1290. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
O:\mlynsk\Milestone - SEA 90-S-021\Draft Staff Report\SEA 90-S-021-Cover.doc 
 
 

 
 

Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 48 hours advance 
notice. For additional information on ADA call (703) 324-1334 or TTY 711 (Virginia Relay Center). 
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N

D
O

N
 T

O
W

N
E

C
ED

AR
 SP

R
IN

G
S

 S
EC

. 1&2

SEC. 1A

SEC. 5

7 LEE
O

V
ER

LO
O

K

SEC. 13

SWART FARM

SEC. 1C

LEE

6
LEE OVERLOOK

6

SWART

GATE POST ESTATES

1

3

SEC. 1B

SEC. 1A

2

2

SEC
. 1

9

SEC. 1
2

C
edar

R
d.

Ln.

White

Ct.

W
ay

Green

Rydell

Lo
nd

on T
owne

Edman Rd.

Dr.

Spring

Pl.

Sacred

C
t.

Post

Lady
Madonna Ct.

Way

Pa
dd

in
gt

on

Palm
erst

on

Path.

Woodmere Stratton

Post

Post

Paddington

Paddington Ln.

Hoxton Sq.

Ln.

Hwy.

Dr.

Brom
field

Pos
t

Rd.

H
ickory

Ct.

C
t.

Hwy.

Bolton
Rd.

M
cC

oy R
d.

Paddington
Ba

rn
es

da
le

Po
st

White

Ct.

Rd.

Edman

As
tri

d 
C

v.

Leicester Ct.

Bodley Sq.

M
cC

oy

Sq.

Hatfield Sq.

Trce.

W
hi

te

Major

Ln.

Lee Overlook Rd.

Sq.

Haymarket Ln.
Haymarket

Wetherburn

Dr.

Rd.

Pr
in

ce

Cir.

Lee

Paddington

Ct.

Round

C
t.

Post

Gold

Red
 P

os
t C

t.

Prince

Ampstead

Rydell

Bolton Rd.

Rd.

Lee Overlook

Rt.

Rt. 29

Rt. 7513

R
t. 

77
77

R
t. 4750

Rt. 29

R
t. 

83
04

Rt
. 8

62
1

Rt. 7512

75
11

R
t. 4750

R
t. 

86
20

Rt. 
68

85

Rt. 8303

Rt. 7510

ASSEMBLIES

POOL

OF GOD

CHURCH

NEW LIFE
CHRISTIAN
CHURCH

BAPTIST
CENTREVILLE116

16

21

12B

115

200

245

277

243

216

239

212

205

15

23

6

8

10

10

1

2

26A

195

293

289

192

191

188

183

80

87

85

A

64

62

59

55 54 53

36

46
42

24 20

I

76

34

91 - 118

41
42

46A

110

1A

5A

16

7A

13
23

14

98

95

137

93

F

104

102
101

31

39

28

25

22
21

20

96

C

95
100

102

121

110

195

197
238

49A
139

158
61A

A

60A

163 164

V

103

106

205

179

233

G

564

102

111

248

5

U

570

228

225

219

170 171

272

242

215

207

12

14

6

2

11

25

175

231

194

W

193

189

184

70

66

58

48

45
44

132

86

36

44

45A

4

12

A1 A

125

128

17

94
67A

90

116

95 96

33

51

27

C

120

D

188

247

198
237

200

5A

48A

54A
79 - 90
1 - 8

88
160

80
81

144
57A

102

111

113
114

181
180

234
253

6A

565

101

17

114
167

227

218

221

278

240

214

211

203

196

236

5

12A

174

13

179

285

288

J

28

91

89

68

1F

65

63

61

33

39
40

1

49

51

54

53

64

26

28

31

128

125

18

11

2A

3

14

2

16

127

Z1

A

65A
64A

109

37

44

98

97

101

83

107

111

112

193

191

246

189

241
196

249
239

187

23 - 78

63A
62A

59A
145

108
109

115

182

8

103

9B

4

19

8A1

10

104

105

168

202

199

247

275 273

279

238

13

4

8

125

124

173

36

180

182

235

233

286

290

190

81

90

94

69

67

123

35

66

57
56

A

51
37
38

47

43

72

78

81

90

58

63

38

43

121

5

9

16

112
111 18

17

15

3

B1

123

99

97
69

13
5

73

118

94

107

99

105

32

36

29

45

26

50

103

108

117
245

190

114
113

142
85

83
56A

55A

101

107

116

186
202

184

166
167

256

10

249

252

3

20

18

201
198

274

276

271

206

1

27

12

3

129

176

12

185

74

99

92

118

28

52

34

D

28
41

26 25

73
74
75

C

85

89

50

57

65

38A

33

9 - 22

37

40

130
3

122

127

124

14

114

B

11

7 4
12

22

124

126

132

13
4

66A

98

106

43

24

47

99
94

91

122

105

118

115
248

N

77
159

87
79

143

G

104

148

112

204

232
254

206

569

110

109

21A

22

571

217

169

12

269

241

237

208

204

230

9

11

13

130

9

127

126

177

181

234

287

186

122

93

120

117

86

72

73

E

67

60

35

30
29

22

131

69
70

79
80

83

84

52

38B

25

27

30

35 38
39

129

120

126

8
123

17

15

12

10

3A

8

9 10

20

129

131

96
71

68A
93

117

103

B

40

30

41

23

48
46

93

85
86

104

106

244
116

192

243

47A

51A

78
140

141
162

84

147

105

110

185

250
251

252

168
257

14

11

12

108

250

10C

22

112
113

229

226

H

224

220

223

172

244

270

210

209

33

7

7

26

5

128

178

232

187

27

79

78

76
75

121

95

97

96

32
31

50

27 21

19

68

87
88

61

59

62

29

5B

119

7

13

19

4A
6A

6

24

19
18

130

13
3

70

13
6

91
75
76

92

108

100

35

38

42
C

88

90

109

119

242

199

37A

138

58A
82

201
235

183

178
165

255
229

13

9

117

107

251

15

106

222

G

197

246

213

B

16

3

4

292

291

29

77

98

119

88

71

49

23

71

77

82

60

32

2

B

6

115

113

8A

13

9A
10A

5

B2

11

1
15

21

72
92

74

91

97

34

49

84

87

89

92

194

240

236

50A

52A
53A

157
89

86
161

146

100

203

231
230

27

11

6736
11

27

11

15

15117

94

15180

56

6461

151
00

150
99

150
98

55

19

11

67
03

04

15052

6510
11

15001

69

56

51

57

16
18

6701

83

26

6725

82

20

14965

14975

14910

14

14917

14905

12

14864

14865

14

6321

14829

14849

14842

14856

14840

16

05

14803

14832

14801

09
11

33

14837 14835
14828

65
29

26

19

15

15113

15100

15102

21

86

87
83

60

642
3

6463

07 03

02

93

92

12

6707

15001

16

6506

15006 LEE HY.

65

15004

58

15149
54

62

59

13

6700

6728

84

24

23

54

6717

149
50

149
51

14950

08

10

14816

14915

14901

6262

6262

6280

6250

14867

14826

14851

20 24

6409

6445

13

14841

14827

6612

63
17

15198

97

17

6725

20

6632

12

15181

15104

670
4

15004

15003

04
65

20

12

60

61
59

55

56

57

6610
670

1

6622

14986

14956

14912

04

10

14921

40

02

6335

14830

14224

6251

14861

14847

14807

03

6447

14800

14819
35

14810

14831

25

22

23

13
17

13

05

23

84

54

95

53

89

10

6711

15007

15005

54
55

6501

07

09

15
16

7

58

52

50

6614

6517

81

52

14932

14938

14901

67
06 14813

6708

14911

14854

6317

14851

14840

6250 6219

6201

14838
14839

14821

6426

14802

14801

28

15199

6732

08

05

95

92

89

90 82

52

21

73

14
19

18

20

50

97

94

16

18

6500

13

66 67

15002

53

15

02

14985

21

53

67
07

14930

14924

14919

6315

6318

6339

14800

14829
15

6300

14820

14827

14849

6418

11

14800

14818
14827

24

13

09

16

6724

04

6701

88

58

05

06

15101

18

64
20

05

06
15

08

02

15053

69

03

11

20

03

65
21

22

19 18

12

14952

14922

14936

04

06

6412

42

14818

14800

14850

14
84

7

6200

14806

14800

10

6727

6611
24

6700

09

15101

20

6457

96

51

90

14

17

13

06
02

71

15171

55

51

17

14966

14906

6301

05

14913

14907

08

14821

6212

6260

14869

6298

14850

6401

19

14830

96

6631

09

15121

91
85

6462

15175

91

04
670

2

15011

05

15002

66
00

15016

03

05

15
16

8
64

15170 68
64 61

15148

62

50

15
16

3

63

53

6621

65
23

6609

80

14

14927

6287
14900

6224

12

6400

6404 06

6410

6267

6269

14821

14858

14
84

1

6210

6278

14828

14857

14848
14834

14

6422

6407

14839

6401
14820

14821

21

14829

14825

Ru
n

Ru
n

Cu
b

Cub

Run
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A GLOSSARY OF TERMS FREQUENTLY 
USED IN STAFF REPORTS WILL BE FOUND 

AT THE BACK OF THIS REPORT 
 

DESCRIPTION OF THE APPLICATIONS 

2232-Y13-10: 

The applicants, Milestone Tower LP, III (Milestone Communications) and Cellco 
Partnership (Verizon Wireless), propose to construct a 130’ tall lattice tower with an 
associated equipment compound designed to hold telecommunications antennas for 
Verizon Wireless and up to 4 future carriers.  The installation is needed by Verizon 
Wireless to fill existing coverage gaps and provide service to residences and 
commuters along the Lee Highway, Stone Road, and Pleasant Valley corridors.  

 

 
  Figure 1:  Projected additional service coverage. 

 
The 2232 Review Application is attached as Appendix 3, and includes by reference the 
plat associated with SEA 90-S-021 (included at the front of the staff report). 
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SEA 90-S-021:  

In conjunction with the above 2232 application, the applicant also requires a Special 
Exception Amendment to construct the proposed tower and equipment, which would be 
located within a 60-foot by 60-foot fenced area adjacent to, and on the same parcel as, 
the existing 45,505-square foot Johnson Electrical Substation facility, located at     
15001 Lee Highway in Centreville, which is subject to a prior Special Exception 
approval (SE 90-S-021).  No modifications to the existing substation facility or its 
operations are proposed. 

Copies of the proposed development conditions, the affidavit, and the applicant’s 
statement of justification are included in Appendices 1, 2 and 4, respectively 

Proposed Facility:   

 
Figure 2:  Applicant’s photo mockup of the proposed tower. 
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The proposed 130’ lattice tower and equipment compound would be constructed in an 
undeveloped area immediately south of the existing substation.  Verizon would be the 
initial carrier, and would install 12 panel antennas (4 per sector) located at 128 feet on 
the structure.  Future providers will be located at 118 feet, 108 feet, 98 feet, and 88 feet 
respectively.  The equipment compound would be 3,600 square feet, and contain the 
cell tower, a 2,022-cubic-foot equipment shelter and a 234-cubic-foot diesel generator.  
An approximately 170-foot gravel access drive is proposed, to connect to an existing 
drive on a neighboring parcel, and additional landscaping and stormwater facilities 
would be included to mitigate the impact of the proposed improvements on the site and 
surrounding properties. 

 
LOCATION AND CHARACTER 

 
  Figure 3:  Project location and adjacent uses. 
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Site Description: 

The 2.76-acre triangular property is located on the south side of Lee Highway, west of 
its crossing of I-66, between White Post Road and Rydell Road/Prince Way.  The site 
features an existing 45,505 sf electrical substation, owned by the Northern Virginia 
Electric Cooperative (NOVEC), that is located within a fenced area that features several 
large transformers and a 12’x20’ building. The facility is unmanned and operated 24-
hours per day, seven days a week, with weekly to monthly inspections.  The proposed 
expansion would not result in any changes to the operations of the current facility.  
Maintenance access is via a gravel drive off Lee Highway, and an existing stormwater 
management (SWM) pond is located near the entrance.  

Zoning and Adjacent Uses 

The parcel is zoned Residential Conservation (R-C), and subject to a Water Supply 
(WS) overlay district.  The property adjoins a large single-family R-C lot and the Cub 
Run Stream Valley to the east, additional R-C parcels across Lee Highway to the north, 
and open space owned by the Fairfax County Park Authority (FCPA) to the west, over 
which major easements for Virginia Power (VEPCO) and Columbia Liquefied Natural 
Gas exist.  A single-family neighborhood (of +/- 0.6-acre lots), also zoned R-C, exists to 
the southwest, across the Park Authority parcel from the site.   

 

Figure 4:  Surrounding Use Descriptions 

Direction Use Zoning Comprehensive Plan 
Recommendation 

North (vacant) R-C Residential at 0.1 to 0.2 
du/ac 

East Single-family residential R-C Residential at 0.1 to 0.2 
du/ac 

West Public parkland, Power Lines, 
& Electrical Easement R-C Residential at 0.1 to 0.2 

du/ac 
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SPECIAL EXCEPTION AMENDMENT PLAT (Copy at front of staff report) 

Title:   Novec-Johnson Substation 

Prepared By:   Entrex Communication Services, Inc. 

Original and Revision Dates:  May 28, 2013 as revised through 
 September 17, 2014 

Number of Pages:  18  

The Special Exception Amendment (SEA) Plat includes land-use and site-related 
information, as well as telecommunications details.  The Plat is organized as follows: 

 

 

Sheet Z-1: contains the overall SEA Plat, depicting the location and orientation of the 
proposed improvements in relation to existing site features and topography.  The 
proposed tower footprint and associated structures, to be located within a 60-foot by 
60-foot fenced area, are shown in the southernmost portion of the site.  The proposed 
access drive, which would tie into an existing gravel roadway on adjacent Park 
Authority property, would include  a turn-around area and parking for two vehicles 
adjacent to the proposed improvements.   
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  Figure 5:  Proposed SEA Improvements. 

 
Sheet Z-2:  Included an erosion and sediment control plan and stormwater 
management (SWM) information which became obsolete with revised plans, and has 
been deleted from the SEA application.     

Sheet Z-3:  Contains a detailed layout of the core compound area, including the 
footprint of the tower supports and location of equipment structures.  Only the Verizon 
Wireless structure, and associated infrastructure, would initially be built, though 
locations of structures for four additional carriers are included for future expansion of 
the facility. 

Sheets Z-4 and Z-5:  Contain elevation views of the proposed 130-foot high lattice 
tower, with accommodation for up to five carriers (with only the Verizon Wireless 
antenna currently proposed).  The elevation view depicts the tower in the context of 
the neighboring power line structures, which reach a height of approximately 125-feet.   
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Figure 6:  Proposed tower elevation. 

 
Sheet Z-6 contains various contextual maps.  

Sheet Z-7 contains site details, including the gravel surfacing of the compound and 
access drive, and the proposed 8-foot enclosure fence, which would include dark 
green privacy slats, to match those on the existing substation fence and to provide 
visual screening of the equipment. 

Sheets Z-8 through Z-11 contain further mechanical and site details, including 
elevations for the proposed 10.5-foot high equipment shelter. 

Sheets Z-12 and Z-13 include a planting plan and schedule to address County 
requirements for screening and tree canopy, and a survey of existing tree cover and 
calculations to address County tree preservation requirements.   

Sheets Z-14 and Z-15 contain a preliminary plan, narrative and calculations to 
address County requirements for both stormwater runoff volume control and water 
quality control. 
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     Figure 7:  Proposed shelter elevation. 

 
Addendum - The three sheets of the previous SE Plat (SE 90-S-021) have been 
incorporated as an addendum to the current SE Plat.  The existing electrical substation 
would remain subject to the specifications and details depicted on the prior SE Plat 
(unless superseded by more current information). 
 

STAFF ANALYSIS - 2232-Y13-10 (Appendix 7) 

 
COMPREHENSIVE PLAN GUIDANCE 

(Fairfax County Comprehensive Plan, Area III, 2013 Edition, Bull Run Planning District, 
Amended through 4-29-2014) 

Plan Area:  III 

Planning District:  Bull Run 

Planning Sector:  BR-5 – Stone Bridge 

Plan Map:   Residential at 0.1-0.2 du/ac  

Area Plan:  NOVEC Substation identified as an existing public 
utility in Sector BR5 (page 17, figure 6).  
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Conformance with the Comprehensive Plan 

Va. Code Sec. 15.2-2232, as amended, requires the Planning Commission to determine 
whether the general location or approximate location, character, and extent of the 
proposed facility, as amended, are substantially in accord with the adopted 
Comprehensive Plan, with regards to: 

Location 

The location of the proposed telecommunications facility - adjacent to an electrical 
Substation to the north, a power easement with tall utility poles to the south and west, 
and the Cub Run stream valley to the east - is consistent with Comprehensive Plan 
objectives to provide the greatest opportunity to locate new facilities that provide the 
greatest opportunity to conceal the facility and minimize its visual impact on surrounding 
areas.  Providing room for up to four additional service providers also aligns with Plan 
guidelines to co-locate mobile and land-based telecommunication facilities operated by 
different service providers on single sites and/or structures wherever possible. 

Character 

The proposed 130’ tall lattice tower is adjacent to utility easement electrical 
transmission poles approximately 125’ in height.  This meets Comprehensive Plan 
objectives that new structures are of comparable form and style to establish a grouping 
that complements a camouflaged telecommunication facility and supports its design, 
location, and appearance.  It is also consistent with Plan guidelines to blend proposed 
telecommunication facilities with an existing pattern of tall structures, and meets Plan 
guidance for a Special Exception that the use is of a size and scale that will not 
adversely impact the character of the area in which it is located. 

The equipment cabinet compound at the base of the proposed tower is screened by an 
8’ tall chain link fence with dark green concealment slats.  This matches the screening 
of the adjacent power Substation.  Also, substantial buffering is provided by the existing 
Substation to the north, the power and gas easements to the south and west, and the 
natural buffering provided by the Cub Run stream valley to the east.  The applicant also 
proposes to add tree cover and transitional screening as required by the Urban Forest 
Management Division.  Therefore, this meets Plan objectives to design, site and/or 
landscape the proposed facility to minimize impacts on the character of the area, and 
another plan requirement to obscure or block the views of proposed telecommunication 
facilities with other existing structures, vegetation, tree cover, or topographic features to 
the maximum extent feasible. 
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Extent 

The proposed installation is in general proximity to residences along the Lee Highway, 
Stone Road and Pleasant Valley Road corridors.  The nearest residential property 
(single family dwelling) is over 300’ to the east, with a substantial intermediate buffer of 
trees.  The nearest multi-family dwellings are over 1000’ to the east beyond the Cub 
Run stream valley, and single family homes are over 300’ to the west buffered by the 
power and gas easements.  The proposed expansion is consistent with Comprehensive 
Plan guidance to ensure that when new structures are necessary to meet the service 
area requirements for the residential neighborhood(s), the height and mass of any 
appropriate co-location of the telecommunication facility is in character with the 
surrounding residential area and mitigates the visual impact of the facility on the 
surrounding residential area.  All access to the proposed site is via a gravel driveway off 
of Lee Highway, which meets Plan requirements for a Special Exception that access for 
the use is oriented to an arterial roadway.  Finally, the proposed facility will remain an 
unmanned facility with minimal traffic impact. 

 

STAFF ANALYSIS – SEA 90-S-021 

 
ZONING BACKGROUND 

June 13, 1967:  The Board of Zoning Appeals approved a permit for the construction of 
an electric substation, subject to five conditions:  construction of a fence along an 
adjoining property, provision of a fence barrier across the entrance road, provision of as 
narrow a road as possible, leaving as many trees as possible, and provision of four 
parking spaces. 

February 14, 1968:  The Board of Supervisors approved a waiver of the service drive 
and turn lane requirements, subject to the condition that the applicant execute and 
record an agreement guaranteeing the dedication and construction of the service drive 
and turn lane at such time as similar improvements are constructed on either adjoining 
property. 

September 24, 1990:  The Zoning Administrator determined that the proposed 11-foot 
high fence, surrounding the substation, should be considered a part of the principal 
substation structure and the height limitation of 7-feet (Sect. 10-104) does not apply.  
Therefore, a variance of that section was not required. 
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January 14, 1991:  SE 90-S-021 was approved by the Board of Supervisors, permitting 
the renovation and expansion of the electric substation, subject to an SE Plat and 
development conditions (Appendix 5), including requirements for landscaping/barriers, 
stormwater management practices, and four parking spaces.  There are no 
modifications currently proposed to the existing substation equipment or operations, and 
the existing facility would remain subject to the specifications and details depicted on 
the prior SE Plat (unless superseded by more current information).  The current SEA 
Plat has been appended to include the previous SE Plat (3 Sheets) as an addendum;  
all previous development conditions have been incorporated into the current proposed 
development conditions. 

 
ZONING ORDINANCE PROVISIONS (APPENDIX 6) 

The proposed use is permissible as a Category 1 Special Exception use in the R-C 
District (per Sect. 3-C04, Par. 1), subject to additional evaluation standards for Category 
1 uses (Sect. 9-104), for Mobile and Land Based Telecommunication Facilities       
(Sect. 9-105), and General Standards for all Special Exceptions (Sect. 9-006).  The 
Water Supply Protection Overlay (WS) District places additional stormwater 
management regulations on properties within its boundary, in order to protect the water 
quality of the Occoquan Reservoir.  Standard Zoning Ordinance provisions and Public 
Facility Manual (PFM) requirements also apply, including those pertaining to Parking 
and Loading, Landscaping and Screening, Tree Cover, and Stormwater Management, 
among others.   

Lot Size and Bulk Regulations 

In accordance with Paragraph 1 of Sect. 9-104 of the Zoning Ordinance, a Category 1 
Special Exception use is not required to comply with the lot size requirements or the 
bulk regulations set forth for the zoning district in which it is located. 

Accessory Uses and Structures (Article 10) 

Prior zoning interpretations have established that fencing surrounding a 
telecommunications facility is subject to Sect. 10-104, Par. 3D, which allows a fence or 
wall not exceeding eight feet in height in any yard of an industrial use.  Therefore, the 
proposed eight-foot screening fence would meet Ordinance requirements.  As 
mentioned above in the zoning history of this property, a 1990 zoning interpretation 
found that the existing 11-foot high substation fence should be considered a part of the 
principal substation structure and no fence height limitation should apply to that 
structure. 
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Parking and Loading Requirements (Article 11) 

Per Sect. 11-106, Par. 21, parking requirements for the proposed use (and existing 
substation) would be determined by the Director of DPWES, based on the specifics of 
the particular facilities.   The existing substation use includes four parking spaces, near 
the driveway entrance from Lee Highway, and the proposed improvements include an 
additional two parking spaces adjacent to the entrance of the proposed compound area.  
The Ordinance includes no specific loading space requirement for light public utility 
uses, leaving a determination to the Zoning Administrator.  Staff feels that the proposed 
parking accommodations would be sufficient for service trucks to park during 
inspections and maintenance of the facility, and that loading/unloading of equipment or 
materials would be easily accomplished within the space provided. 

Transitional Screening and Barrier Requirements (Article 13) 

Transitional screening and barriers are required along the north and east boundaries of 
the property, to screen the light public utility use from the parcels zoned for residential 
use.  The western boundary adjoins another light public utility use, which requires no 
screening or barrier; however, the area to the west of the application property is also 
planned for low-density residential uses and is zoned R-C.  The property is visible from 
the Gate Post Estates subdivision (located across the 240-foot power line easement) 
and would benefit from additional screening vegetation along that frontage to further 
minimize the off-site visual impact of the use. 

 

Figure 8: Transitional Screening and Barrier Requirements. 

Direction Transitional  Screening; & 
Barrier Requirements Provided 

North 

(R-C zoning) 

Screening 3; 

Barrier D, E or F 

Existing vegetation; 

Existing 11-Foot tall chain link fence with slats. 

East 

(R-C zoning) 

Screening 3; 

Barrier D, E or F 

Existing vegetation & supplemental plantings; 

Proposed 8-Foot tall chain link fence with slats. 

West 

(Major Utility 
Corridor) 

No screening or barrier 
required to public utility use. 

Underlying R-C zoning 
would require screening. 

Additional plantings as shown on plat; 

8-Foot tall chain link fence with slats. 
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The Transitional Screening 3 requirement consists of an unbroken strip of open space, 
a minimum of fifty feet (50) feet wide planted with a mixture of evergreen and deciduous 
trees, to achieve a 10-year canopy of 75 percent or greater, and a variety of shrubs at 
the rate of three per 10 linear feet of the transition yard area.  Barrier D, E or F would 
require a screening fence along the subject property line (either chain-link, wood, or 
brick/block).  

 

 
Figure 9:  Required Screening Buffers. 

 
The Landscape Plan associated with the previous SE approval of the substation 
included 23,655 sf of proposed plantings, to result in an overall tree canopy of 35,855 sf 
(0.82 ac).  It appears, from reviewing prior site plan material, that planting of the eastern 
and northern portions of the site occurred with construction of the current substation 
equipment, and the southern and western portions of the site were to be included in 
Phase II of construction, that was to occur after prior substation equipment (located in 
the vicinity of the currently proposed tower) was removed from the site.  It is 
questionable whether Phase II planting ever occurred, as there is no such site plan on 
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file, and currently existing vegetation in those areas is sparse and not in conformance 
with the intent of the prior SE approval.  

The required northern transitional screening area does feature existing vegetation that 
provides screening in that direction.  There are several portions of the eastern 
transitional screening area that cannot be planted as required, due to existing overhead 
power lines, conservation easements, and other site constraints.  In addition, proposed 
site improvements must encroach on that buffer area to accommodate the current 
design.  Staff recognizes the constraints inherent along that frontage, and also 
recognizes that, although the neighboring property to the east contains a single-family 
residential use, the large size and existing tree cover of that large R-C zoned lot would 
minimize any visual impact in that direction 

Requested Modifications  - The applicant has requested a modification of the 
transitional screening requirements, in accordance with Sect. 13-305 of the Zoning 
Ordinance, to consider the proposed landscaping shown on the SEA Plat as meeting 
screening requirements, and requests that the existing 11-foot chain-link fence (with 
slats), surrounding the existing substation, and the proposed 8-foot chain-link fence 
(with slats), to surround the telecommunications compound, be accepted in lieu of 
required barrier fences along the property lines.  The proposed Landscape Plan and 
calculations (Sheets Z-12 and Z-13) identify the required screening buffer areas, and 
further describe the modifications requested.  The proposed 8-foot enclosure fencing is 
detailed on Sheet Z-7.  Similar modification requests were approved with the prior SE 
(in 1995). 

Staff feels that the existing vegetation along the north property boundary provides 
sufficient screening, and that the additional vegetation proposed on the SEA Plat in the 
eastern transitional screening area and directly west of the telecommunications 
enclosure would be adequate to screen the use(s) in those areas.   

STAFF ISSUE - The areas farther north on the property, along the west side of the 
existing substation, do not feature adequate screening vegetation (as was the intent of 
the previous SE Plat), and the substation infrastructure is visible from the residential 
neighborhood across the Park Authority property (and utility corridor).  The applicant 
proposes four new trees in the northwest portion of the site, but staff feels that 
additional screening material is necessary to provide adequate screening along the 
west boundary.  A development condition is proposed that would require the applicant, 
at the time of site plan review, to specify additional landscaping along the western site 
boundary, as determined necessary by the Urban Forest Management Division (UFMD) 



SEA 90-S-021 
2232-Y13-10  Page 15 
 

of the Department of Public Works and Environmental Services (DPWES) to meet the 
intent of both the prior SE Plat and the current SEA Plat to screen the use. 

Subject to the proposed condition, staff is comfortable with the requested Transitional 
Screening and Barrier modifications. 

 

 
  Figure 10:  Proposed landscape plan. 

 
Tree Canopy and Preservation Requirements (Sect. 12 of PFM) 

In addition to screening requirements, PFM requirements for tree preservation and 
minimum 10-year tree canopy must also be addressed on the SEA Plat, to ensure that 
those requirements would be met by the proposed plan at site plan stage.   
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10-year Tree Canopy Requirements 

The Public Facilities Manual requires that any development project in an R-C District 
achieve 10-year tree canopy coverage of 30% of the entire site.  According to the 
landscape calculations on Sheet Z-13 of the SEA Plat, the proposed plan would result in 
a 10-year canopy coverage of 30%, thus satisfying the requirement.   

Tree Preservation Target 

In addition to overall tree canopy requirements, the PFM requires a certain percentage 
of that canopy be achieved through tree preservation, based on the amount of pre-
development tree coverage on the site.  According to the values included on the 
Existing Vegetation Map (EVM) on Sheet Z-13, approximately 20% of the site features 
existing tree canopy (incorrectly listed as 29% on Table 12.3) , thus requiring 20% of the 
required 10-year tree canopy be achieved via tree preservation (the tree preservation 
“target”).  The Tree Preservation table indicates a proposed tree preservation value 
which equals 84% of the full canopy requirement, thus exceeding the 20% target. 

Stormwater Management (Sect. 6 of PFM) 

PFM requirements for stormwater management (SWM) must also be addressed 
sufficiently on the SEA Plat to demonstrate that PFM requirements for runoff volume 
control (detention), water quality, and adequate outfall may be met by the proposed plan 
at the time of site plan review.  The current proposal would be evaluated according to 
the recently revised Stormwater Ordinance (Chapter 124 of the County Code, and 
reflected in Article 6 of the PFM), which was adopted on July 1, 2014. 

The Ordinance requires the current proposal to control the volume and rate of runoff 
leaving the site, and requires projects to include Best Management Practices (BMPs) 
sufficient to meet certain phosphorus removal targets.  The Water Supply Protection 
(WS) Overlay District (Sect. 7-808) subjects this site to a higher water quality standard 
than the base Ordinance, requiring the proposal to reduce by 50% the projected 
phosphorus runoff pollution for the proposed use.   

Installation of the existing substation infrastructure included a detention pond (labeled 
Pond P-1 on the SEA Plat), as well as two upstream BMPs (Ponds P-2 and P-3) to 
meet detention and water-quality requirements, at that time.   The currently proposed 
improvements would result in additional impervious surface area, which would require 
stormwater control and treatment sufficient to meet current regulations.   
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Figure 11:  Existing stormwater management features. 

 
Initial submittals of the SEA Plat included no proposed SWM features and indicated that 
waivers would be pursued at site plan stage, which staff did not support.  Subsequent 
revisions to the SEA Plat have addressed SWM requirements on Sheets Z-14 and Z-15, 
though Sheet Z-1 still references outdated information indicating a lack of proposed 
SWM facilities.  Staff has proposed a development condition that clarifies that SWM 
facilities, in conformance with County Ordinances, will be required at the time of site 
plan review. 

The current SWM proposal (as depicted on Sheet Z-14, and described on Sheet Z-15) 
consists of a grass-lined channel, adjacent to the proposed access drive, which would 
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convey all runoff from the impervious areas to a bioretention facility for treatment.  
Overland relief would be provided via an existing rip-rap channel on the site.   

 

Figure 12:  Proposed stormwater management facilities. 

 
STAFF ISSUE - Staff supports the general concept of intercepting and treating runoff 
from the proposed new impervious areas upstream from the existing site infrastructure, 
so as not to adversely impact the existing SWM facilities onsite, but questions aspects 
of the SWM Design Narrative (Sheet Z-15) appearing to claim gravel areas as being 
pervious, and utilizing “void” areas of the gravel for stormwater storage.  County SWM 
regulations, would generally treat all gravel areas as completely impervious, which 
might result in a higher runoff volume than what is projected, and the requirement for 
additional treatment facilities at the time of site plan review. 
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The proposed telecommunications infrastructure, access drive, and landscaping leave 
very little room on the site to accommodate additional SWM facilities, and already 
require a Board modification of a required transitional screening buffer area to 
accommodate.  Staff encouraged the applicant to include additional “optional” SWM 
areas and/or facilities on the SEA Plat, to retain the flexibility to provide additional 
facilities at site plan stage, if needed.  The final revision to the SEA Plat did not include 
additional SWM facilities; however, the applicant subsequently submitted an additional 
SWM exhibit including additional areas for possible bioretention and/or pervious 
pavement. Staff proposes a development condition that would incorporate the features 
shown on the exhibit in the SEA approval. 

Staff is satisfied that the proposed condition would provide the applicant additional 
design flexibility at site plan stage.  Any major modifications to the proposed SWM or 
additional transitional screening area modification would, however, require an 
amendment to the Special Exception, as clarified in an additional development 
condition. 

General Special Exception Standards (Sect. 9-006) 

In addition to specific standards for particular uses, all special exception uses shall 
satisfy the following general standards:  

Standard 1:  The proposed use at the specified location shall be in harmony with the 
adopted Comprehensive Plan.  As stated in the Land Use/2232 Analysis, staff 
concludes that the proposal is in harmony with the Comprehensive Plan. 

Standard 2:  The proposed use shall be in conformance with the general purpose and 
intent of the applicable zoning district regulations.  The R-C District permits light public 
utility uses as a special exception use, and the proposed landscaping and SWM 
measures would ensure that the site continues to meet the intent of both the R-C and 
WS Overlay Districts to protect forest cover, ecological habitat, and water resources. 

Standard 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.  As stated in the Land Use/2232 Analysis, the 
proposed 130-foot tower, while a substantial structure, would not be out of scale with 
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the existing 125-foot power line structures located on the neighboring property and, 
subject to proposed conditions, the proposed utility compound would be adequately 
screened by landscaping and a privacy fence, in order to minimize any visual impact of 
both the proposed and existing site facilities from neighboring properties.  It is staff’s 
opinion that the proposed expansion will not hinder future development of adjacent 
parcels, owing to the existing vegetation, supplemental plantings proposed, and the 
distance to residential units. 

Standard 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 existing substation features an access 
directly on Lee Highway, which also serves to access a gravel road that runs along the 
utility corridor on the neighboring Park Authority property.  The proposed facility would 
be located on the rear portion of the subject parcel, and would be accessed via a gravel 
drive connecting to the road on Park Authority property.  An access easement plat has 
been generated to provide authority for such access, and has been preliminarily 
reviewed by both the Park Authority and VEPCO, who holds a utility easement over that 
property (Appendix 15).  A proposed condition would require an access easement be 
recorded and all necessary permissions received to ensure legal access to the site, 
prior to site plan approval for SEA.  Staff is satisfied that the proposed access would be 
adequate, and the limited need to access the site would result in no additional hazards 
or conflicts.   

Standard 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.   As discussed earlier in the Zoning 
Analysis, the proposal would satisfy landscaping and screening requirements, subject to 
the proposed conditions and approval of the requested modifications, which staff 
recommends be approved.  Staff concludes that this standard has been met. 

Standard 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 Ordinance includes no 
open space requirement for any R-C District use other than for cluster development.   

Standard 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.  As discussed previously in the report, staff 
feels that the proposal includes adequate provisions for drainage, parking, loading, and 
other necessary facilities to serve the use. 
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Standard 8:  Signs shall be regulated by the provisions of Article 12; however, the Board 
may impose more strict requirements for a given use than those set forth in this 
Ordinance.  There are no signs proposed with this application. 

Category 1 Special Exception Standards for all Category 1 Uses (Sect. 9-104) 

Standard 1:  Category 1 special exception uses shall not have to comply with the lot 
size requirements or the bulk regulations set forth for the zoning district in which 
located.  Requires no staff comment. 

Standard 2:  No land or building in any district other than the I-5 and I-6 District shall be 
used for the storage of materials or equipment, or for the repair or servicing of vehicles 
or equipment, or for the parking of vehicles except those needed by employees 
connected with the operation of the immediate facility. The proposal meets these 
stipulations. 

Standard 3:  If the proposed location of a Category 1 use is in an R district, there shall 
be a finding that there is no alternative site available for such use in a C or I district 
within 500 feet of the proposed location; except that in the case of electric transformer 
stations and telecommunication central offices, there shall be a finding that there is no 
alternative site available in a C or I district within a distance of one (1) mile, unless there 
is a substantial showing that it is impossible for satisfactory service to be rendered from 
an available location in such C or I district.  There are no C or I districts within 500 feet 
of the facility.    

Standard 4:  Before establishment, all uses, including modifications or alterations to 
existing uses, shall be subject to the provisions of Article 17, Site Plans.  The applicant 
expects to submit a site plan following the special exception review process. 

Additional Standards for Mobile and Land Based Telecommunications Facilities 
(Sect. 9-105) 

Standard 1: Except for antennas completely enclosed within a structure, all antennas 
and their supporting mounts shall be of a material or color that closely matches and 
blends with the structure on which it is mounted.  The color and materials of the 
antennas and mounts are not apparent on the SEA Plat, so a development condition 
has been included requiring the color and materials of antennas and mounts to blend 
with the tower structure. 

Standard 2: Except for a flag mounted on a flagpole as permitted under the provisions 
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of Par. 2 of Sect. 12-203, no commercial advertising or signs shall be allowed on any 
monopole, tower, antenna, antenna support structure, or related equipment cabinet or 
structure.  No advertising or signs are proposed on the SEA Plat, and a development 
condition is included to ensure that no advertising or signs are placed on any structures 
in the future.   

Standard 3: If any additions, changes or modifications are to be made to monopoles or 
towers, the Director shall have the authority to require proof, through the submission of 
engineering and structural data, that the addition, change, or modifications conforms to 
structural wind load and all other requirements of the Virginia Uniform Statewide 
Building Code. A development condition has also been proposed that includes the 
above language.   

Standard 4: No signals, lights or illumination shall be permitted on an antenna unless 
required by the Federal Communications Commission, the Federal Aviation 
Administration or the County, provided, however, that on all antenna structures which 
exceed 100 feet in height, a steady red marker light shall be installed and operated at all 
times, unless the Zoning Administrator waives the red marker light requirement upon a 
determination by the Police Department that such marker light is not necessary for flight 
safety requirements for police and emergency helicopter operations. All such lights shall 
be shielded to prevent the downward transmission of light.  A request for waiver of the 
above red light requirement was approved by the Deputy Zoning Administrator on June 
17, 2014 (attached as Appendix 14).  

Standard 5: All antennas and related equipment cabinets or structures shall be removed 
within 120 days after such antennas or related equipment cabinets or structures are no 
longer in use.  A proposed development condition includes the above language. 

In conclusion, staff finds that the application, subject to proposed development 
conditions (as outlined above), would satisfy the Additional Standards for Mobile and 
Land Based Telecommunications Facilities. 

 
REQUESTED WAIVERS AND MODIFICATIONS 

• Modification of transitional screening requirements (per Sect. 13-305, Par. 3) to 
consider existing vegetation and proposed vegetation, as depicted on the SEA Plat, 
and as conditioned, as satisfying requirements.  
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• Modification of barrier requirements to consider the existing 11-foot chain-link fence 
with slats, and the proposed 8-foot chain-link fence with slats, as depicted on the 
SEA Plat, as satisfying requirements. 

As previously discussed in the analysis of Article 13 requirements, staff supports these 
two modification requests subject to the proposed conditions. 

• Continuation of a waiver of the service drive requirement along Lee Highway,  

• Direction to the Director of DPWES to continue a waiver of the dustless surface 
requirement of the PFM, to allow the gravel driveway and parking areas shown on 
the SEA Plat. 

Staff supports the requests to continue these previous waivers. 

 
CONCLUSIONS AND RECOMMENDATIONS 

Staff Conclusions 

Staff concludes that the subject proposal by Milestone Communications and Verizon 
Wireless, to install a telecommunications facility at 15001 Lee Highway, Centreville, VA  
20121, satisfies the criteria of location, character, and extent as specified in Virginia Code  
Sect. 15.2-2232, as amended.   

It is also staff’s opinion that, subject to the adoption of the proposed development 
conditions, the Special Exception Amendment application would be in harmony with the 
Comprehensive Plan and in conformance with all applicable Zoning Ordinance provisions. 

Staff Recommendations 

• Staff recommends that the Planning Commission find the subject Application          
2232-Y13-10, as amended, substantially in accord with provisions of the adopted 
Comprehensive Plan. 

• Staff recommends approval of SEA 90-S-021, subject to the proposed development 
conditions in Appendix 1. 

• Staff recommends approval of a modification of transitional screening requirements (per 
Sect. 13-305, Par. 3)  to consider existing vegetation and proposed vegetation, as 
depicted on the SEA Plat, and as conditioned, as satisfying requirements.  

• Staff recommends approval of a modification of barrier requirements to consider the 
existing 13-foot chain-link fence with slats, and the proposed 8-foot chain-link fence with 
slats, as depicted on the SEA Plat, as satisfying requirements. 
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• Staff recommends continuation of a waiver of the service drive requirement along Lee 
Highway,  

• Staff recommends direction to the Director of DPWES to continue a waiver of the 
dustless surface requirement of the PFM, to allow the gravel driveway and parking 
areas shown on the SEA Plat.  

It should be noted that it is not the intent of staff to recommend that the Board, in adopting 
any development conditions, relieve the applicant/owner 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 
recommendation of staff; it does not reflect the position of the Board of Supervisors. 

The approval of this Special Exception Amendment does not interfere with, abrogate, or 
annul any easement, covenant, or other agreement between parties, as they may apply to 
the property subject to this application. 
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PROPOSED DEVELOPMENT CONDITIONS 

SEA 90-S-021 

October 15, 2014 

 
If it is the intent of the Board of Supervisors to approve SEA 90-S-021, located at 15001 
Lee Highway, Tax Map 64-2((03))-26A, for a telecommunications tower and associated 
equipment, pursuant to Sect. 3-C04 of the Fairfax County Zoning Ordinance, the staff 
recommends that the Board condition the approval by requiring conformance with the 
following development conditions.  These conditions supersede all previous conditions 
on the property.  Previous conditions carried forward, or with only minor updates are 
marked with an asterisk (*).  Entirely new conditions are noted. 

1. This Special Exception Amendment is granted for and runs with the land indicated in 
this application and is not transferable to other land.* 

2. This Special Exception Amendment is granted only for the purpose(s), structure(s) 
and/or use(s) indicated on the special exception plat approved with the application, 
as qualified by these development conditions.* 

3. This Special Exception Amendment is subject to the provisions of Article 17, Site 
Plans.  Any plan submitted pursuant to this Special Exception Amendment shall be 
in conformance with the approved Special Exception Amendment Plat (SEA Plat), 
entitled “Novec-Johnson Substation”, prepared by Entrex Communications, and 
dated May 28, 2013 as revised through September 17, 2014, consisting of 15 
sheets, and these conditions (Sheet Z-2 has been intentionally deleted from the SE 
Plat). 

Since this SEA proposes no modifications to the existing Johnson Electrical 
Substation facility, the existing electrical substation facility itself shall remain subject 
to the specifications and details depicted on the prior SE Plat (SE 90-S-021), 
consisting of three sheets entitled “Johnson Substation”, prepared by R.B. Thomas 
Jr., Ltd., and dated March 9, 1990 as revised through September 11, 1990, except 
where specifically superseded by information on the current SEA Plat. 

4. Landscaping shall be provided and maintained in good condition as shown on the 
SEA Plat, and as conditioned.  Additional landscaping shall be provided along the 
western site boundary, as determined necessary by the Urban Forest Management 
Division of DPWES, at the time of site plan review, to provide screening adequate to 
meet the general intent of both the prior SE Plat and the SEA Plat.*   

5. Six parking spaces shall be provided on the site, as depicted on the SEA Plat (four 
to serve the electrical substation and two to serve the telecommunications facility).* 
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6. As determined by the Department of Public Works and Environmental Services 
(DPWES) at the time of site plan review, on-site Stormwater Management (SWM) 
and Best Management Practice (BMP) facilities shall be provided, in conformance 
with the SEA Plat, to satisfy all applicable County Stormwater Ordinance 
requirements.  The applicant shall be allowed the flexibility to include additional 
treatment facilities, as depicted on Exhibit A of these conditions.  Any major 
modification necessary to satisfy Ordinance requirements, or any further 
encroachment into the required transitional screening areas shall require an 
amendment to this SEA.* 

7. Erosion and sediment control practices shall be implemented, if determined needed 
by DPWES, to protect the pond area located on the north side of Lee Highway.* 

8. Information concerning the specific content of hazardous materials in the three 
transformers and an emergency response plan for containing potential spills or leaks 
shall be on file with the Fairfax County Fire and Rescue Department for 
implementation during emergencies.* 

9. The location of the existing natural gas pipeline within the adjacent Columbia Gas 
line easement shall be provided on the site plan at time of submission to DPWES to 
protect the line from damage during construction.* 

10. Prior to site plan approval, an access easement shall be recorded and all necessary 
permissions received to ensure legal access to the site through neighboring Park 
Authority property, as depicted on the SEA Plat. [new condition] 

11. All antennas and supporting hardware mounted on the telecommunications tower 
shall be of a material or color that closely matches and blends with the tower 
structure.  [new condition] 

12. Prior to the installation of landscape material to meet requirements of the approved 
landscape plan, the Contractor/Developer shall coordinate a pre-installation meeting 
on site with the landscape contractor and a representative of the County Urban 
Forest Management Division (UFMD). Any proposed changes to the location of 
planting, size of trees/shrubs, and any proposed plant substitutions for species 
specified on the approved plan shall be reviewed at this time and must be approved 
prior to planting. The installation of plants not specified on the approved plan, and 
not previously approved by UFMD, may require submission of a revision to the 
landscape plan or removal and replacement with approved material, prior to bond 
release. UFMD shall be contacted (703-324-1770) a minimum of three (3) days prior 
to the meeting on site. [new condition] 

13. Field location of planting material, when required by the approved plan, shall be 
reviewed at the pre-installation meeting. The Landscape Contractor shall stake 
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proposed individual planting locations in consultation with the Contractor/Developer 
prior to the pre-installation meeting, for review by UFMD staff. Stakes shall be 
adjusted, as needed, during the course of the meeting as determined by UFMD staff 
based on discussion with the Contractor/Developer and the Landscape Contractor. 
[new condition] 

14. No commercial advertising or signs shall be allowed on any telecommunications 
tower or equipment on the site. [new condition] 

15. If any additions, changes or modifications are to be made to the proposed tower, the 
Director of DPWES shall have the authority to require proof, through the submission 
of engineering and structural data, that the addition, change, or modifications 
conform to structural wind load and all other requirements of the Virginia Uniform 
Statewide Building Code. [new condition] 

The above proposed conditions are staff recommendations and do not reflect the 
position of the Board of Supervisors unless and until adopted by that Board.   

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 Section 9-015 of the Zoning Ordinance, this special exception shall 
automatically expire, without notice, thirty (30) months after the date of approval unless 
the use has been established as outlined above.  



 

Stormwater Management Exhibit A 
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SPECIAL EXCEPTION AFFIDAVIT 

DATE: September 25, 2014 

I Frank W. Stearns 
(enter date affidavit is notarized) 

, do hereby state that I am an 
(enter name of applicant or authorized agent) 

(check one) [ ] applicant 
[•] applicant's authorized agent listed in Par. 1(a) below 

IZS04(t fc 

in Application No.(s): SEA 90-S-021 
(enter County-assigned application number(s), e.g. SE 88-V-001) 

and that, to the best of my knowledge and belief, the following information is true: 

1(a). The following constitutes a listing of the names and addresses of all APPLICANTS, TITLE 
OWNERS, CONTRACT PURCHASERS, and LESSEES of the land described in the 
application,* and, if any of the foregoing is a TRUSTEE,** each BENEFICIARY of such trust, 
and all ATTORNEYS and REAL ESTATE BROKERS, and all AGENTS who have acted on 
behalf of any of the foregoing with respect to the application: 

(NOTE: All relationships to the application listed above in BOLD print are to be disclosed. 
Multiple relationships may be listed together, e.g., Attorney/Agent, Contract Purchaser/Lessee, 
Applicant/Title Owner, etc. For a multiparcel application, list the Tax Map Number(s) of the 
parcel(s) for each owner(s) in the Relationship column.) 

NAME 
(enter first name, middle initial, and 
last name) 
Cellco Partnership dbaVerizon Wireless 
Brian A. Stover 

Milestone Tower LP, III dba 
Milestone Communications 
Leonard NMI Forkas, Jr. 

Northern Virginia Electric 
Cooperative 

Donohue & Stearns, PLC 
Frank W. Stearns 
Edward L. Donohue 

Entrex Communication Services, Inc. 
Ravi C. Shrestha 

Wetland Studies and Solutions, Inc. 
Kelly Petrey, P.E. 

(check if applicable) 

ADDRESS 
(enter number, street, city, state, and zip code) 

9000 Junction Drive 
Annapolis Junction, MD 20701 

12110 Sunset Hills Road, Suite 100 
Reston, VA 20190 

10323 Lomond Drive 
Manassas, VA 20109 

201 Liberty Street 
Leesburg, VA 20175 

6600 Rockledge Drive, Suite 550 
Bethesda, MD 20817 

5300 Wellington Branch Dr., Suite 100 
Gainesville, VA 20155 

RELATION SHIP(S) 
(enter applicable relationships 
listed in BOLD above) 

Applicant for Tax Map 
No. 0642 03 0026A 

Applicant for Tax Map 
No. 0642 03 0026A 

Owner for Tax Map 
No. 0642 03 0026A 

Attorneys/Agents 
Attorney/Agent 
Attorney/Agent 

Engineers 
Engineer 

Engineers 
Engineer 

[ ] There are more relationships to be listed and Par. 1(a) is continued 
on a "Special Exception Attachment to Par. 1(a)" form. 

* In the case of a condominium, the title owner, contract purchaser, or lessee of 10% or more of the units 
in the condominium. 

** List as follows: Name of trustee. Trustee for (name of trust, if applicable), for the benefit of: (state 
name of each beneficiary). 

^V'ORM SEA-1 Updated (7/1/06) 
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Page Two 
SPECIAL EXCEPTION AFFIDAVIT 

DATE: September 25, 2014 
(enter date affidavit is notarized) 

for Application No. (s): SEA 90-S-021 \1J~D O^Lg b 
(enter County-assigned application number(s)) 

1(b). The following constitutes a listing*** of the SHAREHOLDERS of all corporations disclosed in this 
affidavit who own 10% or more of any class of stock issued by said corporation, and where such 
corporation has 10 or less shareholders, a listing of all of the shareholders: 

(NOTE; Include SOLE PROPRIETORSHIPS, LIMITED LIABILITY COMPANIES, and REAL ESTATE 
INVESTMENT TRUSTS herein.) 

CORPORATION INFORMATION 

NAME & ADDRESS OF CORPORATION: (enter complete name and number, street, city, state, and zip 
code) Bell Atlantic Mobile Systems, LLC 

One Verizon Way 
Basking Ridge, NJ 07920-1097 

DESCRIPTION OF CORPORATION: (check one statement) 
[y]  There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of 

any class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF SHAREHOLDERS: (enter first name, middle initial and last name) 
- MCI Communications Services, Inc. 

(check if applicable) [•] There is more corporation information and Par. 1(b) is continued on a "Special 
Exception Affidavit Attachment 1 (b)" form. 

*** All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down 
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than 10 shareholders 
has no shareholder owning 10% or more of any class of stock. In the case of an APPLICANT, TITLE OWNER, 
CONTRACT PURCHASER, or LESSEE* of the land that is a partnership, corporation, or trust, such successive breakdown 
must include a listing andfurther breakdown of all of its partners, of its shareholders as required above, and of 
beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or 
trust owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land. 
Limited liability companies and real estate investment trusts and their equivalents are treated as corporations, with members 
being deemed the equivalent of shareholders; managing members shall also be listed. Use footnote numbers to designate 
partnerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on 
the attachment page. 

FORM SEA-1 Updated (7/1/06) 

APPENDIX 2



Page _[ of 13 
Special Exception Attachment to Par. 1(b) 

DATE: September 25, 2014 
(enter date affidavit is notarized) 

for Application No. (s): SEA 90-S-021 jj 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
MCI Communications Services, Inc. 
One Verizon Way 
Basking Ridge, NJ 07920-1097 

DESCRIPTION OF CORPORATION: ("check one statement) 
There are 10 or less shareholders, and all of the shareholders are listed below. 

[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 
class of stock issued by said corporation are listed below. 

[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of 
stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
MCI Broadband Solutions, Inc. 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
MCI Broadband Solutions, Inc. 
901 International Parkway 
Lake Mary, FL 32746 

DESCRIPTION OF CORPORATION: (check one statement) 

[«/"] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
, Terremark Worldwide, Inc. 

(check if applicable) £/] There is more corporation information and Par. 1(b) is continued further on a 
"Special Exception Attachment to Par. 1(b)" form. 

FORM SEA-1 Updated (7/1/06) 

APPENDIX 2



Page _2 of 13 
Special Exception Attachment to Par. 1(b) 

DATE: September 25, 2014 
(enter date affidavit is notarized) 

for Application No. (s): SEA 90-S-021 
(enter County-assigned application number (s)) 1 0 LrL{? JO 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Terremark Worldwide, Inc. 
One Biscayne Tower 
2 South Biscayne Boulevard, Suite 2800 
Miami, FL 33131 

DESCRIPTION OF CORPORATION: (check one statement) 
[•] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
Verizon Business Network Services, Inc. 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Verizon Business Network Services, Inc. 
One Verizon Way 
Basking Ridge, NJ 07920 

DESCRIPTION OF CORPORATION: (check one statement) 

[s] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
MCI Communications Corporation 

(check if applicable) [z] There is more corporation information and Par. 1(b) is continued further on a 
"Special Exception Attachment to Par. 1(b)" form. 

FORM SEA-1 Updated (7/1/06) 

APPENDIX 2



Page _3 of 13 
Special Exception Attachment to Par. 1(b) 

DATE: September 25, 2014 
(enter date affidavit is notarized) 

for Application No. (s): SEA 90-S-021 \y  CLr\[L\  L  
tenter Countv-assiened annlieation number (sYl LLrCj Q 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
MCI Communications Corporation 
One Verizon Way 
Basking Ridge, NJ 07920 

DESCRIPTION OF CORPORATION: (check one statement) 
There are 10 or less shareholders, and all of the shareholders are listed below. 

[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 
class of stock issued by said corporation are listed below. 

[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of 
stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
Verizon Business Global, LLC 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Verizon Business Global, LLC 
One Verizon Way 
Basking Ridge, NJ 07920 

DESCRIPTION OF CORPORATION: (check one statement) 

[y] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
Verizon Communications, Inc. 

(check if applicable) [s] There is more corporation information and Par. fib) is continued further on a 
"Special Exception Attachment to Par. 1(b)" form. 

FORM SEA-1 Updated (7/1/06) 

APPENDIX 2



Page _4 of 13 
Special Exception Attachment to Par. 1(b) 

DATE: September 25, 2014 
(enter date affidavit is notarized) i ^?r- 11 / 

for Application No. (s): SEA 90-S-021 cJoOHlp O 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
• Verizon Communications, Inc. 
140 West Street 
New York, NY 10007 

DESCRIPTION OF CORPORATION: (check one statement) 
[ ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[y] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
GTE Wireless Incorporated 
One Verizon Way 
Basking Ridge, NJ 07920 

DESCRIPTION OF CORPORATION: (check one statement) 

[y] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
MFS Globenet Inc. 
GTE Corporation 

(check if applicable) [y] There is more corporation information and Par. 1(b) is continued further on a 
"Special Exception Attachment to Par. 1(b)" form. 

FORM SEA-1 Updated (7/1/06) 

APPENDIX 2



Page _5 of 13 
Special Exception Attachment to Par. 1(b) 

DATE: September 25, 2014 
(enter date affidavit is notarized) 

for Application No. (s): SEA 90-S-021 Iq 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
GTE Corporation 
140 West Street 
New York, NY 10007 

DESCRIPTION OF CORPORATION: (check one statement) 
There are 10 or less shareholders, and all of the shareholders are listed below. 

[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 
class of stock issued by said corporation are listed below. 

[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of 
stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
Verizon Communications Inc. 

-NYNEX LLC 
• Verizon Ventures LLC 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
NYNEX LLC 
140 West Street 
New York, NY 10007 

DESCRIPTION OF CORPORATION: (check one statement) 

[s] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
Verizon Communications Inc. 

(check if applicable) [z] There is more corporation information and Par. 1(b) is continued further on a 
"Special Exception Attachment to Par. 1(b)" form. 

FORM SEA-1 Updated (7/1/06) 

APPENDIX 2



Page 6 of 13 
Special Exception Attachment to Par. 1(b) 

DATE: September 25, 2014 
(enter date affidavit is notarized) 

for Application No. (s): SEA 90-S-021 h 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Verizon Ventures LLC 
One Verizon Way 
Basking Ridge, NJ 07920 

DESCRIPTION OF CORPORATION: (check one statement) 
|'/] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
Verizon Communications Inc. 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
-MFS Globenet Inc. 
One Verizon Way 
Basking Ridge, NJ 07920 

DESCRIPTION OF CORPORATION: (check one statement) 

[z] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
MCI International Services, Inc. 

(check if applicable) [z] There is more corporation information and Par. fib) is continued further on a 
"Special Exception Attachment to Par. 1(b)" form. 

FORM SEA-1 Updated (7/1/06) 

APPENDIX 2



Page J_ of 13 
Special Exception Attachment to Par. 1(b) 

DATE: September 25, 2014 
(enter date affidavit is notarized) , 

for Application No. (s): SEA 90-S-021 b 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
MCI International Services, Inc. 
One Verizon Way 
Basking Ridge, NJ 07920 

DESCRIPTION OF CORPORATION: (check one statement) 
There are 10 or less shareholders, and all of the shareholders are listed below. 

[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 
class of stock issued by said corporation are listed below. 

[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of 
stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
MCI International, Inc. 
Verizon Business Network Services, Inc. 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
MCI International, Inc. 
One Verizon Way 
Basking Ridge, NJ 07920 

DESCRIPTION OF CORPORATION: (check one statement) 

[y] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
- MCI Communications Corporation 

(check if applicable) [/] There is more corporation information and Par. 1(b) is continued further on a 
"Special Exception Attachment to Par. 1(b)" form. 

FORM SEA-1 Updated (7/1/06) 

APPENDIX 2



Page _§ of 13 
Special Exception Attachment to Par. 1(b) 

DATE: September 25, 2014 
(enter date affidavit is notarized) 

for Application No. (s): SEA 90-S-021 lo 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
JV PartnerCo, LLC 
One Verizon Way 
Basking Ridge, NJ 07920 

DESCRIPTION OF CORPORATION: (check one statement) 
[•] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
-Verizon Americas Inc. 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Verizon Americas Inc. 
One Verizon Way 
Basking Ridge, NJ 07920 

DESCRIPTION OF CORPORATION: (check one statement) 

[•/] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
Verizon Americas Holdings, Inc. 

(check if applicable) [z] There is more corporation information and Par. 1(b) is continued further on a 
"Special Exception Attachment to Par. 1(b)" form. 

FORM SEA-1 Updated (7/1/06) 

APPENDIX 2



Page _9 of 13 
Special Exception Attachment to Par. 1(b) 

DATE: September 25, 2014 
(enter date affidavit is notarized) 

for Application No. (s): SEA 90-S-021 fg 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Verizon Americas Holdings Inc. 
901 International Parkway 
Lake Mary, FL 32746 

DESCRIPTION OF CORPORATION: (check one statement) 
There are 10 or less shareholders, and all of the shareholders are listed below. 

[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 
class of stock issued by said corporation are listed below. 

[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of 
stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
-Verizon Americas Finance 2 Inc. 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Verizon Americas Finance 2 Inc. 
One Verizon Way 
Basking Ridge, NJ 07920 

DESCRIPTION OF CORPORATION: (check one statement) 

[y] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
Verizon Americas Finance 1 Inc. 

(check if applicable) [z] There is more corporation information and Par. 1(b) is continued further on a 
"Special Exception Attachment to Par. 1(b)" form. 

FORM SEA-1 Updated (7/1/06) 

APPENDIX 2



Page 10 of 13 
Special Exception Attachment to Par. 1(b) 

DATE: September 25, 2014 
(enter date affidavit is notarized) 

for Application No. (s): SEA 90-S-021 (o 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Verizon Americas Finance 1 Inc. 
One Verizon Way 
Basking Ridge, NJ 07920 

DESCRIPTION OF CORPORATION: (check one statement) 
[/] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
Verizon Communications Inc. 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Verizon Holdings LLC 
One Verizon Way 
Basking Ridge, NJ 07920 

DESCRIPTION OF CORPORATION: (check one statement) 

[/] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
Verizon Americas Inc. 

(check if applicable) [y] There is more corporation information and Par. 1(b) is continued further on a 
"Special Exception Attachment to Par. 1(b)" form. 

FORM SEA-1 Updated (7/1/06) 

APPENDIX 2



Page 11 of 13 
Special Exception Attachment to Par. 1(b) 

DATE: September 25, 2014 
(enter date affidavit is notarized) 

for Application No. (s): SEA 90-S-021 V250^tp(o 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Milestone Communications Management III, Inc. 
12110 Sunset Hills Road, Suite 100 
Reston, VA 20190 

DESCRIPTION OF CORPORATION: (check one statement) 
There are 10 or less shareholders, and all of the shareholders are listed below. 

[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 
class of stock issued by said corporation are listed below. 

[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of 
stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
Leonard NMI Forkas, Jr. 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Northern Virginia Electric Cooperative 
5399 Wellington Road 
Gainesville, VA 20155-1616 

DESCRIPTION OF CORPORATION: (check one statement) 

[ ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
NONE - There are no shareholders in a 
cooperative 

(check if applicable) [ ] There is more corporation information and Par. 1(b) is continued further on a 
"Special Exception Attachment to Par. 1(b)" form. 

FORM SEA-1 Updated (7/1/06) 

APPENDIX 2



Page 12 of 13 
Special Exception Attachment to Par. 1(b) 

DATE: September 25, 2014 
(enter date affidavit is notarized) |0r A/// I 

for Application No. (s): SEA90-S-021 (ZbO^ b 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Donohue & Stearns, PLC 
117 Oronoco Street 
Alexandria, VA 22314 

DESCRIPTION OF CORPORATION: (check one statement) 
There are 10 or less shareholders, and all of the shareholders are listed below. 

[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 
class of stock issued by said corporation are listed below. 

[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of 
stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
Edward L. Donohue 
Frank W. Stearns 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Entrex Communications Services, Inc. 
6600 Rockledge Drive, Suite 550 
Bethesda, MD 20817 

DESCRIPTION OF CORPORATION: (check one statement) 

[y] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
Marc A. Marzullo 
Camille F. Shabshab 
John Cabot Goudy 

(check if applicable) [/] There is more corporation information and Par. fib) is continued further on a 
"Special Exception Attachment to Par. 1(b)" form. 

FORM SEA-1 Updated (7/1/06) 

APPENDIX 2



Page 13 of 13 
Special Exception Attachment to Par. 1(b) 

DATE: September 25, 2014 
(enter date affidavit is notarized) / 

for Application No. (s): SEA 90-S-021 I Ud t)^U> \0 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Wetland Studies and Solutions, Inc. 
5300 Wellington Branch Drive, Suite 100 
Gainesville, VA 20155 

DESCRIPTION OF CORPORATION: (check one statement) 
[•] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
The Davey Tree Expert Company 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
The Davey Tree Expert Company 
1500 N. Mantua Street 
Kent, OH 44240 

DESCRIPTION OF CORPORATION: (check one statement) 

[ ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[/] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
Reliance Trust Co. as Trustee for the 
Davey 40IK SOP and ESOP 
1100 Abernathy Road 
North Park Building 500, Suite 400 
Atlanta, GA 30382 

(check if applicable) [ ] There is more corporation information and Par. 1(b) is continued further on a 
"Special Exception Attachment to Par. 1(b)" form. 

FORM SEA-1 Updated (7/1/06) 

APPENDIX 2



Page Three 
SPECIAL EXCEPTION AFFIDAVIT 

DATE: September 25, 2014 
(enter date affidavit is notarized) 

for Application No. (s): SEA 90-S-021 \ z5o^y 

(enter County-assigned application number(s)) 

1 (c). The following constitutes a listing* * * of all of the PARTNERS, both GENERAL and LIMITED, in 
any partnership disclosed in this affidavit: 

PARTNERSHIP INFORMATION 

PARTNERSHIP NAME & ADDRESS: (enter complete name, and number, street, city, state, and zip code) 
Cellco Partnership d/b/a Verizon Wireless 
One Verizon Way 
Basking Ridge, NJ 07920-1097 

(check if applicable) [/] The above-listed partnership has no limited partners. 

NAMES AND TITLE OF THE PARTNERS (enter first name, middle initial, last name, and title, e.g. 
General Partner, Limited Partner, or General and Limited Partner) 

-Bell Atlantic Mobile Systems LLC General Partner 
GTE Wireless Incorporated General Partner 
PCS Nucleus, L.P. General Partner 

- JV PartnerCo, LLC General Partner 

(check if applicable) [•] There is more partnership information and Par. 1(c) is continued on a "Special 
Exception Affidavit Attachment to Par. 1(c)" form. 

*** All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down 
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than 10 shareholders 
has no shareholder owning 10% or more of any class of stock. In the case of an APPLICANT, TITLE OWNER, 
CONTRACT PURCHASER, or LESSEE* of the land that is a partnership, corporation, or trust, such successive breakdown 
must include a listing and further breakdown of all of its partners, of its shareholders as required above, and of 
beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or 
trust owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land. 
Limited liability companies and real estate investment trusts and their equivalents are treated as corporations, with members 
being deemed the equivalent of shareholders; managing members shall also be listed. Use footnote numbers to designate 
partnerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on 
the attachment page. 

FORM SEA-1 Updated (7/1/06) 

APPENDIX 2



Page_l of 2 
Special Exception Attachment to Par. 1(c) 

DATE: September 25, 2014 
(enter date affidavit is notarized) i <yc~ i, L 

for Application No. (s): SEA90-S-021 1 CvQiUfi & 
(enter County-assigned application number (s)) 

PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code) 
PCS Nucleus, L.P. 
One Verizon Way 
Basking Ridge, NJ 07920 

(check if applicable) [•] The above-listed partnership has no limited partners. 

NAMES AND TITLES OF THE PARTNERS: (enter first name, middle initial, last name, and title, e.g., 
General Partner, Limited Partner, or General and Limited Partner) 
Verizon Holdings LLC General Partner 
JV PartnerCo, LLC General Partner 

(check if applicable) [•] 

FORM SEA-1 Updated (7/1/06) 

There is more partnership information and Par. 1(c) is continued further on a 
"Special Exception Attachment to Par. 1 (c)" form. 

APPENDIX 2



Page _2 of _2 
Special Exception Attachment to Par. 1(c) 

DATE: September 25, 2014 
(enter date affidavit is notarized) [<Z£0<4ie b 

for Application No. (s): SEA 90-S-021 
(enter County-assigned application number (s)) 

PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code) 
Milestone Tower LP, III 
12110 Sunset Hills Road, Suite 100 
Reston, Va 20190 

(check if applicable) [ ] The above-listed partnership has no limited partners. 

NAMES AND TITLES OF THE PARTNERS: (enter first name, middle initial, last name, and title, e.g., 
General Partner, Limited Partner, or General and Limited Partner) 

, Milestone Communications Management General Partner 

(check if applicable) [/] There is more partnership information and Par. 1(c) is continued further on a 
"Special Exception Attachment to Par. 1(c)" form. 

FORM SEA-1 Updated (7/1/06) 

III, Inc. 

APPENDIX 2



Page Four 
SPECIAL EXCEPTION AFFIDAVIT 

DATE: September 25, 2014 
(enter date affidavit is notarized) . , 

\25o^b 
for Application No. (s): SEA 90-S-021 

(enter County-assigned application number(s)) 

1(d). One of the following boxes must be checked: 

[ ] In addition to the names listed in Paragraphs 1(a), 1(b), and 1(c) above, the following is a listing 
of any and all other individuals who own in the aggregate (directly and as a shareholder, partner, 
and beneficiary of a trust) 10% or more of the APPLICANT, TITLE OWNER, CONTRACT 
PURCHASER, or LESSEE* of the land: 

[y] Other than the names listed in Paragraphs 1(a), 1(b), and 1(c) above, no individual owns in the 
aggregate (directly and as a shareholder, partner, and beneficiary of a trust) 10% or more of the 
APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land. 

2. That no member of the Fairfax County Board of Supervisors, Planning Commission, or any member of 
his or her immediate household owns or has any financial interest in the subject land either 
individually, by ownership of stock in a corporation owning such land, or through an interest in a 
partnership owning such land. 

EXCEPT AS FOLLOWS: (NOTE: If answer is none, enter "NONE" on the line below.) 
NONE 

(check if applicable) [ ] There are more interests to be listed and Par. 2 is continued on a 
"Special Exception Attachment to Par. 2" form. 

FORM SEA-1 Updated (7/1/06) 
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Application No.(s): SEA 90-S-021 
(county-assigned application number(s), to be entered by County Staff) 

Page Five 
SPECIAL EXCEPTION AFFIDAVIT 

DATE: September 25, 2014 tZ.<50L4(c (o 
(enter date affidavit is notarized) 

3. That within the twelve-month period prior to the public hearing of this application, no member of the 
Fairfax County Board of Supervisors, Planning Commission, or any member of his or her immediate 
household, either directly or by way of partnership in which any of them is a partner, employee, agent, 
or attorney, or through a partner of any of them, or through a corporation in which any of them is an 
officer, director, employee, agent, or attorney or holds 10% or more of the outstanding bonds or shares 
of stock of a particular class, has, or has had any business or financial relationship, other than any 
ordinary depositor or customer relationship with or by a retail establishment, public utility, or bank, 
including any gift or donation having a value of more than $100, singularly or in the aggregate, with 
any of those listed in Par. 1 above. 
EXCEPT AS FOLLOWS: (NOTE: If answer is none, enter "NONE" on line below.) 
During the twelve month period Frank W. Stearns, Esq., a partner in the law firm of Donohue & Stearns, PLC, made a contribution 
in excess of $100 to Supervisor Pat Herrity. 

NOTE: Business or financial relationships of the type described in this paragraph that arise after 
the filing of this application and before each public hearing must be disclosed prior to the 
public hearings. See Par. 4 below.) 

(check if applicable) [ ] There are more disclosures to be listed and Par. 3 is continued on a 
"Special Exception Attachment to Par. 3" form. 

4. That the information contained in this affidavit is complete, that all partnerships, corporations, 
and trusts owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT 
PURCHASER, or LESSEE* of the land have been listed and broken down, and that prior to each 
and every public hearing on this matter, I will reexamine this affidavit and provide any changed 
or supplemental information, including business or financial relationships of the type described 
in Paragraph 3 above, that arise on or after the date of this application. 

WITNESS the following signature 

(check one) [ ] Applicant 

Frank W. Stearns, Attorney 

[/] Applicant's Authorized Agent 

(type or print first name, middle initial, last name, and & title of signee) 

Subscribed and sworn to before me this day of 
of Vi v, ^omtty/Cdty-of 

201 <4 , in the Statfe m. 

.V *•*«. i •* 

My commission expires: 4 30 hsr 

iRM SEA-1 Updated (7/1/06) 

CNoi^PubIic 

Ai S\.^C*X 

§ -REGISTRATION NO. \ % 
= ; 7586074 : = 
= ;.MY COMM. EXPIRES/ -
4 04/30/2018 ? 
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Telecommunications Facility 2232 Review Application 6/2013 

COUNTY OF FAIRFAX, VIRGINIA 
APPLICATION FOR DETERMINATION 

PURSUANT TO VIRGINIA CODE SECTION 15.2-2232 

*** This area to be completed by staff *** 

A P P L I C A T I O N  N U M B E R  .  J2.2?g-Vf3-/p NNUMBE 
Date application received f Xo I / "3 by PP Z 
Date(s) Revised ///*//f? ^ 
Date application accepted "?/J///^ M_£JL 

(Please Type or Clearly Print) 

PART I: APPLICATION SUMMARY 

LOCATION OF PROPOSED USE 
Address 15001 Lee Highway 

J A N  1  6  2 0 1 4  

ISfwJ 

City/Town Centreville . Zip Code 20121 

Place Name (example: Dale High School) NOVEC Substation 
Tax Map I.D. Number(s) 0642 03 0026A 
Fairfax County Supervisor District Sully 
APPLICANT(S) 
Name (Company or Agency) Milestone Communications and Verizon Wireless 

Agent Name Frank W. Stearns 
(Note: Failure to notify County of a change in agent may result in application processing delays) 

Agent's Mailing Address 201 Liberty St. ; 
City/Town Leesburg State VA Zip Code 20175 

Telephone Number (703 y 726-2547 Fax f7031 737-3793 

E-mail fwstearns@donohuestearns.com 
Secondary Contact Christian Winkler, Milestone Communications 
Telephone Hnmher 1™ ̂ 620-2555 E-mail cwinkler@milestonecorp.com 

BRIEF DESCRIPTION OF PROPOSED USE 

Construction of a 130 feet tall lattice tower and an associated fenced equipment compound 
to accommodate up to five telecommunications providers on a property currently used for an 
electrical transmission substation. Verizon Wireless will be the initial carrier on the facility 
and up to four more carriers will collocate at the site in the future. 
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Telecommunications Facility 2232 Review Application 6/2013 

Total Area of Subject Parcel(s) 2.7584 acres/120,156 sq. ft. , , JAN 1 6 2014 , 
Zoning Distric± Residential Conservation R-C 7: , I 

Applicant's previous Zoning Approvals for all uses on site (proffered conditions, special permits, special 

exceptions, variances, development plans) 

SE 90-S-021* 

* Applicant has submitted an SEA application to the Zoning Evaluation Division concurrent 
with submission of this 2232 Review application. 

PROPERTY OWNER(s) OF RECORD 
Owner Northern Virginia Electric Cooperative (formerly named Prince William Electric Cooperative) 

Street Address 10323 Lomond Drive _ 
City/Town Manassas state VA Zip Code 20109 

Has property owner been contacted about this proposed use? m YES • NO 

SIGNATURE 
The undersigned acknowledges that additional Fairfax County land use review 
requirements may be identified during the review of this 2232 Review application and the 
fulfillment of such requirements is the responsibility of the applicant. The undersigned also 
acknowledges that all Fairfax County Zoning Ordinance requirements pertaining to this 
project shall be fulfilled. 

In the event a new agent is assigned responsibility for this application, the applicant 
agrees to provide a letter to the Department of Planning and Zoning authorizing the 
transfer of responsibility for the application and providing all new contact information. In 
the event the applicant fails to notify County staff of a change in agent, the application 
may be subject to processing delays. 

Signature of Applicant or Agent _ 

Date January 14, 2014 

Submit completed application to: 

Chris Caperton, Chief, Facilities Planning Branch 
Fairfax County Department of Planning and Zoning 
12055 Government Center Parkway, Suite 730 
Fairfax, Virginia 22035-5507 
(703) 324-1380 

PART II: STATEMENT OF JUSTIFICATION 
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Telecommunications Facility' 2232 Review Application 

PART IV: TELECOMMUNICATION USES 
(Do not submit for non-telecommunications public facility ui 

I DEPARTMENT OF PLANNING & ZONING 
A. TYPE OF PROPOSED FACILITY Check the appropriate box(es) and provide the requipatiws DIVISION 

information 

Yes No 

New monopole* or tower 0 • 
Collocation on existing monopole or tower • 0 

Collocation on building facade or rooftop • 0 

Collocation on replacement light pole or utility pole • 0 

Located in utility or transportation easement and/or right-of-way • 0 

Modification to approved telecommunications facility • 0 

Collocation on other structure • 0 
including treepo/es, flagpoles and other freestanding stealth structures. 

B. CALCULATION OF FACILITY MODIFICATIONS for modifications to an approved 
telecommunications facility, provide the following: 

l. Application number(s) (456-, 2232-, FS-, FSA-) for all applicant's prior telecommunications uses on 
site: 

2. Calculate the surface area, in square inches (height x width or height x diameter), of the 
applicant's antennas organized in the following categories: 

a. approved N/A __ 
b. existing 'N/A 
C. proposed 9,092 square inches (12 antennas detailed on P. 7) 

3. Calculate the volume (height x width x depth) of the applicant's equipment cabinets (in cubic 
inches) and/or shelter (in cubic feet) organized in the following categories: 

a. approved N/A — 
b. existing N/>A 

c. proposed cu. ft. (shelter)/234 cu. ft. (generator) 

& 
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Telecommunications Facility 2232 Review Application _ 

A P R  2 3  2 0 1 4  

C. ANTENNA(S) Provide a separate page for each provider listed as part of the appjiiM0g|-g?«35iB&zS»i6 j 

Provider Verizon Wireless 

Model # or name 
Type 

Panel, Dish, 
Omni 

Quantity Height Width 
peS n 

Location 
height on the 

structure 

BXA-70063-8CF Panel 2 94.7" 11.2" 5.2" 128' center line agl 

BXA-70080-8CF Panel 2 94.6" 8.0" 5.9" 128' center line agl 

BXA-171085-12CF Panel 2 72.5" 6.1" 4.1" 128' center line agl 

CSS-X7C-FRO-860 Panel 2 96.0" 14.6" 8.0" 128' center line agl 

BXA-171063-12CF Panel 4 72.5" 6.1" 4.1" 128' center line agl 

Existing structure color: GreY Antenna color: ^rey 

Is antenna painted to match existing structure? Yes • No m 
If No, please explain: Antnna will not be painted but will be consistent with tower material. 

Will the antennas be screened? Yes I I No m If Yes, describe the screening to be provided: 

Will the antennas be flush-mounted to the structure on which they are located? Yes • No 
If No, please explain: Antennas to be mounted on "stand-off' frames as shown on drawing Z-4. 

Additional information: 

D. EQUIPMENT 

Model # or name 
Type 

cabinet or 
shelter 

Quantity Height Width Depth Location 

Verizon Shelter Shelter 1 10'5" 16'-10.5" 11 '6" Inside equipment compound 

Onsite Energy Generator 1 

CO F-

9'2" 

CO 

Inside equipment compound 

How will the equipment cabinet or shelter be screened? 8 tall chain link fence topped w/barbed wire. 

Screen material- 8'te"chain'inkfencet0PPedw/barbetl^ire and dark green siais. g^reen color- Ga'vanlzed steel w'dark 9reen s'ats-

Additional information: 
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Application for Determination 
Pursuant to 

Section 15.2-2232, Code of Virginia 

Part II: Statement of Justification 

Applicants: 
Milestone Communications, Inc. Cellco Partnership d/b/a Verizon Wireless 
12110 Sunset Hills Road 9000 Junction Drive 
Suite 100 Annapolis Junction, Maryland 20701 
Reston, Virginia 20190 

Site Location 
NOVEC Johnson Substation 
15001 Lee Highway 
Centreville, Virginia 20121 
Parcel Number: 0642 03 0026A 
Zoning District: Residential Conservation R-C 
Planned Use: Residential at .1 - .2 du/ac 
Supervisor District: Sully 

Description of Proposed Use 

Pursuant to Section 15.2-2232 of the Code of Virginia, Milestone Communications and 
Cellco Partnership Verizon Wireless ("Applicant") respectively requests that a proposed 130' 
telecommunications facility lattice tower structure with a supporting equipment compound at the 
base be approved at the NOVEC Johnson Substation, 15001 Lee Highway, Centreville, VA 
20121. 

The facility is designed for up to five telecommunications carriers. Verizon Wireless will 
be located at the top position on the 130' lattice tower and the facility will accommodate up to 
four additional future carriers. A detailed description of the telecommunications facility is 
provided on the Site Plan entitled "NOVEC - Johnson Substation" prepared by Entrex 
Communications Services, Inc. dated May 28, 2013 and included as part of this application. The 
Property consists of 2.76 acres, is zoned R-C (Residential Conservation), and is owned by the 
Prince William Electric Cooperative. The substation property was approved under special 
exception SE 90-S-021 on January 14, 1991. A special exception amendment application has 
been submitted with the Zoning Evaluation Division of the Department of Planning and Zoning 
for the new telecommunications facility. 

Verizon Wireless will have 12 panel antennas at a rad center of 128' above ground level. 
Space for the antennas of four future carriers is available at rad centers of 118', 108', 98' and 
88'. The types and sizes of the Verizon antennas are detailed on Page 7 of the application form 
and on the engineering drawings, Sheet Z-8. 
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At the base of the proposed tower will be a lease area for the equipment compound 
measuring 60' long and 60' wide with a total area of 3,600 square feet. An eight (8) foot high 
chain link fence topped with barbed wire and dark green slats to create a solid visual barrier will 
enclose the compound area and conceal the equipment from view. The compound area will 
contain all equipment and shelters of Verizon and of all future carriers as well as the lattice 
tower. The Verizon equipment will consist of a shelter building measuring 16'-10.5" long by 
11'6" wide by 10'5" tall located within the compound adjacent to the tower. Verizon will also 
locate a diesel generator in the compound area. Full details of the compound area are detailed on 
the Compound Plan, Sheet Z-3 of the zoning drawings. The dimensions of Verizon shelter and 
generator are detailed on Sheet Z-10 of the engineering drawings and can also be found on page 
7 of the 2232 Review application forms. 

The proposed equipment structure and equipment cabinets will be unmanned and will 
operate around the clock 365 days per year. All facilities are monitored off site by the providers 
24-hours a day 7-days a week in order to ensure that they are operating properly and that there is 
no unauthorized tampering with the facilities. Routine maintenance does occur for each of the 
equipment structures or cabinets once or twice a month as performed by a service technician 
driving a standard size vehicle to the site. There are no customers, employees or other personnel 
at the site. 

The facility will operate as a cellular base station in the wireless telecommunications 
networks of Verizon and up to four additional providers. Attached to the application are 
Verizon's propagation maps that show the area to be covered by the new facility and the existing 
network coverage. 

The proposed use is benign and will not generate noise, lights, dust, glare, vibrations, 
fumes or odors. Minimum noise will be generated when the back-up generator is tested or there 
is an outage. The traffic generated will be minimal. The proposed use does not present a threat 
to the public health, safety or welfare and will not impact radio, television or telephone 
reception. It will have no negative impact upon the air and water quality, nor will it impact any 
existing environmental features on the subject property. 

Requirement of Proposed Use 

The area served by the proposed telecommunications use is depicted on Verizon 
Wireless' radio frequency coverage maps included in the application package. The maps show 
the area presently covered by Verizon Wireless in this vicinity and the projected improvement 
anticipated after installation of the proposed telecommunications use at the Johnson Substation 
site. Verizon Wireless' objective for this site is to fill existing service gaps and provide services 
to residences and commuters along the corridors of Lee Highway (Route 29), Stone and Pleasant 
Valley Roads and adjoining neighborhoods. The site will not only fill gaps but will enhance 4G-
LTE data service to all users in the surrounding area. 

To achieve the desired coverage and capacity within the intended geographical area, each 
antenna facility must be strategically located so as to ensure maximum coverage and a minimum 
overlap with each other facility. Because of the low power of the system, the antennas are 
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effective only within a limited geographical area. Thus, each facility site is subject to technical 
and geographical constraints in order to provide reliable and efficient service. The proposed 
facility is necessary to meet Verizon Wireless' objectives for the area and will further satisfy 
similar needs of other wireless telecommunications carriers in the future. Moreover, the 
proposed height of the tower allows placement of the antennas at a sufficient height so as to 
permit radio signals to clear any obstructions such as trees and structures while simultaneously 
providing coverage to the intended service area and allowing for the collocation of up to four (4) 
additional wireless carriers at the site. 

Verizon Wireless chose this proposed location as it meets coverage objectives and will 
improve telecommunications coverage to clients. The telecommunications lattice tower facility 
at this location will serve additional carriers and is suitable to the site, its setting, and the nature 
of the existing public use on the property. 

Since one of the primary benefits of the wireless communication system is the ability to 
communicate to and from any location, a network of facilities that provide seamless coverage is 
essential. The location and design of each facility in the network is therefore critical to the 
overall functioning of the entire network. Without a facility at or near this location, Verizon 
Wireless will be unable to provide reliable coverage to its users in the area. 

Anticipated Impacts On Adjoining Properties 

The tower will be located on an electrical substation property totaling 2.76 acres. 
Immediately adjacent and to the west and south of the substation is a major utility easement with 
two rows of overhead utility lines supported by existing tall lattice towers and poles. The 
easement also contains a liquefied natural gas line. This extensive easement provides a buffer to 
residences in those directions located along White Post Road. To the east the Cub Rulj stream 
valley, a wooded open space area owned by the Fairfax County Park Authority serves as an 
extensive buffer to properties to the east. This stream valley park area also extends to the north 
across Lee highway and buffers the substation site in that direction from residential units. As 
detailed on Drawing Z-l, the proposed structure will be approximately 327 feet from the nearest 
off site building with the setbacks of the structure 307 feet from the front property line, and 
approximately 72 feet from the side property lines. 

The proposed facility will have no impact on traffic or parking as the facility will be 
unmanned and does not generate vehicular traffic other than the once or twice a month for a 
technician to visit to ensure everything is in proper working order. The technician uses a 
standard vehicle and will have access to the structure and compound via an access drive and 
turnaround area from Lee Highway and totally on the substation property. There is no 
perceptible noise generated by the facility unless it is being tested or during power outages. In 
addition, there will be no interference with electronic equipment for telephone, television, radio 
or other electronic uses. 

3 

APPENDIX 3.1



Alternative Sites Considered for the Proposal 

The proposed lattice tower will be located to fill an existing service void and address 
capacity issues. The overall area is characterized by existing large lot single-family residential 
development and collocation on tall existing tall buildings or structures in the area is not an 
option. Other non-residential properties in the immediate search area include the Virginia 
Power/Columbia Liquified Gas Easements, the Cub Run Stream Valley Park, the New Life 
Christian Church, the Bull Run Elementary School, the Centreville Baptist Church, and 
Assemblies of God Church. 

The Virginia Power/Columbia Liquified Gas Easements contains large structures but which were 
determined to lack the structurally ability to accommodate telecommunication uses. The three 
church sites and the Bull Run Elementary School are extensively developed properties that 
would require stand alone, solitary structures that would be prominent to the site and have 
greater visibility than at the selected location. The selected substation property is a well-buffered 
site that provides the opportunity to visually mix the new tower structure with other existing tall 
tower and poles used for the transmission of electrical power, reducing its prominence and visual 
presence. 

Relationship of the Proposed Facility to the Comprehensive Plan 

Mobile and Land-Based Telecommunication Services provide for the wireless 
transmission of voice and data and include cellular and personal communications services (PCS), 
paging and wireless internet services and mobile radio. These services operate from wireless 
networks that are dependent on antenna devices and related equipment to transmit from a sender 
to one or more receivers. Such services are viewed as a public necessity that benefits the 
community and its economic growth and vitality. 

The property is located in the Bull Run Planning District, Stone Bridge Community 
Planning Sector (BR5), Planning Area III, and is planned for residential use at .1 - .2 dwelling 
units per acre. On Figure 6, "Existing Public Facilities", page 17 of the "Overview: Bull Run 
Planning District", the "NOVEC Substation" is identified in Sector BR5 under the "Public 
Utilities" Column. On page 79 of the Bull Run Planning District, Stone Bridge Community 
Planning Sector (BR5), under "Recommendations: Public Facilities," Recommendation 2 states: 
"Provide two substations for the Northern Virginia Electric Cooperative in Sector BR5." 

The proposed meets the requirements of Policy Plan's Public Facilities element for 
Mobile and Land Based Telecommunication uses as addressed in the following: 

General Guidelines 

Objective 42: In order to provide for the mobile and land-based telecommunication network for 
wireless telecommunication systems licensed by the Federal Communications Commission, and 
to achieve opportunities for the co-location of related facilities and the reduction or elimination 
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of their visual impact, locate the network's necessary support facilities which include antennas, 
monopoles, lattice towers and equipment buildings in accordance with the following policies. 

Policy a. Avoid the construction of new structures by locating proposed telecommunication 
facilities on available existing structures such as rooftops, telecommunication and broadcast 
support structures, electrical utility poles and towers, and water storage facilities when the 
telecommunication facilities can be placed inconspicuously to blend with such existing 
structures. 

Applicants' Response: There are no existing structures in the vicinity of the property that 
can structurally accommodate the proposed telecommunications use. The applicant explored the 
use of existing Virginia Power transmission poles and towers in the adjacent transmission 
easement but collocation on these structures was rejected by Virginia power due to structural or 
foundation issues. Construction of a new tower is, therefore, needed to respond to the growing 
need in the area. 

Policy b. When existing structures are not available for co-location, or co-location is not 
appropriate because of adverse visual impacts or service needs, locate new structures that are 
required to support telecommunication antennas on properties that provide the greatest 
opportunity to conceal the telecommunication facilities and minimize their visual impact on 
surrounding areas. 

Applicants' Response: The proposed tower and compound will be located on property 
developed with a electrical power substation and adjacent to an existing major electrical 
transmission corridor. The proposed tower will be compatible and blend with existing tall 
structures in the area and have minimal visual impact on surrounding areas. 

Policy c. When new structures or co-locations are required to serve residential neighborhoods, 
consider minimizing visual impacts on the surrounding area by utilizing camouflage structure 
design and/or micro-cell technologies or similar miniaturization technologies, such as distributed 
antenna systems (DAS), if feasible. 

Applicants' Response: The proposed structure will not have a camouflaged design but 
will be located on a public utility site and will blend with existing tall structures approximately 
50' to 125' in height used for electrical transmission purposes in the immediate area. 

Policy d. When multiple sites provide similar or equal opportunity to minimize impacts, public 
lands shall be the preferred location. 

Applicants Response: There are no public sites in the immediate area with an equal 
opportunity to locate the structure and minimize impacts. 

Policy e. Locate mobile and land-based telecommunication facilities on public property only 
after a lease agreement between the County, or related board or authority, and the service 
provider has been established. 
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Applicants Response: The structure will not be located on a public use site. 

Policy f. Ensure that the use of public property by mobile and land-based telecommunication 
facilities does not interfere with the existing or planned operational requirements of the public 
use and complies with adopted policies and plans to protect natural resources. 

Applicants Response: The proposed structure will not be located on a public use site. 

Policy g. Co-locate mobile and land-based telecommunication facilities operated by different 
service providers on single sites and/or structures whenever appropriate. Locate single-use 
structures on a property only when a co-location structure for multiple service providers is not 
desirable or feasible due to technological differences, site limitations or visual impact concerns. 

Applicants' Response: The proposed tower will accommodate up to five 
telecommunication providers, including the co-applicant Verizon Wireless. 

Policy h. Ensure that the height of the proposed telecommunication facility is no greater than 
necessary to allow for co-location on the telecommunication facility based on its service area 
requirements while still mitigating the visual impact of the facility. 

Applicants' Response: The 130' height of the proposed tower is the minimum extent 
feasible to meet wireless coverage objectives and accommodate up to five telecommunication 
carriers. The height is consistent with adjacent utility transmission structures and will not have a 
visual impact on surrounding areas. 

Policy i. When new structures, co-locations and/or technologies (such as distributed antenna 
systems, micro-cell technology or miniaturization technology) are necessary to meet the service 
area requirements for the residential neighborhood(s), ensure that the height and mass of any 
appropriate co-location on the telecommunication facility is in character with the surrounding 
residential area and mitigates the visual impact of the facility on the surrounding residential area. 

Applicants' Response: The 130' height of the proposed structure is in keeping with other 
large poles and towers on the adjacent power transmission easement approximately 50' to 125' 
in height and is designed to accommodate up to five telecommunication carriers in an integrated 
placement of antennas at ten-foot intervals. 

Policy j. Design, site and/or landscape proposed telecommunication facilities to minimize 
impacts on the character of the property and surrounding areas. Demonstrate the appropriateness 
of the design through facility schematics and plans which detail the type, location, height, and 
material of the proposed structures and their relationship to other structures on the property and 
surrounding areas. 

Applicants' Response: The 130' tall tower is of similar height and scale to the electrical 
transmission lattice towers, approximately 125' in height, on adjoining property and is consistent 
with the electrical substation facility. The new structure will be in context with its immediate 
surroundings; established wooded areas and distance will serve to screen it from nearby 
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residential communities. The appropriateness of the design and site is demonstrated by the 
elevations of the proposed structure and its relationship to nearby structures and trees provided 
on the Zoning Drawings, sheets Z-l and Z-4, and on the attached photo-simulations of the 
structure taken from different vantage points throughout the area. 

Policy k. Demonstrate that the selected site for a new telecommunication facility provides the 
least visual impact on residential areas and the public way, as compared with alternate sites. 
Analyze the potential impacts from other vantage points in the area, especially from residential 
properties, to show how the selected site provides the best opportunity to minimize its visual 
impact on the area and on properties near the proposed site. 

Applicants' Response: The selected site is located in a residentially zoned area and is 
used for non-residential / electrical substation purposes. The site's relationship to an existing 
pattern of large electrical transmission structures in the area mitigates visual impacts by 
providing context and the opportunity to blend the new structure with those existing. Other non­
residential properties in the search area are used for elementary schools and places of worship 
and a new structure on these properties would be more solitary and prominent and of lesser 
context as compared to the substation site. The application contains a set of photo-simulations 
taken from 10 vantage points in nearby residential areas that demonstrate the appropriateness of 
the design and any visual impacts on surrounding areas. 

Policy 1. A key concept in assessing telecommunication facilities is mitigation which is defined 
as actions taken to reduce or eliminate negative visual impacts. Mitigate the visual impact of 
proposed telecommunication facilities and their equipment, by using effective design options 
appropriate to the site such as: 

Design, site and/or landscape the proposed facility to minimize impacts on the character of 
the area; 

Locate proposed telecommunication facilities near or within areas of mature vegetation and 
trees that effectively screen or provide an appropriate setting for the proposed structure provided 
such location does not adversely impact sensitive resources or cause fragmentation of forested 
communities. When viewed in context, consider perspective views, relative topography and other 
factors, to mitigate the visual presence and prominence of the structure; 
• Blend proposed telecommunication facilities with an existing pattern of tall structures; 
• Obscure or block the views of proposed telecommunication facilities with other existing 
structures, vegetation, tree cover, or topographic features to the maximum extent feasible; and 

Replace existing telecommunication facilities with taller structures or extend their overall 
height to reduce the need for another structure when such height increases or structure 
replacements are visually appropriate to the site, including the surrounding area and are 
consistent with the type, style and pattern of the existing structure. 

Applicants' Response: The structure is located on an established non-residential use 
property that contains electrical transmission equipment and is of an industrial character. The 
tower will blend with an existing pattern of tall structures approximately 50' to 125' in height in 
the existing transmission corridor that are of a consistent height and design. To the east, the site 
is bordered by the Cub Run Stream Valley Park with extensive woodland vegetation to screen 
the facility from the nearest residential units along Rydell Road. To the north, the site is 
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buffered by the Lee Highway (Route 29) corridor and also by the portion of the Cub Run Stream 
Valley Park north of the highway. To the west and south, residences along White Post Road 
border the existing electrical transmission corridor and any views of the new telecommunications 
structure from this location will be through and obscured by the large structures and associated 
wires in the existing transmission corridor. Considerable mature vegetation in the rear of these 
properties also will serve to screen and obscure the new structure. 

Policy m. Locate proposed telecommunication facilities to ensure the protection of historically 
significant landscapes and cultural resources. The views of and vistas from architecturally and/or 
historically significant structures should not be impaired or diminished by the placement of 
telecommunication facilities. 

Applicants' Response: The proposed facility will not adversely impact historically 
significant landscapes and cultural resources nor impair or diminish views and vistas from such 
resources. 

Policy n. Site proposed telecommunication facilities to avoid areas of environmental sensitivity, 
such as steep slopes, floodplains, wetlands, environmental quality corridors, and resource 
protection areas. 

Applicants' Response: The facility will avoid areas of environmental sensitivity. 

Policy o. Site proposed telecommunication facilities to allow for future expansion and with 
corresponding levels of screening to accommodate expansion. 

Applicants' Response: Both the tower and equipment compound area will be designed to 
accommodate up to five telecommunication providers while maintaining current levels of 
screening.' 

Policy p. Design and site proposed telecommunication facilities to preserve areas necessary for 
future right-of-way dedication and ancillary easements for construction of road improvements. 

Applicants' Response: The facility will be located so as not to impede on any areas 
necessary for future right-of-way or road improvements 

Policy q. Locate and construct antennas used for purposes other than mobile and land- based 
telecommunication services in accordance with the same guidelines established in this Mobile 
and Land-Based Telecommunications Services" section. 

Applicants' Response: The proposed tower is for mobile and land based purposes. 

Objective 43: Design proposed telecommunication facilities to mitigate their visual presence and 
prominence, particularly when located in residential areas, by concealing their intended purpose 
in a way that is consistent with the character of the surrounding area. (See Figures 11 andl2.) 
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Policy a. Disguise or camouflage the appearance of proposed telecommunication facilities to 
resemble other man-made structures and natural features (such as flagpoles, bell towers, and 
trees) that are typically found in a similar context and belong to the setting where placed. 

Applicants' Response: The proposed structure will not be of a camouflaged design but 
will be consistent and in context with the other structures on the substation and adjoining 
electrical transmission line easement. 

Policy b. Design proposed telecommunication facilities that are disguised and camouflaged to 
be of a bulk, mass and height typical of and similar to the feature selected. 

Applicants' Response: The proposed 130' tall structure will be of a mass and height 
similar to other large towers and poles used for electric transmission purposes on the adjacent 
power line easement. 

Policy c. Use other new and existing structures and vegetation of comparable form and style to 
establish a grouping that complements a camouflaged telecommunication facility and supports 
its design, location and appearance. 

Applicants' Response: The design and height of the 130' tall tower is of comparable 
form and style as the towers in the electrical transmission easement. The new tower will be 
supported by and blend with the other existing towers and poles on the adjacent utility easement. 

Conclusions 

In light of the foregoing and the reasons stated, Milestone Communications, Inc. and Verizon 
Wireless hereby submit that this proposal is in compliance with the Fairfax County 
Comprehensive Plan and respectfully requests that the 2232 Review Application be approved. 

Frank W. Stearns 
Donohue and Stearns, PLC 
Agent for Applicant 
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RECEIVED 
Department of Planning & Zoning 

SEP 2 5 2014 
Zoning Evaluation Division 

Statement of Justification 

Supervisor District: 
Parcel ID No: 
Zoning Classification: 
Property Owner: 

Applicants: 

Site Name: 
Property Address: 

Milestone Tower LP, III d/b/a Milestone Communications and 
Cellco Partnership d/b/a Verizon Wireless 
Johnson Substation 
15001 Lee Highway, Centreville, Virginia 20121 
(the "Property") 
Sully 
064 2 03 26A 
Residential-Conservation District, R-C 
Northern Virginia Electric Cooperative 

Applicants, Milestone Tower LP, III d/b/a Milestone Communications and Cellco Partnership 
d/b/a Verizon Wireless ("Verizon"), together as the "Applicants" request a Special Exception 
Amendment to allow for the modification of existing Special Exception SE 90-S-021 for the 
construction and operation of a wireless telecommunications facility. The facility will consist of 
a 130 feet tall lattice tower structure, and associated equipment located in a lease area measuring 
60 feet by 60 feet (3,600 square feet) screened by an 8 feet tall chain link fence with slats. 

Current Improvements on and Description of Subject Property 

The subject Property totals approximately 2.76 acres and is zoned R-C (WS) and planned for 
Residential Use at .1 - .2 dwelling units per acre. Adjoining properties are zoned RC and R-8 to 
the North, PDH-8 to the east, R-l to the South, and R-C to the south and west. 

The Property is owned by the Northern Virginia Electric Cooperative (formerly known as the 
Prince William Electric Cooperative) ("Owner") and is currently improved with an electric 
substation and is adjacent to and connects with utility structures located in major electrical 
transmission corridor to the west. The existing use consists of a 45,505 square feet substation 
within a fenced area with three transformers, supporting equipment and a 12' by 20' building 
that houses control and communications equipment. The facility is unmanned with only routine 
service visits and operates 24 hours per day and connects with an adjacent major electrical 
transmission easement to the west. Access to the substation property is via a controlled access 
drive off of Lee highway (Route 29) on the northwest edge of the property. The existing 
substation is bordered by vegetation to the north along Route 29 and to the east along the Cub 
Run Stream Valley Park. 

The substation was originally approved under special permit by the Board of Zoning Appeals on 
June 13, 1967. Renovation and expansion of the substation and establishment of the existing site 
development was approved under Special Exception SE 90-S-021 approved by the Board of 
Supervisors on January 14,1991. 
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Statement Describing the Proposed Use 

The following section corresponds to the requirements contained in the Special Exception 
Application Information package and pursuant to Section 9-011, Paragraph 7, of the Fairfax 
County Zoning Ordinance, and fully describes the proposed use: 

Type of operation. 

The property is currently used for an unmanned electric substation that borders a major utility 
corridor containing two electrical transmission lines supported by a combination of lattice and 
pole structures, and an underground-liquefied natural gas pipeline. The existing lattice towers in 
this utility corridor are approximately 125' in height, and the poles are approximately 50' in 
height. The applicant requests a Special Exception to construct a one hundred thirty foot (130') 
tall lattice tower and associated equipment to house a telecommunications use. The use will be 
designed to accommodate a minimum of five (5) wireless telecommunications carriers, including 
the co-applicant, Verizon. The use will be located in the southern section of the substation 
property approximately 345' south of Lee Highway (Route 29). 

Milestone will enter into a lease agreement with the Owner, pursuant to which Verizon Wireless 
will install and operate a wireless telecommunications facility on the Property. Verizon will 
install up to twelve (12) antennas in three sectors at a rad center elevation of one hundred 
twenty-eight feet (128'). Verizon's twelve antennas measure up to ninety-four point seven 
inches (94.7") in height and up to fourteen point six inches (14.6") in width and are detailed with 
all measurements on Sheet Z-8 of the Zoning Drawings. The tower is designed to accommodate 
four additional telecommunication carriers at heights of one hundred eighteen feet (118'), one 
hundred eight feet (108'), ninety-eight feet (98') and eighty-eight feet (88'). 

Verizon will install one (1) equipment shelter that will be 16'-10.5" wide by 11'6" deep by 10'5" 
in height within the equipment compound's sixty feet (60') feet by sixty feet (60') fenced lease 
area. Verizon will also locate a diesel generator measuring nine feet two inches (9'2") by three 
feet four inches (3'4") by seven feet eight inches (7'8") tall within the compound. The 
equipment compound will also house the equipment of all future telecommunication carriers 
locating at the site. The total disturbed area for the telecommunications facility is 4,096 square 
feet. The Partial Site Plan, Sheet Z-2 of the Zoning Drawings, and the Compound Plan, Sheet Z-
3, show the placement of the tower and equipment and the limits of the use. Specific details of 
Verizon's shelter and generator are shown on Sheet Z-10. 

The installation proposed by Verizon will not interfere with radio, television or telephone 
reception and the radio frequency emissions will comply with all applicable EPA and FCC 
emission requirements. Furthermore, neither the antennas nor the related equipment will 
produce any noise, fumes, dust, odors, lights, glare or vibrations. 
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Hours of operation. 

The existing electrical sub-station is an unmanned use that operates continuously 24 hours per 
day, seven days per week. The proposed telecommunications use will not change the current 
hours of operation on the property and will operate 24 hours per day, 365 days per year. 

Estimated number of patrons, clients, patients, pupils, etc. 

There are no on-site patrons or clients associated with the existing or proposed uses. The 
existing substation serves the western Fairfax County area. The proposed telecommunications 
facility will serve the general area west of Centreville, primarily between Stone and Pleasant 
Valley Roads and the Route 29 and 1-66 corridors. 

Proposed number of employees, attendants, teachers, etc. 

There are no on-site employees associated with the existing or proposed uses. With the 
exception of routine maintenance and repairs, no employees will work at the site. The existing 
substation is visited two to four times per month for safety inspections and meter readings. The 
proposed telecommunications use is visited one to two times per month for maintenance 
purposes. 

Estimate of the traffic impact of the proposed use. 

The proposed telecommunications use will not change the traffic use on the property that is 
limited primarily to routine but infrequent maintenance and inspection. 

The existing substation is visited two to four times per month and the proposed wireless facility 
is visited one or two times per month. The existing and proposed telecommunications use shall 
not be hazardous or conflict with the existing and anticipated traffic in the neighborhood. 

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

The area served by the proposed telecommunications is depicted on the attached Verizon (VZW 
- 4G LTE Coverage) radio frequency coverage maps. The maps show the area presently covered 
by Verizon Wireless services without the new substation site and the improvement anticipated 
after installation at the proposed telecommunications use at the substation site. As the maps 
demonstrate, Verizon's objective for this site is to provide coverage and capacity in the 
residential areas west of Centreville along the Lee Highway (Route 29) corridor primarily 
between Stone Road and Pleasant Valley Road between Stone. The new site will provide handoff 
with existing Verizon sites at Cedar Springs, Sudley, Uniontown, Centreville and Sully Station. 
The site will also provide enhanced coverage for commuters along the Lee Highway corridor, 
Pleasant Valley and Stone Roads, Interstate 66 and other minor roads in the area west of 
Centreville. 
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Description of the building facade and architecture of proposed new buildings and addition 

The telecommunications facility will be consist of a lattice self-supporting three-legged steel 
tower, one hundred thirty feet (130') in height and an aggregate stone and concrete equipment 
shelter, eleven feet six inches (11'6") deep by sixteen feet ten point five inches (16' 10.5") in 
width by ten feet five inches (10 5 ) in height. The tower will be designed to support Verizon's 
antennas and the antennas of up to four additional telecommunication carriers. The tower and 
equipment shelter, as well as all equipment of any future carriers will be screened by an eight 
feet (8 ) tall chain link fence with dark green slats. Landscape plantings consisting of nine (9) 
Ley land Cypress will be planted around the compound to augment existing plantings on site. 

Listing, if known, of all hazardous or toxic substances to be generated, utilized stored, treated 
and/disposed of on-site and the size and contents of any existing or proposed storage tanks or 
containers. 

There are no known hazardous or toxic substances as set forth in Title 40 of the Code of Federal 
Regulations parts 116.4, 304.4 and 355. 

A statement that the proposed use conforms to the provisions of all applicable ordinances. 
regulations, adopted standards and any applicable conditions, or if any waiver, exception or 
variance is sought by the applicant from such ordinances, regulations, standards and conditions 
such shall be specifically noted with the justification for any such modification. 

The use is a mobile and land based telecommunication use, a Category 1 Special Exception Use, 
permitted by special exception use in the R-C zoning district and on land used for a electrical 
power substation and power transmission easement. The proposed telecommunication use will 
conform to the requirements of Sections 2-514 (4), 9-103, 9-104 and 9-105 of the Fairfax County 
Zoning Ordinance. The applicant will address transitional screening and a waiver will be 
requested as necessary. 

Compliance with Provisions of Section 9, Special Exceptions 

The proposed facility is in compliance with the Provisions, General Standards and Requirements 
contained in Section 9 of the Zoning Ordinance as presented in the following: 

General Standards (Section 9-006) 

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

Applicants' Response: The proposed tower will be located on an existing electrical 
power substation property adjacent to a major utility easement containing many existing 
tall poles and lattice towers approximately 50' - 125' in height used for electrical 
transmission purposes. The proposed use will not adversely affect the existing or 
proposed uses envisioned for this area by the Comprehensive Plan. The use will also be 
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in conformance with the provisions of the Mobile and Land Based Telecommunications 
section of the Public Facilities element of the Policy Plan. 

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

Applicants' Response: The proposed property is within the R-C (WS) zoning district. The 
use will be consistent with the current use of the property and the adjacent utility corridor 
and will be screened by existing vegetation from most residential uses. The use will not 
impact watercourses, stream valleys or watersheds nor will degrade wooded, natural and 
scenic areas or agricultural lands. The overall addition of the tower and equipment 
compound to the existing sub-station property will not increase the impact on the 
surrounding R-C zoned area. 

General Standard 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. 

Applicants' Response: The proposed telecommunications use is in harmony with the 
surrounding area and will not affect its use or development of neighboring properties. 
The facility will be unmanned, generate no traffic, blend with other tall structures on the 
surrounding utility corridor have minimal land disturbance. 

General Standard 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. 

Applicants' Response: The proposed wireless facility will be unmanned with one (1) or 
(2) monthly maintenance visits. These additional visits will not be hazardous or conflict 
with the existing and anticipated traffic in the neighborhood or general area. 

General Standard 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. 

Applicants' Response: The proposal will conform to the provisions of Article 13 of the 
Zoning Ordinance 

General Standard 6. Open space shall be provided in an amount equivalent to that 
specified for the zoning district in which the proposed use is located. 

Applicants' Response: The use will not require an open space provision. 
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General Standard 7. Adequate utility, drainage, parking, loading and other necessary 
facilities to seive the proposed use shall be provided. Parking and loading requirements 
shall be in accordance with the provisions of Article 11. 

Applicants' Response: The design of the proposed facility will address all utility, 
drainage, parking and public facility requirements. 

General Standard 8. Signs shall be regulated by the provisions of Article 12; however, 
the Board may impose more strict requirements for a given use than those set forth in this 
Ordinance. 

Applicants' Response: The facility will not require signage. 

Additional Submission Requirements for Category 1 Uses (Section 9-103) 

In addition to the general standards set forth above all applications for Category 1 uses shall be 
accompanied by the following items: 

1. Four (4) copies of a map showing the utility system of which the proposed use will be an 
integral part, together with a written statement outlining the functional relationship of the 
proposed use to the utility system. 

Applicants Response: Attached are radio frequency propagation maps that depict the 
relationship of the proposed tower to the existing or proposed sites in the vicinity. The 
proposed site will be an integral part of Verizon's wireless network and will serve the 
area west of Centreville generally along the Lee Highway (Route 29) corridor between 
Stone Road and Pleasant Valley Road. The site will provide hand off and compliment 
existing Verizon sites in the area including Cedar Springs, Sudley, Union Town, 
Centreville and Sully Station. Propagation Maps of the existing Verizon Wireless 
coverage and system in this area are attached with the application. 

2. Four (4) copies of a statement, prepared by a certified engineer, giving the exact technical 
reasons for electing the particular site as the location for the proposed facility and 
certifying that the proposed use will meet the performance standards of the district in 
which located. 

Applicants Response: A statement prepared by a certified engineer, giving the technical 
reasons for selecting the site and certifying that the telecommunications use will meet the 
performance standards of the RC zoning district is attached with the application. 

Standards for All Category 1 Uses (Section 9-104) 

All Category 1 special exception uses shall satisfy the following standards: 
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1. Category 1 special exception uses shall not have to comply with the lot size requirements 
or the bulk regulations set forth for the zoning district in which located. 

No response needed. 

2. No land or building in any district other than the 1-5 and 1-6 District shall be used for the 
storage of materials or equipment, or for the repair or servicing of vehicles or equipment, 
or for the parking of vehicles except those needed by employees connected with the 
operation of the immediate facility. 

Applicants' Response: The land and telecommunications use will not be used for the 
storage of materials or equipment, or for the repair or serving of vehicles or equipment, 
or for the parking of vehicles except those needed for employees on infrequent 
maintenance visits 

3. If the proposed location of a Category 1 use is in an R district, there shall be a finding 
that there is no alternative site available for such use in a C or I district within 500 feet of 
the proposed location; except that in the case of electric transformer stations and 
telecommunication central offices, there shall be a finding that there is no alternative site 
available in a C or I district within a distance of one (1) mile, unless there is a substantial 
showing that it is impossible for satisfactory service to be rendered from an available 
location in such C or I district. 

Applicants' Response: There are no alternative sites in a commercial or industrial district 
within 500 feet of the proposed location suitable for the facility. The nearest industrially 
zoned properties located on the west side of Lee Highway (Route 29) just east of its 
intersection with Stone Road, do not meet RF coverage service objectives. 

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

Applicants' Response: Any future modifications or alterations will comply with the 
provisions of Article 17 of the Zoning Ordinance. 

Additional Special Exception Requirements for Mobile & Land-based Telecommunications 
Facilities (Section 9-105) 

1. Except for antennas completely enclosed within a structure, all antennas and their 
supporting mounts shall be of a material or color that closely matches and blends with the 
structure on which it is mounted. 

Applicants' Response: The antennas and their supporting mounts will be of a color that 
closely matches and blends with the tower structure on which mounted. 
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2. Except for a flag mounted on a flagpole, as permitted under the provisions of Par. 2 of 
Sect. 12-203, no commercial advertising or signs shall be allowed on any monopole, 
tower, antenna, antenna support structure, or related equipment cabinet or structure. 

Applicants' Response: There will be no commercial advertising or signs on the tower. 

3. If any additions, changes or modifications are to be made to monopoles or towers, the 
Director shall have the authority to require proof, through the submission of engineering 
and structural data, that the addition, change, or modification conforms to structural wind 
load and all other requirements of the Virginia Uniform Statewide Building Code. 

Applicants' Response: The construction and any future modifications will conform to 
structural wind load and all requirements of the Virginia Uniform Statewide Building 
Code. 

4. No signals, lights or illumination shall be permitted on an antenna unless required by the 
Federal Communications Commission, the Federal Aviation Administration or the 
County, provided, however, that on all antenna structures which exceed 100 feet in 
height, a steady red marker light shall be installed and operated at all times, unless the 
Zoning Administrator waives the red marker light requirement upon a determination by 
the Police Department that such marker light is not necessary for flight safety 
requirements for police and emergency helicopter operations. All such lights shall be 
shielded to prevent the downward transmission of light. 

Applicants' Response: No signals, lights or illumination will be located on the tower 
unless required by the County. The applicant will seek a waiver to the County's 
requirement as specified in Zoning Section 2-514, Paragraph 3H. A steady red light 
marker will be located on the tower only if required by the Fairfax County Police 
Department or the FA A. A waiver request has been submitted by the applicant. 

5. All antennas and related equipment cabinets or structures shall be removed within 120 
days after such antennas or related equipment cabinets or structures are no longer in use. 

Applicants Response: All antennas and related equipment will be removed with 120 days 
in the event no longer in use. 

COMPLIANCE WIH THE FAIRFAX COUNTY COMPREHENSIVE PLAN 

The pioperty is located in the Bull Run Planning District, Stone Bridge Community Planning 
Sector (BR5), Planning Area III, and is planned for residential use at .1 - .2 dwelling units per 
acre. On Figure 6, "Existing Public Facilities", page 17 of the "Overview: Bull Run Planning 
District", the "NOVEC Substation" is identified in Sector BR5 under the "Public Utilities" 
Column. On page 79 of the Bull Run Planning District, Stone Bridge Community Planning 
Sector (BR5), under "Recommendations: Public Facilities," Recommendation 2 states: "Provide 
two substations for the Northern Virginia Electric Cooperative in Sector BR5." 
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The proposed meets the requirements of Policy Plan's Public Facilities element for Mobile and 
Land Based Telecommunication uses as addressed in the following: 

General Guidelines 

Objective 42: In order to provide for the mobile and land-based telecommunication network for 
wireless telecommunication systems licensed by the Federal Communications Commission, and 
to achieve opportunities for the co-location of related facilities and the reduction or elimination 
of their visual impact, locate the network's necessary support facilities which include antennas, 
monopoles, lattice towers and equipment buildings in accordance with the following policies. 

Policy a. Avoid the construction of new structures by locating proposed telecommunication 
facilities on available existing structures such as rooftops, telecommunication and broadcast 
support structures, electrical utility poles and towers, and water storage facilities when the 
telecommunication facilities can be placed inconspicuously to blend with such existing 
structures. 

Applicants' Response: There are no existing structures in the vicinity of the property that 
can structurally accommodate the proposed telecommunications use. The applicant explored the 
use of existing Virginia Power transmission poles and towers in the adjacent transmission 
easement but collocation on these structures was rejected by Virginia Power due to structural or 
foundation issues. Construction of a new tower is, therefore, needed to respond to the growing 
need in the area. 

Policy b. When existing structures are not available for co-location, or co-location is not 
appropriate because of adverse visual impacts or service needs, locate new structures that are 
required to support telecommunication antennas on properties that provide the greatest 
opportunity to conceal the telecommunication facilities and minimize their visual impact on 
surrounding areas. 

Applicants' Response: The proposed tower and compound will be located on property 
developed with an electrical power substation and adjacent to an existing major electrical 
transmission corridor. The proposed tower will be compatible and blend with existing tall 
structures in the area and have minimal visual impact on surrounding areas. 

Policy c. When new structures or co-locations are required to serve residential neighborhoods, 
consider minimizing visual impacts on the surrounding area by utilizing camouflage structure 
design and/or micro-cell technologies or similar miniaturization technologies, such as distributed 
antenna systems (DAS), if feasible. 

Applicants' Response: The proposed structure will not have a camouflaged design but 
will be located on a public utility site and will blend with existing tall structures approximately 
50' to 125' in height used for electrical transmission purposes in the immediate area. 

Policy d. When multiple sites provide similar or equal opportunity to minimize impacts, public 
lands shall be the preferred location. 
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Applicants Response: There are no public sites in the immediate area with an equal 
opportunity to locate the structure and minimize impacts. 

Policy e. Locate mobile and land-based telecommunication facilities on public property only 
after a lease agreement between the County, or related board or authority, and the service 
provider has been established. 

Applicants Response: The structure will not be located on a public use site. 

Policy f Ensuie that the use of public property by mobile and land-based telecommunication 
facilities does not interfere with the existing or planned operational requirements of the public 
use and complies with adopted policies and plans to protect natural resources. 

Applicants Response: The proposed structure will not be located on a public use site. 

Policy g. Co-locate mobile and land-based telecommunication facilities operated by different 
service providers on single sites and/or structures whenever appropriate. Locate single-use 
structures on a property only when a co-location structure for multiple service providers is not 
desiiable or feasible due to technological differences, site limitations or visual impact concerns. 

Applicants' Response: The proposed tower will accommodate up to five 
telecommunication providers, including the co-applicant Verizon Wireless. 

Policy h. Ensure that the height of the proposed telecommunication facility is no greater than 
necessary to allow for co-location on the telecommunication facility based on its service area 
requirements while still mitigating the visual impact of the facility. 

Applicants' Response: The 130' height of the proposed tower is the minimum extent 
feasible to meet wireless coverage objectives and accommodate up to five telecommunication 
carriers. The height is consistent with adjacent utility transmission structures and will not have a 
visual impact on surrounding areas. 

Policy i. When new structures, co-locations and/or technologies (such as distributed antenna 
systems, micro-cell technology or miniaturization technology) are necessary to meet the service 
area requirements for the residential neighborhood(s), ensure that the height and mass of any 
appropriate co-location on the telecommunication facility is in character with the surrounding 
residential area and mitigates the visual impact of the facility on the surrounding residential area. 

Applicants Response: The 130' height of the proposed structure is in keeping with other 
large poles and towers on the adjacent power transmission easement approximately 50' to 125' 
in height and is designed to accommodate up to live telecommunication carriers in an integrated 
placement of antennas at ten-foot intervals. 

Policy j. Design, site and/or landscape proposed telecommunication facilities to minimize 
impacts on the character of the property and surrounding areas. Demonstrate the appropriateness 
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of the design through facility schematics and plans which detail the type, location, height, and 
material of the proposed structures and their relationship to other structures on the property and 
surrounding areas. 

Applicants' Response: The 130' tall tower is of similar height and scale to the electrical 
transmission lattice towers, approximately 125' in height, on adjoining property and is consistent 
with the electrical substation facility. The new structure will be in context with its immediate 
surroundings; established wooded areas and distance will serve to screen it from nearby 
residential communities. The appropriateness of the design and site is demonstrated by the 
elevations of the proposed structure and its relationship to nearby structures and trees provided 
on the Zoning Drawings, Sheets Z-l and Sheet Z-4, and on the attached photo-simulations of the 
structure taken from different vantage points throughout the area. 

Policy k. Demonstrate that the selected site for a new telecommunication facility provides the 
least visual impact on residential areas and the public way, as compared with alternate sites. 
Analyze the potential impacts from other vantage points in the area, especially from residential 
properties, to show how the selected site provides the best opportunity to minimize its visual 
impact on the area and on properties near the proposed site. 

Applicants' Response: The selected site is located in a residentially zoned area and is 
used for non-residential / electrical substation purposes. The site's relationship to an existing 
pattern of large electrical transmission structures in the area mitigates visual impacts by 
providing context and the opportunity to blend the new structure with those existing. Other non­
residential properties in the search area are used for elementary schools and places of worship 
and a new structure on these properties would be more solitary and prominent and of lesser 
context as compared to the substation site. The application contains a set of photo-simulations 
taken from 10 vantage points in nearby residential areas that demonstrate the appropriateness of 
the design and any visual impacts on surrounding areas. 

Policy I. A key concept in assessing telecommunication facilities is mitigation which is defined 
as actions taken to reduce or eliminate negative visual impacts. Mitigate the visual impact of 
proposed telecommunication facilities and their equipment, by using effective design options 
appropriate to the site such as: 

Design, site and/or landscape the proposed facility to minimize impacts on the character of 
the area; 

Locate proposed telecommunication facilities near or within areas of mature vegetation and 
trees that effectively screen or provide an appropriate setting for the proposed structure provided 
such location does not adversely impact sensitive resources or cause fragmentation of forested 
communities. When viewed in context, consider perspective views, relative topography and other 
factors, to mitigate the visual presence and prominence of the structure; 

Blend proposed telecommunication facilities with an existing pattern of tall structures; 
Obscure or block the views of proposed telecommunication facilities with other existing 

structures, vegetation, tree cover, or topographic features to the maximum extent feasible; and 
Replace existing telecommunication facilities with taller structures or extend their overall 

height to reduce the need for another structure when such height increases or structure 
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replacements are visually appropriate to the site, including the surrounding area and are 
consistent with the type, style and pattern of the existing structure. 

Applicants' Response: The structure is located on an established non-residential use 
property that contains electrical transmission equipment and is of an industrial character. The 
tower will blend with an existing pattern of tall structures approximately 50' to 125' in height in 
the existing transmission corridor that are of a consistent height and design. To the east, the site 
is bordered by the Cub Run Stream Valley Park with extensive woodland vegetation to screen 
the facility from the nearest residential units along Rydell Road. To the north, the site is 
buffered by the Lee Highway (Route 29) corridor and also by the portion of the Cub Run Stream 
Valley Park north of the highway. To the west and south, residences along White Post Road 
border the existing electrical transmission corridor and any views of the new telecommunications 
structure from this location will be through and obscured by the large structures and associated 
wires in the existing transmission corridor. Considerable mature vegetation in the rear of these 
properties also will serve to screen and obscure the new structure. 

Policy m. Locate proposed telecommunication facilities to ensure the protection of historically 
significant landscapes and cultural resources. The views of and vistas from architecturally and/or 
historically significant structures should not be impaired or diminished by the placement of 
telecommunication facilities. 

Applicants' Response: The proposed facility will not adversely impact historically 
significant landscapes and cultural resources nor impair or diminish views and vistas from such 
resources. 

Policy n. Site proposed telecommunication facilities to avoid areas of environmental sensitivity, 
such as steep slopes, floodplains, wetlands, environmental quality corridors, and resource 
protection areas. 

Applicants' Response: The facility will avoid areas of environmental sensitivity. 

Policy o. Site proposed telecommunication facilities to allow for future expansion and with 
corresponding levels of screening to accommodate expansion. 

Applicants' Response: Both the tower and equipment compound area will be designed to 
accommodate up to five telecommunication providers while maintaining current levels of 
screening. 

Policy p. Design and site proposed telecommunication facilities to preserve areas necessaiy for 
future right-of-way dedication and ancillary easements for construction of road improvements. 

Applicants' Response: The facility will be located so as not to impede on any areas 
necessary for future right-of-way or road improvements 
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Policy q. Locate and construct antennas used for purposes other than mobile and land- based 
telecommunication services in accordance with the same guidelines established in this "Mobile 
and Land-Based Telecommunications Services" section. 

Applicants' Response: The proposed tower is for mobile and land based purposes. 

Objective 43: Design proposed telecommunication facilities to mitigate their visual presence and 
prominence, particularly when located in residential areas, by concealing their intended purpose 
in a way that is consistent with the character of the surrounding area. (See Figures 11 andl2.) 

Policy a. Disguise or camouflage the appearance of proposed telecommunication facilities to 
resemble other man-made structures and natural features (such as flagpoles, bell towers, and 
trees) that are typically found in a similar context and belong to the setting where placed. 

Applicants' Response: The proposed structure will not be of a camouflaged design but 
will be consistent and in context with the other structures on the substation and adjoining 
electrical transmission line easement. 

Policy b. Design proposed telecommunication facilities that are disguised and camouflaged to 
be of a bulk, mass and height typical of and similar to the feature selected. 

Applicants' Response: The proposed 130' tall structure will be of a mas and height 
similar to other large towers and poles used for electric transmission purposes on the adjacent 
power line easement. 

Policy c. Use other new and existing structures and vegetation of comparable form and style to 
establish a grouping that complements a camouflaged telecommunication facility and supports 
its design, location and appearance. 

Applicants' Response: The design and height of the 130' tall tower is of comparable 
form and style as the towers in the electrical transmission easement. The new tower will be 
supported by and blend with the other existing towers and poles on the adjacent utility easement. 

Conclusion 

In light of the foregoing, the Applicants respectfully submit that this Special Exception 
application is in compliance with the Fairfax County Zoning Ordinance and Comprehensive 
Plan. Granting the Applicants' request will be appropriate and in the interest of the citizens of 
Fairfax County. 
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  APPENDIX 6 

Selected applicable Zoning Ordinance Provisions from the Fairfax County Zoning 
Ordinance, dated February 11, 2014.  For the full, unabridged, ordinances please visit the 
website of the Fairfax County Planning and Zoning Department or view a copy in person 
at the Fairfax County Planning and Zoning office. 

 

ARTICLE 9 – SPECIAL EXCEPTIONS 

 

9-006 General Standards  

In addition to the specific standards set forth hereinafter with regard to particular special 

exception uses, all such 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 category 

or use, the Board 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 Board may impose 

more strict requirements for a given use than those set forth in this Ordinance.  

 

9-104 Standards for all Category 1 Uses  

In addition to the general standards set forth in Sect. 006 above, all Category 1 special exception 

uses shall satisfy the following standards:  
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1. Category 1 special exception uses shall not have to comply with the lot size requirements 

or the bulk regulations set forth for the zoning district in which located.  

2. No land or building in any district other than the I-5 and I-6 District shall be used for the 

storage of materials or equipment, or for the repair or servicing of vehicles or equipment, or 

for the parking of vehicles except those needed by employees connected with the operation 

of the immediate facility.  

3. If the proposed location of a Category 1 use is in an R district, there shall be a finding that 

there is no alternative site available for such use in a C or I district within 500 feet of the 

proposed location; except that in the case of electric transformer stations and 

telecommunication central offices, there shall be a finding that there is no alternative site 

available in a C or I district within a distance of one (1) mile, unless there is a substantial 

showing that it is impossible for satisfactory service to be rendered from an available location 

in such C or I district.  

4. Before establishment, all uses, including modifications or alterations to existing uses, shall 

be subject to the provisions of Article 17, Site Plans. 

 

9-105 Additional Standards for Mobile and Land Based Telecommunication Facilities  

1. Except for antennas completely enclosed within a structure, all antennas and their supporting 

mounts shall be of a material or color that closely matches and blends with the structure on 

which it is mounted.  

2. Except for a flag mounted on a flagpole as permitted under the provisions of Par. 2 of Sect. 

12-203, no commercial advertising or signs shall be allowed on any monopole, tower, antenna, 

antenna support structure, or related equipment cabinet or structure.  

3. If any additions, changes or modifications are to be made to monopoles or towers, the Director 

shall have the authority to require proof, through the submission of engineering and structural 

data, that the addition, change, or modifications conforms to structural wind load and all other 

requirements of the Virginia Uniform Statewide Building Code.  

4. No signals, lights or illumination shall be permitted on an antenna unless required by the 

Federal Communications Commission, the Federal Aviation Administration or the County, 

provided, however, that on all antenna structures which exceed 100 feet in height, a steady red 

marker light shall be installed and operated at all times, unless the Zoning Administrator waives 

the red marker light requirement upon a determination by the Police Department that such 

marker light is not necessary for flight safety requirements for police and emergency helicopter 

operations. All such lights shall be shielded to prevent the downward transmission of light.  

5. All antennas and related equipment cabinets or structures shall be removed within 120 days 

after such antennas or related equipment cabinets or structures are no longer in use. 
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M E M O R A N D U M  

DATE: August 29, 2014 

TO: Barbara C. Berlin, Director 
Zoning Evaluation Division, DPZ 

FROM: Chris Caperton, Chief 
Public Facilities Plannin 

SUBJECT: Section 15.2-2232 Review 
Application 2232-Y13-10 (Concurrent with SEA 90-S-021) 
Milestone Communications and Verizon Wireless 
Proposed Telecommunications Facility at NOVEC Substation 
15001 Lee Highway, Centreville, VA 20121 
Tax Map 64-2 ((3)) 26A 

Pursuant to Va. Code Sec. 15.2-2232, the Public Facilities Planning Branch of the Planning 
Division offers the following comments and recommendation on the proposed 
telecommunications facility at the NOVEC Substation. 

PROJECT DESCRIPTION 

The applicant, Milestone Communications and Verizon Wireless (Verizon), proposes to 
construct a 130' tall lattice tower with an associated equipment compound designed to hold 
telecommunications antennas for Verizon and up to 4 future carriers. The proposal is also 
subject to review and approval of SEA 90-S-021. The installation is needed by Verizon to fill 
existing coverage gaps and provide service to residences and commuters along the Lee 
Highway, Stone Road, and Pleasant Valley corridors. 

The proposed facility is summarized below (the 2232 Review Application is attached and 
includes by reference the plans included with the SEA 90-S-021 staff report). 

Location: 15001 Lee Highway, Centreville, VA 20121. The 2.76 acre property is located on 
the south side of Lee Highway between White Post Road and Rydell Road/Prince Way. 

Site: The site is currently developed with the Johnson Substation (Substation) electrical 
distribution facility owned by the Northern Virginia Electric Cooperative (NOVEC). The site 
is adjacent to a major electrical transmission easement and liquefied natural gas corridor. 
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Proposed Facility: The proposed 130' tower and equipment compound will be 
constructed in an undeveloped area immediately south of the Substation. Verizon is the 
initial carrier, and is installing 12 panel antennas (4 per sector) located at 128' on the 
structure. Future providers will be located at 118', 108', 98', and 88' respectively. The 
equipment compound is 3600 square feet, containing the cell tower, a 2022 cubic foot 
equipment shelter and a 234 cubic foot diesel generator. 

Screening: The current Substation is screened by a chain link fence with dark green slats, 
and mature vegetation, including the Cub Run Stream Valley east of the property, and open 
space owned by the Fairfax County Park Authority (FCPA). Columbia Liquefied Natural 
Gas and Virginia Power easements are located to the south and west. The power easement 
contains numerous tall lattice towers and poles. Lee Highway bounds the north side of the 
property. The proposed facility includes an 8' chain link fence with dark green slats to 
match the existing Substation compound. Supplemental tree cover and transitional 
screening will be provided as required by the Urban Forest Management Division. 

Access: Access is provided by a new gravel driveway off of Lee Highway that connects to 
an existing gravel driveway located on neighboring FCPA property. 

Operations: The telecommunications facility will operate 24 hours per day, 7 days per 
week. It is an unmanned facility, and will be visited approximately once or twice per month 
by Verizon personnel for site inspection purposes, and for any needed repairs or alterations. 

Service Area: The proposed use will serve residences and commuters along the Lee 
Highway, Stone Road, and Pleasant Valley corridors, in addition to adjoining 
neighborhoods. 

COMPREHENSIVE PLAN GUIDANCE 

The subject property is located in the Area III, Bull Run Planning District, BR5-Stone 
Bridge Community Planning Sector. The Comprehensive Plan Map identifies the property 
as planned for residential use at. 1 -.2 du/ac. 

Area Plan 
Fairfax County Comprehensive Plan, Area III, 2013 Edition, Bull Run Planning District, 
Amended through 4-29-2014, Overview, Figure 6: Existing Public Facilities, Page 18: 

Figure 6 identifies the NOVEC Substation as an existing public utility in Sector BR5. 
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Fairfax County Comprehensive Plan, Area III, 2013 Edition, Bull Run Planning District, 
Amended through 4-29-2014, BR5-Stone Bridge Community Planning Sector, Page 74: 

"RECOMENDATIONS 

Land Use 

2. Nonresidential uses requiring special exception or special permit approval should be 
rigorously reviewed. In general, these uses, if permitted at all, should only be located at the 
boundary of Low Density Residential Areas and Suburban Neighborhoods or where their 
impact on existing residences is minimal. These uses should be granted only if the 
following conditions are met: 

Access for the use is oriented to an arterial roadway; 

The use is of a size and scale that will not adversely impact the character of the area 
in which it is located; and 

The use is designed to mitigate impacts on the water quality of the Occoquan 
Reservoir. [Not shown]" 

Fairfax County Comprehensive Plan, Area III, 2013 Edition, Bull Run Planning District, 
Amended through 4-29-2014, BR5-Stone Bridge Community Planning Sector, Page 79: 

"Heritage Resources 

Any development or ground disturbance in this sector, both on private and public land, 
should be preceded by heritage resource studies, and alternatives should be explored for the 
avoidance, preservation or recovery of significant heritage resources that are found. In those 
areas where significant heritage resources have been recorded, an effort should be made to 
preserve them. If preservation is not feasible, then, in accordance with countywide objectives 
and policies as cited in the Heritage Resources section of the Policy Plan, the threatened 
resource should be thoroughly recorded and in the case of archaeological resources, the 
artifacts recovered. 

Public Facilities 

2. Provide two Substations for Northern Virginia Electric Cooperative in Sector BR5." 
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Policy Plan 
Fairfax County Comprehensive Plan, Policy Plan, 2013 Edition, Public Facilities, Amended 
through 3-4-2014, Mobile and Land-Based Telecommunication Services, Pages 37-40: 

GENERAL GUIDELINES 

'Objective 42: In order to provide for the mobile and land-based telecommunication 
network for wireless telecommunication systems licensed by the Federal 
Communications Commission, and to achieve opportunities for the co-
location of related facilities and the reduction or elimination of their 
visual impact, locate the network's necessary support facilities which 
include any antennas, support structures and equipment buildings or 
equipment boxes in accordance with the following policies. 

Policy a. Avoid the construction of new structures by locating proposed 
telecommunication facilities on available existing structures such as 
rooftops, telecommunication and broadcast support structures, electrical 
utility poles and towers, and water storage facilities when the 
telecommunication facilities can be placed inconspicuously to blend 
with such existing structures." 

Policy b. "When existing structures are not available for co-location, or co-location is 
not appropriate because of adverse visual impacts or service needs, locate 
new structures that are required to support telecommunication antennas on 
properties that provide the greatest opportunity to conceal the 
telecommunication facilities and minimize their visual impact on 
surrounding areas. 

Policy c. When new structures or co-locations are required to serve residential 
neighborhoods, consider minimizing visual impacts on the surrounding area 
by utilizing camouflage structure design and/or micro-cell technologies or 
similar miniaturization technologies, such as distributed antenna systems 

, (DAS), if feasible. 

Policy d. When multiple sites provide similar or equal opportunity to minimize 
impacts, public lands shall be the preferred location. 

Policy e. Locate mobile and land-based telecommunication facilities on public 
property only after a lease agreement between the county, or related board 
or authority, and the service provider has been established. 

Policy f. Ensure that the use of public property by mobile and land-based 
telecommunication facilities does not interfere with the existing or planned 
operational requirements of the public use and complies with adopted 
policies and plans to protect natural resources. 

Policy g. Co-locate mobile and land-based telecommunication facilities operated by 
different service providers on single sites and/or structures whenever 
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appropriate. Locate single-use structures on a property only when a co-
location structure for multiple service providers is not desirable or feasible 
due to technological differences, site limitations or visual impact concerns. 

Policy h. Ensure that the height of the proposed telecommunication facility is no 
greater than necessary to allow for co-location on the telecommunication 
facility based on its service area requirements while still mitigating the 

' visual impact of the facility. 

Policy i. When new structures, co-locations and/or technologies (such as distributed 
antenna systems, micro-cell technology or miniaturization technology) are 
necessary to meet the service area requirements for the residential 
neighborhood(s), ensure that the height and mass of any appropriate co-
location on the telecommunication facility is in character with the 
surrounding residential area and mitigates the visual impact of the facility 
on the surrounding residential area. 

Policy j. Design, site and/or landscape proposed telecommunication facilities to 
minimize impacts on the character of the property and surrounding areas. 
Demonstrate the appropriateness of the design through facility schematics 
and plans which detail the type, location, height, and material of the 
proposed structures and their relationship to other structures on the property 
and surrounding areas. 

Policy k. Demonstrate that the selected site for a new telecommunication facility 
provides the least visual impact on residential areas and the public way, as 
compared with alternate sites. Analyze the potential impacts'from other 
vantage points in the area, especially from residential properties, to show 
how the selected site provides the best opportunity to minimize its visual 
impact on the area and on properties near the proposed site. 

Policy 1. A key concept in assessing telecommunication facilities is mitigation which 
is defined as actions taken to reduce or eliminate negative visual impacts. 
Mitigate the visual impact of proposed telecommunication facilities and 
their equipment, by using effective design options appropriate to the site 
such as: 

• Design, site and/or landscape the proposed facility to minimize 
impacts on the character of the area; 

• Locate proposed telecommunication facilities near or within areas of 
mature vegetation and trees that effectively screen or provide an 
appropriate setting for the proposed structure provided such location 
does not adversely impact sensitive resources or cause fragmentation 
of forested communities. When viewed in context, consider 
perspective views, relative topography and other factors, to mitigate 
the visual presence and prominence of the structure; 

• Blend proposed telecommunication facilities with an existing pattern 
of tall structures; 

Obscure or block the views of proposed telecommunication 
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facilities with other existing structures, vegetation, tree cover, or 
topographic features to the maximum extent feasible; and 

• Replace existing telecommunication facilities with taller structures 
or extend their overall height to reduce the need for another structure 
when such height increases or structure replacements are visually 
appropriate to the site, including the surrounding area and are 
consistent with the type, style and pattern of the existing structure. 

Policy m. Locate proposed telecommunication facilities to ensure the protection of 
historically significant landscapes and cultural resources. The views of and 
vistas from architecturally and/or historically significant structures should 
not be impaired or diminished by the placement of telecommunication 
facilities. 

Policy n. Site proposed telecommunication facilities to avoid areas of environmental 
sensitivity, such as steep slopes, floodplains, wetlands, environmental 
quality corridors, and resource protection areas. 

Policy o. Site proposed telecommunication facilities to allow for future expansion 
and with corresponding levels of screening to accommodate expansion. 

Policy p. Design and site proposed telecommunication facilities to preserve areas 
necessary for future right-of-way dedication and ancillary easements for 
construction of road improvements. 

Policy q. Locate and construct antennas used for purposes other than mobile and 
land-based telecommunication services in accordance with the same 
guidelines established in this "Mobile and Land-Based 
Telecommunications Services" section. 

Objective 43: 

Policy a. 

Policy b. 

Policy c. 

Design proposed telecommunication facilities to mitigate their visual 
presence and prominence, particularly when located in residential 
areas, by concealing their intended purpose in a way that is consistent 
with the character of the surrounding area. (See Figures 11 and 12.) 

Disguise or camouflage the appearance of proposed telecommunication 
facilities to resemble other man-made structures and natural features (such 
as flagpoles, bell towers, and trees) that are typically found in a similar 
context and belong to the setting where placed. 

Design proposed telecommunication facilities that are disguised and 
camouflaged to be of a bulk, mass and height typical of and similar to the 
feature selected. 

Use other new and existing structures and vegetation of comparable form 
and style to establish a grouping that complements a camouflaged 
telecommunication facility and supports its design, location and 
appearance." 
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STAFF ANALYSIS 

Conformance with the Comprehensive Plan 

Ya. Code Sec. 15.2-2232, as amended, requires the Planning Commission to determine 
whether the general location or approximate location, character, and extent of the proposed 
facility, as amended, are substantially in accord with the adopted Comprehensive Plan: 

Location 
The location of the proposed telecommunications facility - adjacent to an electrical 
Substation to the north, a power easement with tall utility poles to the south and west, and 
the Cub Run stream valley to the east - is consistent with Comprehensive Plan objectives to 
provide the greatest opportunity to locate new facilities that provide the greatest 
opportunity to conceal the facility and minimize its visual impact on surrounding areas. 
Providing room for up to four additional service providers also aligns with Plan guidelines 
to co-locate mobile and land-based telecommunication facilities operated by different 
service providers on single sites and/or structures wherever possible. 

Character 
The proposed 130' tall lattice tower is adjacent to utility easement electrical transmission 
poles approximately 125' in height. This meets Comprehensive Plan objectives that new 
structures are of comparable form and style to establish a grouping that complements a 
camouflaged telecommunication facility and supports its design, location, and appearance. 
It is also consistent with Plan guidelines to blend proposed telecommunication facilities 
with an existing pattern of tall structures, and meets Plan guidance for a Special Exception 
that the use is of a size and scale that will not adversely impact the character of the area in 
which it is located. 

The equipment cabinet compound at the base of the proposed tower is screened by an 8' 
tall chain link fence with dark green concealment slats. This matches the screening of the 
adjacent power Substation. Also, substantial buffering is provided by the existing 
Substation to the north, the power and gas easements to the south and west, and the natural 
buffering provided by the Cub Run stream valley to the east. The applicant also proposes 
to add tree cover and transitional screening as required by the Urban Forest Management 
Division. Therefore, this meets Plan objectives to design, site and/or landscape the 
proposed facility to minimize impacts on the character of the area, and another plan 
requirement to obscure or block the views of proposed telecommunication facilities with 
other existing structures, vegetation, tree cover, or topographic features to the maximum 
extent feasible. 

Extent 
The proposed installation is in general proximity to residences along the Lee Highway, 
Stone Road and Pleasant Valley Road corridors. The nearest residential property (single 
family dwelling) is over 300' to the east with a substantial intermediate buffer of trees. The 
nearest multi-family dwellings are over 1000' to the east beyond the Cub Run stream 
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valley, and single family homes are over 300' to the west buffered by the power and gas 
easements. The proposed expansion is consistent with Comprehensive Plan guidance to 
ensure that when new structures are necessary to meet the service area requirements for the 
residential neighborhood(s), the height and mass of any appropriate co-location of the 
telecommunication facility is in character with the surrounding residential area and 
mitigates the visual impact of the facility on the surrounding residential area. All access to 
the proposed site is via a gravel driveway off of Lee Highway, which meets Plan 
requirements for a Special Exception that access for the use is oriented to an arterial 
roadway. Finally, the proposed facility will remain an unmanned facility with minimal 
traffic impact. 

CONCLUSION AND RECOMMENDATIONS 

Staff concludes that the subject proposal, as amended, by Milestone Communications and 
Verizon Wireless, to install a telecommunications facility at 15001 Lee Highway, Centreville, 
VA 20121, satisfies the criteria of location, character, and extent as specified in Va. Code Sec. 
15.2-2232, as amended. 

Staff therefore recommends that the Planning Commission find the subject Application 
2232-Y13-10, as amended, substantially in accord with provisions of the adopted 
Comprehensive Plan. 

CBC: DWH 
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C o u n t y  o f  F a i r f a x ,  V i r g i n i a  
M E M O R A N D U M  

TO: 

DATE: August 28, 2014 

Barbara Berlin, Director 
Zoning Evaluation Division, DPZ 

FROM: 

Chris Caperton, Chief 
Facilities Planning Branch, DPZ 

Pamela G. Nee, Chief 
Environment and Development Review Branch, DPZ 

SUBJECT: Environmental Assessment: SEA 90-S-021/2232-Y13-10 
Milestone Communications and Verizon Wireless 

This memorandum, prepared by Mary Ann Welton, includes citations from the Comprehensive 
Plan that list and explain environmental policies for this property. Plan citations are followed by 
a discussion of concerns including a description of potential impacts that may result from the 
proposed development based on the revised Special Exception Amendment Plan (SEA) dated 
August 8, 2014. Possible solutions to remedy identified issues are suggested. Other solutions 
may be acceptable, provided that they achieve the desired degree of mitigation and are in 
harmony with Plan policies. 

COMPREHENSIVE PLAN CITATIONS: 

Environment 

In the Fairfax County Comprehensive Plan, 2013 Edition, Policy Plan, Environment, as amended 
through July 1, 2014, on pages 7-9, the Plan states: 

"Objective 2: Prevent and reduce pollution of surface and groundwater 
resources. Protect and restore the ecological integrity of 
streams in Fairfax County. 

Policy a. Maintain a best management practices (BMP) program for Fairfax 
County and ensure that new development and redevelopment 
complies with the County's best management practice (BMP) 
requirements. . . 

Department of Planning and Zoning 
Planning Division 

12055 Government Center Parkway, Suite730 
Fairfax, Virginia 22035-5509 

Phone 703-324-1380 
Excellence * Innovation * Stewardship Fax 703-324-3056 
Integrity * Teamwork * Public Service www.fairfaxcounty.gov/dpz/ 

P L A N N I N G  
&  Z O N I N G  
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Policy k. For new development and redevelopment, apply better site design 
and low impact development (LID) techniques.,. and pursue 
commitments to reduce stormwater runoff volumes and peak flows, 
to increase groundwater recharge, and to increase preservation of 
undisturbed areas...." 

Fairfax County Comprehensive Plan, 2013 Edition, Policy Plan, Environment, as amended 
through July 1, 2014, on page 10 states: 

"Objective 3: Protect the Potomac Estuary and the Chesapeake Bay from the 
avoidable impacts of land use activities in Fairfax County. 

Policy a. Ensure that new development and redevelopment complies with the 
County's Chesapeake Bay Preservation Ordinance. . . ." 

ENVIRONMENTAL ANALYSIS 

This section characterizes the environmental concerns raised by an evaluation of this site and the 
proposed development. Solutions are suggested to remedy the concerns that have been identified 
by staff. There may be other acceptable solutions. Particular emphasis is given to opportunities 
provided by this application to conserve the county's remaining natural amenities. This 
application by Milestone Communications and Verizon Wireless seeks approval to construct a 
telecommunications facility on the grounds of the NOVEC Johnson Electrical Substation. No 
other changes are proposed at this time. 

Stormwater Management: The subject property falls within the Cub Run watershed of Fairfax 
County. Note # 3 on Sheet Z-l states that no stormwater management is proposed for this 
telecommunications facility co-located on the existing NOVEC site. However, the gravel drive 
which is proposed to access this new telecom feature represents roughly 1,992 square feet of new 
impervious surface. The compound appears to be generally 2,500 - 3,000 square feet; therefore, 
the applicant should demonstrate how water quality and water quantity control requirements will 
be addressed for the approximately 5,000 square feet of new impervious surface and related 
stormwater runoff. 

On May 24, 2011, the Virginia Soil and Water Conservation Board adopted Final Stormwater 
Regulations, which became effective September 13, 2011. The regulations require all local 

' governments in Virginia to adopt and enforce new stormwater management requirements, In 
support of this legislation, the Fairfax County Board of Supervisors adopted the Stormwater 
Management Ordinance as an amendment to the Code of Fairfax County on January 28, 2014. 
Staff from the DP WES will administer the stormwater management ordinance, effective July 1, 
2014. The applicant will be required to comply with the new ordinance for this development, if 
the applicant has not, prior to July 1, 2014, obtained VSMP permit coverage under the Virginia 
Stormwater Management Program General Permit for Discharges of Stormwater from 
Construction Activities. This proposed development will not be grandfathered from the new 
ordinance as a result of approval of this zoning application. The applicant should, therefore, 
N:\2014 Development Review Report\SE\VSEA_90-S-021 Milestone and Verizon Wireless.docx 
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design the proposed stormwater management system consistent with new stormwater 
management requirements. A link to the ordinance is below. 
httn://www.fairfaxcountv. gov/dnwes/stormwaterordinance/chapter 124.pdf 

PGN/MAW 

N:\2014 Development Review Report\SE\\SEA_90-S-021 Milestone and Verizon Wireless.doex 
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C o u n t y  o f  F a i r f a x ,  V i r g i n i a

DATE: September 26, 2014

TO: Barbara Berlin, Director 
Zoning Evaluation Division 
Department of Planning and Zc

FROM: Michael A. Davis, Acting Chief 
Site Analysis Section /
Department of Transportation "

FILE: 3-5 (SE 90-S-021)

SUBJECT:
REFERENCE:

Transportation Impact
SEA 90-S-021
Milestone Communications & Verizon Wireless 
Land Identification Map: 64-2 ((3)) 26A

Transmitted herewith are the comments from the Department of Transportation with respect to 
the referenced application. These comments are based on plats made available to this office 
dated May 28, 2013, and revised through June 24, 2014. The applicant wishes to construct a 
130-foot tall lattice communications tower, and associated equipment, within a 60-foot by 60- 
foot fenced area adjacent to, and on the same parcel as, an existing electrical substation.

• The existing 8-foot asphalt trail along the Lee Highway frontage has deteriorated in 
part and should be repaired.

• The applicant is proposing an off-site access road to the communications tower and 
equipment area. All necessary easements and permissions for this access should be 
obtained before site plan approval.

MAD/LAH/lah

Fairfax County Department of Transportation
4050 Legato Road, Suite 400

Fairfax, VA 22033-2895 4
Phone: (703) 877-5600 TTY: 711

Fax: (703) 877 5723
www.fairfaxcounty.gov/fcdot
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Department of Public Works and Environmental Services 

Urban Forest Management Division 

12055 Government Center Parkway, Suite 518 
Fairfax, Virginia 22035-5503 

Phone 703-324-1770, TTY: 711, Fax: 703-653-9550   
www.fairfaxcounty.gov/dpwes 

 
 

 
        
 
 
 
DATE:                 September 29, 2014 
        Amended October 8, 2014 
 
TO: Michael Lynskey, Staff Coordinator 

Zoning Evaluation Division, DPZ 
 

FROM: Jay Banks, Urban Forester II 
 Forest Conservation Branch, DPWES 
 
SUBJECT: NOVEC-Johnson Substation, SEA 90-S-021 
 
RE: Request to review Special Exception Amendment 
  
At the request of the Department of Planning and Zoning, staff from the Urban Forest 
Management Division (UFMD) completed a review of the SEA 90-S-021 application stamped, 
“Received, Department of Planning and Zoning, September 18, 2014. 
 
At this time the Forest Conservation Branch staff has no further comments regarding this 
application.  
 
The following Development Conditions are recommended 
 

1. All proposed Landscaping shall be provided and maintained in good condition as shown 
on the SEA Plat.  Additional landscaping shall be provided along the western site 
boundary, as determined necessary by the Urban Forest Management Division of 
DPWES, at the time of site plan review, to provide screening adequate to meet the 
general intent of both the prior SE Plat and the SEA Plat. 
 

2. Prior to the installation of landscape material to meet requirements of the approved 
landscape plan, the Contractor/Developer shall coordinate a pre-installation meeting on 
site with the landscape contractor and a representative of the County Urban Forest 
Management Division (UFMD). Any proposed changes to the location of planting, size 
of trees/shrubs, and any proposed plant substitutions for species specified on the 
approved plan shall be reviewed at this time and must be approved prior to planting. The 
installation of plants not specified on the approved plan, and not previously approved by 
UFMD, may require submission of a revision to the landscape plan or removal and 
replacement with approved material, prior to bond release. UFMD shall be contacted 
(703-324-1770) a minimum of three (3) days prior to the meeting on site. 
 

 

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

 M E M O R A N D U M 
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Department of Public Works and Environmental Services 

Land Development Services, Environmental and Site Review Division 

12055 Government Center Parkway, Suite 535 
Fairfax, Virginia 22035-5503 

Phone 703-324-1720, TTY: 703-324-1877, Fax: 703-324-8359   
www.fairfaxcounty.gov/dpwes 

 
 

3. Field location of planting material, when required by the approved plan, shall be 
reviewed at the pre-installation meeting. The Landscape Contractor shall stake proposed 
individual planting locations in consultation with the Contractor/Developer prior to the 
pre-installation meeting, for review by UFMD staff. Stakes shall be adjusted, as needed, 
during the course of the meeting as determined by UFMD staff based on discussion with 
the Contractor/Developer and the Landscape Contractor. 

 
If further assistance is desired, please contact me at 703-324-1770. 
 
 
JSB/ 
 
UFMDID #: 190100 
 
cc: DPZ File 
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Department of Public Works and Environmental Services 

Land Development Services, Site Development and Inspections Division 

12055 Government Center Parkway, Suite 535 
Fairfax, Virginia 22035-5503 

Phone 703-324-1720 • TTY 711 • FAX 703-324-8359  
 

 
 
 

 

DATE:  October 6, 2014  
 
TO: Michael H. Lynskey, Staff Coordinator 

Zoning Evaluation Division 
Department of Planning and Zoning 

 
FROM: Mohan Bastakoti, Senior Engineer 
 South Branch, Site Development and Inspections Division  

Department of Public Works and Environmental Services 
 
SUBJECT: 8122-ZONA-001-1; Zoning Application No: SEA 90-S-021; 

Milestone/Verizon Cell Tower 
______________________________________________________________________________ 
 
The subject revised application has been reviewed and the following stormwater management 
comments are offered at this time: 
 
 
Chesapeake Bay Preservation Ordinance (CBPO) 
There is no Resource Protection Area (RPA) on this site.  
 
Floodplains 
There are no regulated floodplains on the property/site. 
 
Downstream Drainage Complaints 
There are no downstream drainage complaints on file. 
 
Water Quality 
The applicant has proposed grass channel and Bioretention level 2 to meet the water quality 
control requirements of Chapter 124-4-2. Detail design and computations will be reviewed 
during the final design/site plan review. 
 
Stormwater Management/Detention 
 
Applicant has said in the plan that the proposed BMPs will also provide water quantity control. 
Detail design and computations will be reviewed during the final design/site plan review. 
 
 
 
 
 
 
 
 
 

 

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

M E M O R A N D U M 
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Michael H. Lynskey, Staff Coordinator 
Zoning Application No: SEA 90-S-021 
Page 2 of 2 
 

 

 
Outfall Analysis 
 
The applicant has used energy balance equations to demonstrate the outfalls are adequate. Detail 
computations will be reviewed during the final design/site plan review. 
 
 
Miscellaneous 
The stormwater management plan to be prepared at final design, and submitted to the County for 
review and ultimate VSMP permit approval, must address all of the items listed in SWMO 124-
2-7.B. 
 
The latest BMP specifications provided on the Virginia Stormwater BMP Clearinghouse website 
must be used for final design. The design engineer is also referred to LTI 14-13 with regard to 
selection of the appropriate BMP specifications. 
 
Please contact me at 703-324-1739, if you have any questions or require additional information.   
 
 
cc: Don Demetrius, Chief, Watershed Projects Evaluation Branch, SPD, DPWES 
 Fred Rose, Chief, Watershed Planning & Assessment Branch, SPD, DPWES 
 Bijan Sistani, Chief, South Branch, SDID, DPWES 
 Clinton Abernathy, Senior Engineer III, South Branch, SDID, DPWES 
 Zoning Application File 
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DIESEL ENGINE-GENERATOR SET 
AIR CHARGE-AIR COOLING 
50  kWi ' / 60  H i  /  S tandby  

45 kWe/60 Hz / Prime 

208 - 600V 

mm mm anmutm 

BB mm Mi !©#|JTF 

SYSTEM RATINGS / 

Standby DS50D6SGA DS50D6SDA DS50D6SPA DS50D6SJA DS50D6SRA DS50D6SNA 

tfl.EBjMMlErt RTSSSESIsl SSI i 'Miaa—m 

Phase 1 1 3 3 3 3 

PF 1.0 1.0 0.8 0.8 0.8 0.8 

Hz 60 60 60 60 60 60 

kW 50 50 50 50 50 50 

kVA 50 50 62.5 62.5 62.5 62.5 

AMPS 208 208 173 150 75 60 

skVA@30% 
Voltage Dip 135 127 105 105 140 138 

Generator Model 
Temp Rise 
Connection 

362CSL1606 
130°C/27°C 

12 LEAD ZIG-ZAG 

361CSL1613 
125°C/40°C 

4 LEAD 

361CSL1601 
130°C/27°C 

12 LEAD LOW WYE 

361CSL1601 
130°C/27°C 

12 LEAD HI DELTA 

361CSL1601 
130°C/27°C 

12 LEAD HI WYE 

361PSL1633 
125°C/40°C 

4 LEAD WYE 

Prime DP45D6SGA DP45D6SDA DP45D6SPA DP45D6SJA DP45D6SRA DP45D6SNA 

PsP^lfT"] Emmm mmmm swa 

Phase 1 1 3 3 3 3 

PF 1.0 1.0 0.8 0.8 0.8 0.8 

Hz 60 60 60 60 60 60 

kW 45 45 45 45 45 45 

kVA 45 45 56.25 56.25 56.25 56.25 

AMPS 188 188 156 135 68 54 

sl<VA@30°/o 

Voltage Dip 91 115 105 105 140 138 

Generator Model 
Temp Rise 
Connection 

362CSL1606 
105°C/40°C 

12 LEAD ZIG-ZAG 

361CSL1613 
105°C/40°C 

361CSL1601 
105°C/40°C 

361CSL1601 
105°C/40°C 

361 CSL 1601 
105°C/40°C 

361PSL1633 
105°C/40°C Generator Model 

Temp Rise 
Connection 

362CSL1606 
105°C/40°C 

12 LEAD ZIG-ZAG 4 LEAD 12 LEAD LOW WYE 12 LEAD HI DELTA 12 LEAD HI WYE 4 LEAD WYE 
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2 I II- I 60 Hz 50-45 kVfe 

STANDARD FEATURES 

II EPA Tier 3 Certified 
// Engine-Generator Set Tested to ISO 8528-5 for 

Transient Response 
// UL2200 Listed, CSA Certified - Offered 
// Accepts Rated Load in One Step Per NFPA 110 
// All engine-generator sets are prototype and factory tested 
II MTU Onsite Energy is a single source supplier 
// Global Product Support 
II 2 Year Standard Warranty 
II 4024HF285 Diesel Engine 

- 2.4 Liter Displacement 
- Electronic Unit Pump Injection 
- 4-Cycle 

II Complete Range of Accessories 

STANDARD EQUIPMENT 

Engine-generator resilient mounted 
II Generator 

- Brushless, Rotating Field Generator 
- PMG (Permanent Magnet Generator) supply to regulator 
- 300% Short Circuit Capability 
- 2/3 Pitch Windings 

II Digital Control Panel(s) 
- UL Recognized, CSA Certified, NFPA 110 
- Complete System Metering 
- LCD Display 

// Cooling System 
- Integral Set-Mounted 
- Engine Driven Fan 

II Engine 

Air Cleaner 
Oil Pump 
Full Flow Oil Filter 
Fuel Filter with Water Separator 
Jacket Water Pump 
Thermostat 
Exhaust Manifold - Dry 
Blower Fan & Fan Drive 
Radiator - Unit Mounted 
Electric Starting Motor - 12V 
Governor - Electronic Isochronous 
Base - Formed Steel 
SAE Flywheel & Bell Fiousing 
Charging Alternator - 12V 
Battery Box & Cables 
Flexible Fuel Connectors 
Flexible Exhaust Connection 
EPA Certified Engine 

Generator 

Sustained short circuit current of up to 300% of the rated current for 

up to 10 seconds 

Self-Ventilated and Drip-Proof 
Superior Voltage Waveform 
Digital, Solid State, Volts-per-Flertz Regulator 
No Load to Full Load Regulation 

Brushless Alternator with Brushless Pilot Exciter 
4 Pole, Rotating Field 
130°C Maximum Standby Temperature Rise 
1 Bearing, Sealed 
Flexible Coupling 
Full Amortisseur Windings 
125% Rotor Balancing 
3-Phase Voltage Sensing 
±1% Voltage Regulation 
100% of Rated Load - One Step 
3% Maximum Flarmonic Content 

Digital Control Panel(s) 

Digital Metering 
Engine Parameters 
Generator Protection Functions 
Engine Protection 
SAE J1939 Engine ECU Communications 
Windows-Based Software 
Multilingual Capability 

NEMA MG1, IEEE and ANSI standards compliance for temperature rise 

and motor starting 

Remote Communications to our RDP-110 Remote Annunciator 
16 Programmable Contact Inputs 
Up to 11 Contact Outputs 
UL Recognized, CSA Certified, CE Approved 

Event Recording 
IP 54 Front Panel Rating with Integrated Gasket 
NFPA110 Compatible 

APPENDIX 13



3 / H I 60 Hz 50 - 45 IcWe 

APPLICATION DATA 

Engine 

Manufacturer John Deere 

Model 4024HF285 

Type 4-Cycle 

Arrangement 4 In-Line 

Displacement: L (in3) 2.4(146) 

Bore: cm (in) 8.6 (3.4) 

Stroke: cm (in) 10.5 (4.1) 

Compression Ratio 18.2:1 

Rated RPM 1,800 

Engine Governor JDEC 

Maximum Power: Standby: kWm (bhp) 60 (80) 

Maximum Power: Prime: kWm (bhp) 55 (74) 

Speed Regulation ±0.25% 

Air Cleaner Dry 

Liquid Capacity (Lubrication) 

Total Oil System: L (gal) 7.9 (2.1) 

Engine Jacket Water Capacity: L (gal) 2.6 (0.68) 

System Coolant Capacity: L (gal) 11.4 (3) 

// Electrical 

Electric Volts DC 12 

Cold Cranking Amps Under-17.8°C (0°F) 750 

Fuel System 

Fuel Supply Connection Size 3/8" NPT 

Fuel Return Connection Size 3/8" NPT 

Maximum Fuel Lift: m (ft) 3(10) 

Recommended Fuel Diesel #2 

Total Fuel Flow: L/hr (gal/hr) 82 (21.7) 

Fuel Consumption 

STANDBY PRIME 

At 100% of Power Rating: L/hr (gal/hr) 16.3 (4.3) 14 (3.7) 

At 75% of Power Rating: L/hr (gal/hr) 12.1 (3.2) 11 (2.9) 

At 50% of Power Rating: L/hr (gal/hr) 8.3 (2.2) 7.6 (2) 

Cooling - Radiator System 

STANDBY PRIME 

Ambient Capacity of Radiator: °C (°F) 50 (122) 50(122) 

Maximum Allowable Static 
Pressure on Rad. Exhaust: kPa (in. H20) 0.12 (0.5) 0.12(0.5) 

Water Pump Capacity: L/min (gpm) 100 (26) 100 (26) 

Heat Rejection to Coolant: kW (BTUM) 34.9 (1,988) 27.4(1,560) 

Heat Rejection to Air to Air: kW (BTUM) 10.7 (608) 8.5 (484) 

Heat Radiated to Ambient: kW (BTUM) 9(510) 7.4 (420) 

Air Requirements 

STANDBY PRIME 

Aspirating: *m3/min (SCFM) 4.3(151) 4(140) 

Air Flow Required for Rad. 
Cooled Unit: *m3/min (SCFM) 156 (5,506) 156 (5,506) 

Air Flow Required for Heat 
Exchanger/ Remote Rad. based 
on 25°F Rise: *m3/min (SCFM) 33 (1,150) 27 (948) 

* Air density = 1.184 kg/m3 (0.0739 lbm/ft3) 

Exhaust System 

STANDBY PRIME 

Gas Temp. (Stack): °C (°F) 572(1,062) 554 (1,029) 

Gas Volume at Stack 
Temp: m3/min (CFM) 11.9 (419) 10.9 (385) 

Maximum Allowable 
Back Pressure: kPa (in. Hz0) 7.5 (30) 7.5 (30) 

Minimum Allowable 
Back Pressure: kPa (in. H O) 4(16) 4(16) 
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4 I II I 60 Hz 50 -45 ft We 

WEIGHTS AND DIMENSIONS 

50 1/4 

Drawing above for illustration purposes only, based on standard open power 480 volt engine-generator set. Lengths may vary with other voltages. Do not use for installation design. 

See website for unit specific template drawings. 

Open Power Unit (OPU) 2,235 x 1,016 x 1,276 mm (88 x 40 x 50.25 irO 842 kg (1,857 lb) 

Weights and dimensions are based on open power units and are estimates only. Consult the factory for accurate weights and dimensions for your specific engine-generator set. 

SOUND DATA 

Level 0: Open Power Unit (dBA) 79.5 79.4 

Sound data is provided at 7 m (23 ft). Engine-generator set tested in accordance with ISO 8528-10 and with infinite exhaust. 

EMISSIONS DATA 

0.15 

All units are in g/hp-hr and are EPA D2 cycle values. 
Emission levels of the engine may vary as a function of ambient 
temperature, barometric pressure, humidity, fuel type and 
quality, installation parameters, measuring instrumentation, 
etc. The data provided are laboratory results from one 
engine representing this rating. The data was obtained 
under controlled environmental conditions with calibrated 
instrumentation traceable to the United States National Bureau 
of Standards and in compliance with US EPA regulations found 
within 40 CFR Part 89. The weighted cycle value from each 
engine is guaranteed to be below the US EPA Standards at the 
US EPA defined conditions. 

RATING DEFINITIONS AND CONDITIONS 

Standby ratings apply to installations served by a reliable 
utility source. The standby rating is applicable to varying 
loads for the duration of a power outage. No overload 
capability for this rating. Ratings are in accordance with 
ISO-3046/1, BS 5514, AS 2789, and DIN 6271. 
Prime power ratings apply to installations where utility power 
is unavailable or unreliable. At varying load, the number of 
generator set operating hours is unlimited. A 10% overload 
capacity is available for one hour in twelve. Ratings are in 
accordance with ISO-8528/1, overload power in accordance 
with ISO-3046/1, BS 5514, AS 2789, and DIN 6271. 

II Deration Factor: 
Altitude: Consult your local MTU Onsite Energy Power 
Generation Distributor for altitude derations. 
Temperature: Consult your local MTU Onsite Energy Power 
Generation Distributor for temperature derations. 

Materials and specifications subject to change without notice. 
C/F = Consult Factory/MTU Onsite Energy Distributor 

Tognum Group Companies: Europe / Middle East / Africa / Latin America / MTU Onsite Energy / 88040 Friedrichshafen / Germany / Phone + 49 7541 90 7060 / 
Fax +49 7541 90 7084 / powergenregion1@mtu-online.com // Asia / Australia / Pacific / MTU Onsite Energy / 1, Benoi Place / Singapore 629923 / Republic o 
Singapore / Phone + 65 6861 5922 / Fax + 65 6861 3615 / powergenregion2@mtu-online.com // USA / Canada / Mexico / MTU Onsite Energy Corporation / 100 P°w®r 

Drive / Mankato Minnesota 56001 / USA / Phone + 1 507 625 7973 / Fax + 1 507 625 2968 / powergenregion3@mtu-online.com // Worldwide for HotModuie / MTU 
Onsite Energy / 81663 Munich / Germany / Phone + 49 89 203042 800 / Fax+49 89 203042 900 / info@mtu-online.com //www.nUu-onlme.com 
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OEM Emissions Data 

Rating Data 

Rating 4024HF285B 

Spec Rated Power (kW) 60 

Rated Speed 1,800 ! . ' : 

Vehicle Model Number OEM (Gen Set) 

Emissions Data 

Rating 4024HF285B 

Units g/kW-hr 

CO 1.16 

Pm | 0.16 

NOx 4.59 

HC 0.1 

NOx + HC 4.69 

Certificate Data 

EPA Family Name 8JDXL03.0113 

EPA JD Family 250HAA 

EPA Certificate Number JDX-NRCI-08-30 

CARB Certificate Number 
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DWG. #: VER50_JC6DT3(4Q24HF285)CQE-MD 
AC CONNECTION AREA-

DC CONNECTION AREA-

30 1/4 

DOOR DRIP CAPS 

ELECTRICAL STUB-UP AREA 

NOTES: 
1) APPROX. WEIGHT: (WET) TBD# 
2) REFERENCE ENCLOSURE DRAWING: CQE-729 
3) REFERENCE TANK DRAWING: 108-2514 
4) SOUND LEVEL: (TO BE DETERMINED) 
5) GEN-SET IS OFF-SET 1 1/2* TO l£FT SIDE OF BASE/ENCL. 
6) ENCLOSURE 4 EXHAUST SYSTEMS ARE NOT SHOWN ON TOP VIEW 

I OSS™ 
\ oga?-
\OS 

MALFUNCTION 
INDICATOR LED'S 
(SCALE: 10X) 

BATTERY CHARGER 

MANUAL HOLDER 

76 

210 GL DW UL LISTED 
SUB-BASE Fua TANK 
125% CONTAINMENT 
WITH STUB-UP AREA 

#13/16 MTG.-
HOLES (6 PLCS) 

-REMOVABLE ACCESS PANEL 

NFAL RELEASE SUES AND ENGINEERING 
REVISION RESORPTION 

(UtJOSL 

——-vMssxsKErarwnssa 

GEN-SET INFORMATION 
ENGMB 4024HF2B5 
GENERATOR: 361 
RADIATOR: 86880 (DR-2B53) 
RADIATOR ANBENT: 50C 
DUCT FIANCE: NA 
CONTROL PANEL DGC-2020 
BASE: 108-2514 

ENCLOSURE: CQE-729 
BREAKER: TBD 
TANK: 110 GALLON 
HUFFIER: 3 1/2 CRITICAL 
TRAILER: NA 
ISOLATORS: PADS 

DIMENSIONAL LAYOUT 
DRAWN TO SCALE 

AIL MgNSONS ARE N HCHES 

DATE: 

DWG. 

MODEL VER50.JC60T3 

DRAWN BY: KAP 

l= VER50_JC6DT3(4024HF285)CQE-MD 
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^S^Amphenol 
696-900 MHz ^ ANTENNA SOLUTIONS 

BXA-70080-8CF-EDIN-X 
X-Pol I FET Panel I 80° | 15.0 dBd 

Replace 'X* with desired electrical downtilt. 

Antenna is also available with NE conneclor(s). 
Replace "EDIN* with "NE'1 in the model number 
whan ordering. 

I Electrical Characteristics 696-900 MHz 1 

Frequency bands 696-806 MHz 1 806-900 MHz 

Polarization ±45° 

Horizontal beamwidth 82° 80° 

Vertical beamwidth 
9° 7° 

Gain 14.5 dBd (16.6 dBi) 15.0 dBd (17.1 dBi) 

Electrical downtilt (X) 0, 2, 4, 6, 7 

Impedance 50Q 

VSWR <1.35:1 

Upper sidelobe suppression (0°) -14.4 dB -18.3 dB 

Front-to-back ratio (+/-300) -34.6 dB -34.8 dB 

Null fill 5% (-26.02 dB) 

Isolation between ports < -25 dB 

Input power with EDIN connectors 500 W 

Input power with NE connectors 300 W 

Lightning protection Direct Ground 

Connector(s) 2 Ports / EDIN or NE / Female / Center (Back) 

| Mechanical Characteristics 

Dimensions Length x Width x Depth 2404 X 204 x 151 mm 94.6 x 8.0 X 5.9 in 

Depth with z-brackets 191 mm 7.5 in 

Weight without mounting brackets 10.4 kg 23 lbs 

Survival wind speed > 201 km/hr > 125 mph 

Wind area Front: 0.49 m2 Side: 0.36 m2 Front: 5.3 ft2 Side: 3.9 ft2 

Wind load @161 km/hr (100 mph) Front: 813 N Side: 620 N Front: 167 Ibf Side: 138 Ibf 

1 Mounting Options Part Number Fits Pipe Diameter Weight 

3-Point Mounting & Downtilt Bracket Kit | 36210008 | 40-115 mm 1.57-4.5 in | 6.9 kg 15.2 lbs 

Concealment Configurations For concealment configurations, order BXA-70080-8CF-EDIN-X-FP 

j 

BXA-70080-8CF-EDIN-X BXA-70080-8CF-EDIN-0 BXA-70080-8CF-EDIN-2 

Horizontal I 750 MHz 0° | Vertical | 750 MHz 2° | Vertical | 750 MHz 

Horizontal I 850 MHz 0° | Vertical | 850 MHz 2° } Vertical | 850 MHz 

Quoted performance parameters are provided to offer typical or range values only and may vary as a result of normal manufacturing and operational conditions. Extreme operational 
conditions and/or stress on structural supports is beyond our control. Such conditions may result in damage to this product. Improvements to product may be made without notice. 
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696-900 MHz 
^kAmphenol 

ANTENNA SOLUTIONS 

BXA-70080-8CF-EDIN-X 
X-Pol I FET Panel | 80° | 15.0 dBd 

BXA-70080-8CF-EDIN-4 

4° | Vertical | 750 MHz 

BXA-70080-8CF-EDIN-6 

6° | Vertical | 750 MHz 

BXA-70080-8CF-EDIN-7 

7° | Vertical | 750 MHz 

1E0 'r — 

4° | Vertical | 850 MHz 6° | Vertical | 850 MHz 7° | Vertical | 850 MHz 

Quoted performance parameters are provided to offer typical or range values only and may vary as a result of normal manufacturing and operational coladife Extreme^°P®^nal 

conditions and/or stress on structural supports is beyond our control. Such conditions may result in damage to this product. Improvements to product may be made without not . 
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1710-2170 MHz 
gS|*Amphenol 

ANTENNA SOLUTIONS 

BXA-171085-12CF-EDIN-X 
X-Pol I FET Panel I 85° I 18.0 dBi 

Replace "X* with desired electrical downtilt. 

Antenna is also available with NE connector(s). 
Replace "EDIfF with "NE" in Ihe model number 
when ordering. 

I Electrical Characteristics 1710-2170 MHz 1 

Frequency bands 1710-1880 MHz 1850-1990 MHz 1920-2170 MHz 

Polarization ±45" +45° +45° 

Horizontal beamwidth 88° 85° 80° 

Vertical beamwidth 4.5° 4.5° 4.5° 

Gain 15.1 dBd/17.2 dBi 15.5 dBd/17.6 dBi 15.9 dBd/18.0 dBi 

Electrical downtilt (X) 0,2,4 

Impedance 50Q 

VSWR <1.5:1 

First upper sidelobe < -17 dB 

Front-to-back ratio > 30 dB 

In-band isolation < -25 dB 

IM3 (2x20W carrier) <-150 dBc 

Input power 300 W 

Lightning protection Direct Ground 

Connector(s) 2 Ports / EDIN or NE / Female / Center (Back) 

Operating temperature -40° to+60° C/-40° to+140° F 

1 Mechanical Characteristics 

Dimensions Length x Width x Depth 1842 x154 x105 mm 72.5 x 6.1 x 4.1 in 

Depth with z-brackets 133 mm 5.2 in 

Weight without mounting brackets 5.8 kg 12.8 lbs 

Survival wind speed > 201 km/hr >125 mph 

Wind area Front: 0.28 m2 Side: 0.19 m2 Front: 3.1ft2 Side: 2.1 ft2 

Wind load @161 km/hr (100 mph) Front: 460 N Side: 304 N Front: 103 Ibf Side: 68 Ibf 

1 Mounting Options Part Number Fits Pipe Diameter Weight 

2-Point Mounting Bracket Kit 26799997 50-102 mm 2.0-4.0 in 2.3 kg 5 lbs 

2-Point Mounting & Downtilt Bracket Kit ! 26799999 50-102 mm 2.0-4.0 in 3.6 kg 8 lbs 

Concealment Configurations For concealment configurations, order BXA-171085-12CF-EDIN-X-FP 

BXA-171085-12CF-EDIN-X BXA-171085-12CF-EDIN-X BXA-171085-12CF-EDIN-X 

Horizontal | 1710-1880 MHz 

BXA-171085-12CF-EDIN-0 

0° | Vertical | 1710-1880 MHz 

Horizontal | 1850-1990 MHz 

BXA-171085-12CF-EDIN-0 

0° | Vertical I 1850-1990 MHz 

Horizontal [ 1920-2170 MHz 

BXA-171085-12CF-EDIN-0 

0° I Vertical | 1920-2170 MHz 

Quoted performance parameters are provided to offer typical or range values only and may vary as a result of normal manufacturing and operational conditions. Extreme operational 
conditions and/or stress on structural supports is beyond our control. Such conditions may result in damage to this product. Improvements to product may be made without notice. 
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tf^Amphenol 
ANTENNA SOLUTIONS 

BXA-171085-12CF-EDIN-2 

2° I Vertical I 1920-2170 MHz 

BXA-171085-12CF-EDIN-4 

90 

4° I Vertical | 1920-2170 MHz 

BXA-171085-12CF-EDIN-X 
X-Pol | FET Panel | 85° | 18.0 dBi 

BXA-171085-12CF-EDIN-2 

SO 

2° I Vertical! 1850-1990 MHz 

BXA-171085-12CF-ED1N-4 

90 
4° | Vertical | 1850-1990 MHz 

BXA-171085-12CF-EDIN-2 

90 

4° I Vertical | 1710-1880 MHz 

2° I Vertical! 1710-1880 MHz 

BXA-171085-12CF-EDIN-4 

Quoted performance parameters are provided to offer typical or range values only and may vary as a result of normal manufacturing and °P"atfonBtconditiXout'Sce"3' 
conditions and/or stress on structural supports is beyond our control. Such conditions may result in damage to this product. Improvements to product may be made without 
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1710-2170 MHz 
Am phenol 
ANTENNA SOLUTIONS 

BXA-171063-12CF-EDIN-X 
X-Pol I FET Panel I 63° I 19.0 dBi 

Replace "X" with desired electrical downtiit. 

Antenna is also available with NE connector(s). 
Replace "EDIN" with 'NE' in the model number 
when ordering. 

Electrical Characteristics 1710-2170 MHz 1 

Frequency bands 1710-1880 MHz 1850-1990 MHz 1920-2170 MHz 

Polarization ±45" +45° ±45° 

Horizontal beamwidth 68° 65° 60° 

Vertical beamwidth 4.5° 4.5° 4.5° 

Gain 16.1 dBd/18.2 dBi 16.5 dBd/18.6 dBi 16.9 dBd/19.0 dBi 

Electrical downtiit (X) 0, 2,5 

Impedance 50Q 

VSWR <1.5:1 

First upper sidelobe <-17 dB 

Front-to-back ratio > 30 dB 

In-band isolation < -25 dB 

IM3 (20W carrier) < -150 dBc 

Input power 300 W 

Lightning protection Direct Ground 

Connector(s) 2 Ports / EDIN or NE / Female / Center (Back) 

Operating temperature -40° to +60° C / -40° to +140° F 

| Mechanical Characteristics 

Dimensions Length x Width x Depth 1842 x154 x105 mm 72.5 x 6.1 x 4.1 in 

Depth with z-brackets 133 mm 5.2 in 

Weight without mounting brackets 5.8 kg 12.8 lbs 

Survival wind speed > 201 km/hr > 125 mph 

Wind area Front: 0.28 m2 Side: 0.19 m2 Front: 3.1ft2 Side: 2.1 ft2 

Wind load @161 km/hr (100 mph) Front: 460 N Side: 304 N Front: 103 Ibf Side: 68 Ibf 

1 Mounting Options Part Number Fits Pipe Diameter Weight 

2-Point Mounting Bracket Kit | 26799997 50-102 mm 2.0^1.0 in 2.3 kg 5 lbs 

2-Point Mounting & Downtiit Bracket Kit I 26799999 50-102 mm 2.0-4.0 in 3.6 kg 8 lbs 

Concealment Configurations For concealment configurations, order BXA-171063-12CF-EDIN-X FP 

BXA-171063-12CF-EDIN-X BXA-171063-12CF-EDIN-X BXA-171063-12CF-EDIN-X 

Horizontal | 1710-1880 MHz 

BXA-171063-12CF-EDIN-0 

0- | Vertical | 1710-1880 MHz 

Horizontal | 1850-1990 MHz 

BXA-171063-12CF-EDIN-0 

0° | Vertical I 1850-1990 MHz 

160 r 

Horizontal | 1920-2170 MHz 

BXA-171063-12CF-EDIN-0 

0° | Vertical I 1920-2170 MHz 

Quoted oerformance parameters are provided to offer typical or range values only and may vary as a result of normal manufacturing and operational conditions. Extreme operational 
conditions and/or stress on structural supports is beyond our control. Such conditions may result in damage to this product. Improvements to product may be made without not ce. 
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BXA-171063-12CF-EDIN-X 
X-Pol | FET Panel | 63° | 19.0 dBi 

BXA-171063-12CF-EDIN-2 BXA-171063-12CF-EDIN-2 BXA-171063-12CF-EDIN-2 

90 

5° | Vertical | 1710-1880 MHz 

90 

2° | Vertical I 1920-2170 MHz 

BXA-171063-12CF-EDIN-5 

90 

5° | Vertical | 1850-1990 MHz 5" | Vertical | 1920-2170 MHz 

2° I Vertical | 1710-1880 MHz 

BXA-171063-12CF-EDIN-5 

2° I Vertical I 1850-1990 MHz 

BXA-171063-12CF-ED1N-5 

Quoted performance parameters are provided to offer typical or range values only and may vary as a result of normal manufacturing and operational conditions. Extreme operational 
conditions and/or stress on structural supports is beyond our control. Such conditions may result in damage to this product. Improvements to product may be made without notice. 
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696-900 MHz 
gjS^Amphenol 

ANTENNA SOLUTIONS 

BXA-70063-8CF-EDIN-X 
X-Pol I FET Panel I 63° I 16.0 dBd 

Replace 'X' with desired electrical downlilt. 

Antenna is also available witli NE connector(s). 
Replace "EDlNa with "NE"5 in the model number 
when ordering. 

I Electrical Characteristics 696-900 MHz 1 

Frequency bands 696-806 MHz 806-900 MHz 

Polarization ±45° 

Horizontal beamwidth 65° 63° 

Vertical beamwidth 9° 7° 

Gain 15.5 dBd (17.6 dBi) 16.0 dBd (18.1 dBi) 

Electrical downtilt (X) 0, 2, 3, 4, 5, 6, 7. 8. 10 

Impedance 50Q 

VSWR <1.35:1 

Upper sidelobe suppression (0°) -16.2 dB -19.0 dB 

Front-to-back ratio (+/-300) -32.9 dB -31.3 dB 

Null fill 5% (-26.02 dB) 

Isolation between ports < -25 dB 

Input power with EDIN connectors 500 W 

Input power with NE connectors 300 W 

Lightning protection Direct Ground 

Connector(s) 2 Ports / EDIN or NE / Female / Center (Back) 

| Mechanical Characteristics 1 

Dimensions Length x Width x Depth 2405 x 285 x 132 mm 94.7 x 11.2 X 5.2 in 

Depth with z-brackets 170 mm 6.7 in 

Weight without mounting brackets 10.9 kg 24 lbs 

Survival wind speed > 201 km/hr > 125 mph 

Wind area Front: 0.69 m2 Side: 0.31 mz Front: 7.4 ft2 Side: 3.4 ft2 

Wind load @161 km/hr (100 mph) Front:1031 N Side: 581 N Front: 232 Ibf Side: 129 Ibf 

1 Mounting Options Part Number Fits Pipe Diameter Weight 

3-Point Mounting & Downtilt Bracket Kit j 36210008 | 40-115 mm 1.57-4.5 in [ 6.9 kg 15.2 lbs 

Concealment Configurations For concealment configurations, order BXA-70063-8CF-EDIN-X-FP IT 
BXA-70063-8CF-EDIN-X BXA-70063-8CF-EDIN-0 BXA-70063-8CF-EDIN-2 

-90 
-120..-"'"" <«0 

BXA-70063-8CF-EDIN-3 BXA-70063-8CF-EDIN-4 

-30 -150/ \ -30 -ISO/ 

0 1E0 

Horizontal | 750 MHz 0° | Vertical | 750 MHz 2° | Vertical | 750 MHz 3° | Vertical | 750 MHz 4° I Vertical | 750 MHz 

Horizontal | 850 MHz 0° | Vertical | 850 MHz 2° | Vertical | 850 MHz 3° | Vertical | 850 MHz 4° | Vertical | 850 MHz 

Quoted performance parameters are provided to offer typical or range values only and may vary as a result of normal manufacturing and operational conditions. Extreme operational 
conditions and/or stress on structural supports is beyond our control. Such conditions may result in damage to this product. Improvements to product may be made without notice. 
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696-900 MHz gj&^Amphenol 
ANTENNA SOLUTIONS 

BXA-70063-8CF-EDIN-X 
X-Pol | FET Panel | 63° | 16.0 dBd 

BXA-70063-8CF-EDIN-7 
-90 

-120... '" ' ' -00 

120 

7° | Vertical | 750 MHz 

BXA-70063-8CF-EDIN-8 

90 

8° | Vertical | 750 MHz 

BXA-70063-8CF-EDIN-10 

90 

10° | Vertical | 750 MHz 

BXA-70063-8CF-EDIN-5 
-50 

-120..- " -SO 

BXA-70063-8CF-EDIN-6 

5° | Vertical | 750 MHz 6° | Vertical | 750 MHz 

Quoted performance parameters are provided to offer typical or range values only and may vary as a result of normal manufacturing and operational conditions. Extreme operational 
conditions and/or stress on structural supports is beyond our control. Such conditions may result in damage to this product. Improvements to product may be made without notice. 
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X7C-FRO-860 
Xpol, 58° H-Beam 

698-896 MHz 

Electrical Specifications Mechanical Specifications 
Link to Mechanical Drawing. > 

Frequency 698-896 MHz Input Connector (female) Back 7/16 DIN or w/bot. opt. 
Polarization Slant +/- 45 Antenna Dimensions (LxWxD) 96.0 x 14.6 x 8.0 in. (2438 x 372 x 203mm) 
Gain @ 698 MHz 17.2 dBi 'Antenna Weight 43.4 lbs 
Gain @ 782 MHz 17.7 dBi Bracket Weight 18.2 lbs 
Gain @ 896 MHz 18.3 dBi RF Distribution Printed Microstrip Substrate 
Horizontal Beam (3dB Points) 58° Radome Ultra High-Strength Luran 
Vertical Beam (3dB Points) 8° Weatherability UV Stabilized, ASTM D1925 
Elect. Downtilt Range, 2° Increments 0-10° Radome Water Absorption ASTM D570, 0.45% 
VSWR (2° thru 10° ET) / Return Loss <1.40:1 /15.6 dB Environmental MIL-STD-810E 
VSWR @ 0° & / Return Loss <1.50:1 /14.0 dB Wind Survival 150 mph 
Front-to-Back at Horizon >30 dB Front Wind Load @1 OOmph 288 Ibf 
Upper Side Lobe Suppression <-18 dB Equivalent Flat Plate @1 OOmph 5.87 sq-ft. (c=2) 
Impedance 50 Ohms Mounting Brackets Fits 3.5 Inch Max. O.D. Pipe 
Power Input Per Connector 500 CW at 800 MHz Mechanical Downtilt Range 0-6° 

Isolation < -27 dB Clamps/Bolts Galvanized Steel/Stainless Steel 
Intermodulation (2x20W) <-150 dBc 

u i j j (i; j •; 

Available with 

Integrated Pass-Thru Diplexers 

to reduce mainline cables 

and eliminate separate 

external devices 

Ordering Information & Options 

Antenna 

Integrated Pass-Thru Diplexers will work with TMA's 

Band 
Pass-thru 

to 
Adjacent 
Antennas 

1710-2170MHz 

Recommended Connector Coupling Torque 
7/16 DIN: 220-265 Ibf-in (25-30 N-m) 

Return Loss at pass-thru port 
into 50n load >17.7 dB 

X7C-FRO-860-X 

X7C-FRO-860-xip 
X7C-FRO-860-xip-bot 

"-x" is a placeholder for the built-in fixed electrical downtilt in degrees, set to 0, 2, 4, 6, 8 or 10 
"ip" option includes pass-thu integrated diplexer(s) which pass DC to the diplexer port(s) 

for bottom mounted connectors, add "-bot" (otherwise antenna comes standard with back mounted connectors) 

'Antenna Weight may vary slightly with options. 

Published 120412 
Subject to alteration. www.cssantenna.com Made in USA 
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FAIRFAX COUNTY PARK AUTHORITY 

M E M O R A N D U M  

TO: Michael H. Lynskey, Staff Coordinator 
Zoning Evaluation Division 
Department of Planning and Zoning 

FROM: Brian H. Williams, Acting Manager 
Real Estate Services 
Planning and Development Division 

DATE: October 6, 2014 

SUBJECT: Access Easement, Cub Run SV TM 64-2 ((4)) A, Milestone Tower Limited 
Partnership-Ill. 

The Park Authority is in receipt of an easement application from Milestone Tower Limited 
Partnership-Ill for an access easement across the subject parcel for the purpose of accessing a 
proposed telecommunication facility on adjacent property owned by NOVEC. 

Staff has reviewed and processed the application with the intention of granting the easement 
once zoning approvals have been granted. The Park Authority required, and Milestone has 
obtained, written permission from Dominion Virginia Power to encroach upon their existing 
ROW. The Office of County Attorney has worked with staff and the applicant's legal counsel on 
an approved easement instrument which will tie the access easement to the Milestone tower and 
compound. In the event that the Milestone facility is deactivated and vacated the access 
easement will automatically be vacated along with it. Milestone has been provided preliminary 
copies of all related documents along with an estimate of fees and assurances for the easement. 

Once the required zoning approvals have been granted the easement documents and associated 
construction permit will be forwarded to Milestone for their execution. Upon receipt of the 
signed documents and payment for all fees and assurances the Park Authority will execute the 
easement agreement and return to the applicant for recordation. 

Copy: David Bowden, P.E., Director, Planning and Development Division 
Cindy McNeal, P.E., Real Estate Services, Planning and Development Division 
Gary Best, Project Manager, Real Estate Services, Planning and Development Division 
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APPENDIX 15



 

 
 GLOSSARY 
 This Glossary is provided to assist the public in understanding 
 the staff evaluation and analysis of development proposals. 
 It should not be construed as representing legal definitions. 
 Refer to the Fairfax County Zoning Ordinance, Comprehensive Plan 
 or Public Facilities Manual for additional information. 
 
ABANDONMENT:  Refers to road or street abandonment, an action taken by the Board of Supervisors, usually through the public hearing 
process, to abolish the public's right-of-passage over a road or road right-of way.  Upon abandonment, the right-of-way automatically 
reverts to the underlying fee owners.  If the fee to the owner is unknown, Virginia law presumes that fee to the roadbed rests with the 
adjacent property owners if there is no evidence to the contrary. 
 
ACCESSORY DWELLING UNIT (OR APARTMENT):  A secondary dwelling unit established in conjunction with and clearly subordinate to 
a single family detached dwelling unit.  An accessory dwelling unit may be allowed if a special permit is granted by the Board of Zoning 
Appeals (BZA).  Refer to Sect. 8-918 of the Zoning Ordinance. 
 
AFFORDABLE DWELLING UNIT (ADU) DEVELOPMENT:  Residential development to assist in the provision of affordable housing for 
persons of low and moderate income in accordance with the affordable dwelling unit program and in accordance with Zoning Ordinance 
regulations.  Residential development which provides affordable dwelling units may result in a density bonus (see below) permitting the 
construction of additional housing units.  See Part 8 of Article 2 of the Zoning Ordinance. 
 
AGRICULTURAL AND FORESTAL DISTRICTS:  A land use classification created under Chapter 114 or 115 of the Fairfax County Code 
for the purpose of qualifying landowners who wish to retain their property for agricultural or forestal use for use/value taxation pursuant to 
Chapter 58 of the Fairfax County Code. 
 
BARRIER:  A wall, fence, earthen berm, or plant materials which may be used to provide a physical separation between land uses.  Refer 
to Article 13 of the Zoning Ordinance for specific barrier requirements. 
 
BEST MANAGEMENT PRACTICES (BMPs):  Stormwater management techniques or land use practices that are determined to be the 
most effective, practicable means of preventing and/or reducing the amount of pollution generated by nonpoint sources in order to improve 
water quality. 
 
BUFFER:  Graduated mix of land uses, building heights or intensities designed to mitigate potential conflicts between different types or 
intensities of land uses;  may also provide for a transition between uses.  A landscaped buffer may be an area of  open, undeveloped land 
and may include a combination of fences, walls, berms, open space and/or landscape plantings.  A buffer is not necessarily coincident  
with transitional screening. 
 
CHESAPEAKE BAY PRESERVATION ORDINANCE:  Regulations which the State has mandated must be adopted to protect the 
Chesapeake Bay and its tributaries.   These regulations must be incorporated into the comprehensive plans, zoning ordinances and 
subdivision ordinances of the affected localities.  Refer to Chesapeake Bay Preservation Act, Va. Code Section 10.1-2100 et seq and VR 
173-02-01, Chesapeake Bay Preservation Area Designation and Management Regulations. 
 
CLUSTER DEVELOPMENT:  Residential development in which the lots are clustered on a portion of a site so that significant 
environmental/historical/cultural resources may be preserved or recreational amenities provided.  While smaller lot sizes are permitted in a 
cluster subdivision to preserve open space, the overall density cannot exceed that permitted by the applicable zoning district.  See 
Sect. 2-421 and Sect. 9-615 of the Zoning Ordinance. 
 
COUNTY 2232 REVIEW PROCESS:  A public hearing process pursuant to Sect. 15.2-2232 (Formerly Sect. 15.1-456) of the Virginia Code 
which is used to determine if a proposed public facility not shown on the adopted Comprehensive Plan is in substantial accord with the 
plan.  Specifically, this process is used to determine if the general or approximate location, character and extent of a proposed facility is in 
substantial accord with the Plan. 
 
dBA:  The momentary magnitude of sound weighted to approximate the sensitivity of the human ear to certain frequencies; the dBA value 
describes a sound at a given instant, a maximum sound level or a steady state value.  See also Ldn. 
 
DENSITY:  Number of dwelling units (du) divided by the gross acreage (ac) of a site being developed in residential use; or, the number of 
dwelling units per acre (du/ac) except in the PRC District when density refers to the number of persons per acre. 
 
DENSITY BONUS:  An increase in the density otherwise allowed in a given zoning district which may be granted under specific provisions 
of the Zoning Ordinance when a developer provides excess open space, recreation facilities, or affordable dwelling units (ADUs), etc. 
 
DEVELOPMENT CONDITIONS:  Terms or conditions imposed on a development by the Board of Supervisors (BOS) or the Board of 
Zoning Appeals (BZA) in connection with approval of a special exception, special permit or variance application or rezoning application in 
a "P" district.  Conditions may be imposed to mitigate adverse impacts associated with a development as well as secure compliance with 
the Zoning Ordinance and/or conformance with the Comprehensive Plan.  For example, development conditions may regulate hours of 
operation, number of employees, height of buildings, and intensity of development. 
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DEVELOPMENT PLAN:  A graphic representation which depicts the nature and character of the development proposed for a specific land 
area: information such as topography, location and size of proposed structures, location of streets trails, utilities, and storm drainage are 
generally included on a development plan.  A development plan is s submission requirement for rezoning to the PRC District.  A 
GENERALIZED DEVELOPMENT PLAN (GDP) is a submission requirement for a rezoning application for all conventional zoning districts 
other than a P District.  A development plan submitted in connection with a special exception (SE) or special permit (SP) is generally 
referred to as an SE or SP plat.  A CONCEPTUAL DEVELOPMENT PLAN (CDP) is a submission requirement when filing a rezoning 
application for a P District other than the PRC District; a CDP characterizes in a general way the planned development of the site.  A 
FINAL DEVELOPMENT PLAN (FDP) is a submission requirement following the approval of a conceptual development plan and rezoning 
application for a P District other than the PRC District; an FDP further details the planned development of the site.   See Article 16 of the 
Zoning Ordinance. 
 
EASEMENT:  A right to or interest in property owned by another for a specific and limited purpose.  Examples: access easement, utility 
easement, construction easement, etc.  Easements may be for public or private purposes. 
 
ENVIRONMENTAL QUALITY CORRIDORS (EQCs):  An open space system designed to link and preserve natural resource areas, 
provide passive recreation and protect wildlife habitat.  The system includes stream valleys, steep slopes and wetlands.  For a complete 
definition of EQCs, refer to the Environmental section of the Policy Plan for Fairfax County contained in Vol. 1 of the Comprehensive Plan. 
 
ERODIBLE SOILS:  Soils that wash away easily, especially under conditions where stormwater runoff is inadequately controlled.  Silt and 
sediment are washed into nearby streams, thereby degrading water quality. 
 
FLOODPLAIN:  Those land areas in and adjacent to streams and watercourses subject to periodic flooding; usually associated with 
environmental quality corridors.  The 100 year floodplain drains 70 acres or more of land and has a one percent chance of flood 
occurrence in any given year. 
 
FLOOR AREA RATIO (FAR):  An expression of the amount of development intensity (typically, non-residential uses) on a specific parcel 
of land.  FAR is determined by dividing the total square footage of gross floor area of buildings on a site by the total square footage of the 
site itself. 
 
FUNCTIONAL CLASSIFICATION:  A system for classifying roads in terms of the character of service that individual facilities are providing 
or are intended to provide, ranging from travel mobility to land access.  Roadway system functional classification elements include 
Freeways or Expressways which are limited access highways, Other Principal (or Major) Arterials, Minor Arterials, Collector Streets, and 
Local Streets.  Principal arterials are designed to accommodate travel; access to adjacent properties is discouraged.  Minor arterials are 
designed to serve both through traffic and local trips.  Collector roads and streets link local streets and properties with the arterial network. 
 Local streets provide access to adjacent properties. 
 
GEOTECHNICAL REVIEW:  An engineering study of the geology and soils of a site which is submitted to determine the suitability of a site 
for development and recommends construction techniques designed to overcome development on problem soils, e.g., marine clay soils. 
 
HYDROCARBON RUNOFF:  Petroleum products, such as motor oil, gasoline or transmission fluid deposited by motor vehicles which are 
carried into the local storm sewer system with the stormwater runoff, and ultimately, into receiving streams; a major source of non-point 
source pollution.  An oil-grit separator is a common hydrocarbon runoff reduction method. 
 
IMPERVIOUS SURFACE:  Any land area covered by buildings or paved with a hard surface such that water cannot seep through the 
surface into the ground. 
 
INFILL:  Development on vacant or underutilized sites within an area which is already mostly developed in an established development 
pattern or neighborhood. 
 
INTENSITY:  The magnitude of development usually measured in such terms as density, floor area ratio, building height, percentage of 
impervious surface, traffic generation, etc.  Intensity is also based on a comparison of the development proposal against environmental 
constraints or other conditions which determine the carrying capacity of a specific land area to accommodate development without 
adverse impacts. 
 
Ldn:  Day night average sound level.  It is the twenty-four hour average sound level expressed in A-weighted decibels;  the measurement 
assigns a "penalty" to night time noise to account for night time sensitivity.  Ldn represents the total noise environment which varies over 
time and correlates with the effects of noise on the public health, safety and welfare. 
 
LEVEL OF SERVICE (LOS):  An estimate of the effectiveness of a roadway to carry traffic, usually under anticipated peak traffic 
conditions.  Level of Service efficiency is generally characterized by the letters A through F, with LOS-A describing free flow traffic 
conditions and LOS-F describing jammed or grid-lock conditions. 
 
MARINE CLAY SOILS:  Soils that occur in widespread areas of the County generally east of Interstate 95.  Because of the abundance of 
shrink-swell clays in these soils, they tend to be highly unstable.  Many areas of slope failure are evident on natural slopes.  Construction 
on these soils may initiate or accelerate slope movement or slope failure.  The shrink-swell soils can cause movement in structures, even 
in areas of flat topography, from dry to wet seasons resulting in cracked foundations, etc.  Also known as slippage soils. 
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OPEN SPACE:  That portion of a site which generally is not covered by buildings, streets, or parking areas.  Open space is intended to 
provide light and air; open space may be function as a buffer between land uses or for scenic, environmental, or recreational  purposes. 
 
OPEN SPACE EASEMENT:  An easement usually granted to the Board of Supervisors which preserves a tract of land in open space for 
some public benefit in perpetuity or for a specified period of time.  Open space easements may be accepted by the Board of Supervisors, 
upon request of the land owner, after evaluation under criteria established by the Board.  See Open Space Land Act, Code of Virginia, 
Sections 10.1-1700, et seq. 
 
P DISTRICT:  A "P" district refers to land that is planned and/or developed as a Planned Development Housing (PDH) District, a Planned 
Development Commercial (PDC) District or a Planned Residential Community (PRC) District.  The PDH, PDC and PRC Zoning Districts 
are established to encourage innovative and creative design for land development; to provide ample and efficient use of open space; to 
promote a balance in the mix of land uses, housing types, and intensity of development; and to allow maximum flexibility in order to 
achieve excellence in physical, social and economic planning and development of a site.  Refer to Articles 6 and 16 of the Zoning 
Ordinance. 
 
PROFFER:  A written condition, which, when offered voluntarily by a property owner and accepted by the Board of Supervisors in a 
rezoning action, becomes a legally binding condition which is in addition to the zoning district regulations applicable to a specific property. 
 Proffers are submitted and signed by an owner prior to the Board of Supervisors public hearing on a rezoning application and run with the 
land.  Once accepted by the Board, proffers may be modified only by a proffered condition amendment (PCA) application or other zoning 
action of the Board and the hearing process required for a rezoning application applies.  See Sect. 15.2-2303 (formerly 15.1-491) of the 
Code of Virginia. 
 
PUBLIC FACILITIES MANUAL (PFM):  A technical text approved by the Board of Supervisors containing guidelines and standards which 
govern the design and construction of site improvements incorporating applicable Federal, State and County Codes, specific standards of 
the Virginia Department of Transportation and the County's Department of Public Works and Environmental Services. 
 
RESOURCE MANAGEMENT AREA (RMA):  That component of the Chesapeake Bay Preservation Area comprised of lands that, if 
improperly used or developed, have a potential for causing significant water quality degradation or for diminishing the functional value of 
the Resource Protection Area.  See Fairfax County Code, Ch. 118, Chesapeake Bay Preservation Ordinance. 
 
RESOURCE PROTECTION AREA (RPA):  That component of the Chesapeake Bay Preservation Area comprised of lands at or near the 
shoreline or water's edge that have an intrinsic water quality value due to the ecological and biological processes they perform or are 
sensitive to impacts which may result in significant degradation of the quality of state waters.  In their natural condition, these lands 
provide for the removal, reduction or assimilation of sediments from runoff entering the Bay and its tributaries, and minimize the adverse 
effects of human activities on state waters and aquatic resources.  New development is generally discouraged in an RPA.  See Fairfax 
County Code, Ch. 118, Chesapeake Bay Preservation Ordinance. 
 
SITE PLAN:  A detailed engineering plan, to scale, depicting the development of a parcel of land and containing all information required 
by Article 17 of the Zoning Ordinance.  Generally, submission of a site plan to DPWES for review and approval is required for all 
residential, commercial and industrial development except for development of single family detached dwellings.  The site plan is required 
to assure that development complies with the Zoning Ordinance. 
 
SPECIAL EXCEPTION (SE) / SPECIAL PERMIT (SP):  Uses, which by their nature, can have an undue impact upon or can be 
incompatible with other land uses and therefore need a site specific review.  After review, such uses may be allowed to locate within given 
designated zoning districts if appropriate and only under special controls, limitations, and regulations.  A special exception is subject to 
public hearings by the Planning Commission and Board of Supervisors with approval by the Board of Supervisors; a special permit 
requires a public hearing and approval by the Board of Zoning Appeals.  Unlike proffers which are voluntary, the Board of Supervisors or 
BZA may impose reasonable conditions to assure, for example, compatibility and safety.  See Article 8, Special Permits and Article 9, 
Special Exceptions, of the Zoning Ordinance. 
 
STORMWATER MANAGEMENT:  Engineering practices that are incorporated into the design of a development in order to mitigate or 
abate adverse water quantity and water quality impacts resulting from development.  Stormwater management systems are designed to 
slow down or retain runoff to re-create, as nearly as possible, the pre-development flow conditions. 
 
SUBDIVISION PLAT:  The engineering plan for a subdivision of land submitted to DPWES for review and approved pursuant to Chapter 
101 of the County Code. 
 
TRANSPORTATION DEMAND MANAGEMENT (TDM):  Actions taken to reduce single occupant vehicle automobile trips or actions taken 
to manage or reduce overall transportation demand in a particular area. 
 
TRANSPORTATION SYSTEM MANAGEMENT (TSM) PROGRAMS:  This term is used to describe a full spectrum of actions that may be 
applied to improve the overall efficiency of the transportation network.  TSM programs usually consist of low-cost alternatives to major 
capital expenditures, and may include parking management measures, ridesharing programs, flexible or staggared work hours, transit 
promotion or operational improvements to the existing roadway system.  TSM includes Transportation Demand Management (TDM) 
measures as well as H.O.V. use and other strategies associated with the operation of the street and transit systems. 
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URBAN DESIGN:  An aspect of urban or suburban planning that focuses on creating a desirable environment in which to live, work and 
play.  A well-designed urban or suburban environment demonstrates the four generally accepted principles of design:  clearly identifiable 
function for the area; easily understood order; distinctive identity; and visual appeal. 
 
VACATION:  Refers to vacation of street or road as an action taken by the Board of Supervisors in order to abolish the public's 
right-of-passage over a road or road right-of-way dedicated by a plat of subdivision.  Upon vacation, title to the road right-of-way transfers 
by operation of law to the owner(s) of the adjacent properties within the subdivision from whence the road/road right-of-way originated. 
 
VARIANCE:  An application to the Board of Zoning Appeals which seeks relief from a specific zoning regulation such as lot width, building 
height, or minimum yard requirements, among others.  A variance may only be granted by the Board of Zoning Appeals through the public 
hearing process and upon a finding by the BZA that the variance application meets the required Standards for a Variance set forth in Sect. 
18-404 of the Zoning Ordinance. 
 
WETLANDS:  Land characterized by wetness for a portion of the growing season.  Wetlands are generally delineated on the basis of 
physical characteristics such as soil properties indicative of wetness, the presence of vegetation with an affinity for water, and the 
presence or evidence of surface wetness or soil saturation.  Wetland environments provide water quality improvement benefits and are 
ecologically valuable.  Development activity in wetlands is subject to permitting processes administered by the U.S. Army Corps of 
Engineers 
 
TIDAL WETLANDS:  Vegetated and nonvegetated wetlands as defined in Chapter 116 Wetlands Ordinance of the Fairfax County Code:  
includes tidal shores and tidally influenced embayments, creeks, and tributaries to the Occoquan and Potomac Rivers.  Development 
activity in tidal wetlands may require approval from the Fairfax County Wetlands Board. 
 
 

 Abbreviations Commonly Used in Staff Reports 

 

A&F 
ADU 
ARB 
BMP 
BOS 
BZA 
COG 
CBC 
CDP 
CRD 
DOT 
DP 
DPWES 
DPZ 
DU/AC 
EQC 
FAR 
FDP 
GDP 
GFA 
HC 
HCD 
LOS 
Non-RUP 
OSDS 
PCA 
PD 
PDC 

 

Agricultural & Forestal District 
Affordable Dwelling Unit 
Architectural Review Board 
Best Management Practices 
Board of Supervisors 
Board of Zoning Appeals 
Council of Governments 
Community Business Center 
Conceptual Development Plan 
Commercial Revitalization District 
Department of Transportation 
Development Plan 
Department of Public Works and Environmental Services 
Department of Planning and Zoning 
Dwelling Units Per Acre 
Environmental Quality Corridor 
Floor Area Ratio 
Final Development Plan 
Generalized Development Plan 
Gross Floor Area 
Highway Corridor Overlay District 
Housing and Community Development 
Level of Service 
Non-Residential Use Permit 
Office of Site Development Services, DPWES 
Proffered Condition Amendment 
Planning Division 
Planned Development Commercial 
 
 

PDH 
PFM 
PRC 
RC 
RE 
RMA 
RPA 
RUP 
RZ 
SE 
SEA 
SP 
TDM 
TMA 
TSA 
TSM 
UP & DD 
VC 
VDOT 
VPD 
VPH 
WMATA 
WS 
ZAD 
ZED 
ZPRB 
 
 

Planned Development Housing 
Public Facilities Manual 
Planned Residential Community 
Residential-Conservation  
Residential Estate  
Resource Management Area 
Resource Protection Area 
Residential Use Permit 
Rezoning 
Special Exception 
Special Exception Amendment 
Special Permit 
Transportation Demand Management 
Transportation Management Association 
Transit Station Area 
Transportation System Management 
Utilities Planning and Design Division, DPWES 
Variance 
Virginia Dept. of Transportation 
Vehicles Per Day 
Vehicles per Hour 
Washington Metropolitan Area Transit Authority 
Water Supply Protection Overlay District 
Zoning Administration Division, DPZ 
Zoning Evaluation Division, DPZ 
Zoning Permit Review Branch 
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