
 SE APPLICATION ACCEPTED:  November 26, 2013 
SE AMENDED:  February 27, 2014 

2232 APPLICATION ACCEPTED:  March 10, 2014  
PLANNING COMMISSION:  October 30, 2014 

BOARD OF SUPERVISORS:  December 2, 2014 @ 4:00 p.m. 
 

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

October 14, 2014 
 

STAFF REPORT 
 

APPLICATION SE 2013-DR-019  
& 2232-D13-9 

 
DRANESVILLE DISTRICT 

 
APPLICANT: CWS VII, LLC and 
 Trustees of Andrew Chapel United Methodist Church 
 
ZONING: R-1 (Residential, 1 dwelling unit/acre) 
 
PARCEL:    19-4 ((1)) 47 
  
ACREAGE: 7.01 acres 
 
PLAN MAP: Residential 1-2 du/ac  
 
INTENSITY: 0.073 FAR 
 
SE CATEGORY: Mobile and Land Based Telecommunication Facilities 

(Category 1; Sect. 9-104) 
 Church with a Nursery School and Child Care Center 

(Category 3; Sect. 9-304, 9-309, 9-314) 
 
PROPOSAL: The applicant has filed for review by the Planning 

Commission to determine whether the proposed 120-foot 
telecommunication facility and related ground structure 
satisfy the criteria of location, character and extent pursuant 
to Sect. 15.2-2232 of the Code of Virginia, and requests 
Special Exception approval to construct the proposed 
telecommunication facility on the property of the existing 
church with a nursery school/child care center. 

 
                                                                                                                                        Carmen Bishop 

 
 

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/ 
 

 



 
 
STAFF RECOMMENDATIONS:  

 
Staff recommends that the Planning Commission find that the facility proposed under 
2232-D13-9 satisfies the criteria of location, character, and extent as specified in 
Section 15-2.2232 of the Code of Virginia, and therefore is substantially in accord with the 
provisions of the Comprehensive Plan. 
 
Staff recommends approval of SE 2013-DR-019, subject to the proposed development 
conditions contained in Appendix 1. 
 
Staff recommends approval of the modification of Sections 13-303 and 13-304 of the Zoning 
Ordinance for the transitional screening and barrier requirements to permit the landscaping 
and barrier as shown on the Special Exception Plat. 

 
 

It should be noted that it is not the intent of the staff to recommend that the Board, in 
adopting any conditions agreed to by the owner, relieve the applicant/owner from 
compliance with the provisions of any applicable ordinances, regulations, or adopted 
standards.  

 
The approval of this application does not interfere with, abrogate or annul any easements, 
covenants, or other agreements between parties, as they may apply to the property subject 
to this application. 

 
It should be 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. 
 
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. 
 
 
 
 
 
 

   

 

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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DESCRIPTION OF THE APPLICATION  
 
The applicants, CWS VII, LLC and the Trustees of Andrew Chapel United Methodist 
Church, have filed for review by the Planning Commission to determine whether a 
proposed 120-foot tall bell tower-style telecommunications facility and related ground 
structures satisfy the criteria of location, character and extent pursuant to 
Sect. 15-2-2232 of the Code of Virginia, and therefore may be determined to be in 
substantial conformance with the Comprehensive Plan.  Concurrently, the applicants 
request Special Exception (SE) approval to erect the telecommunications tower and 
related facilities in an R-1 District at the site of a previously approved and existing 
church and nursery school/child care center.  There are no other proposed changes to 
the church or school uses.  The SE application for the church, nursery school/child care 
center and telecommunications facility will supersede the previous special permit 
approvals for the church and nursery school/child care center.   
 
Specifically, the proposal is for a 120-foot tall bell tower-style telecommunications facility 
for up to four providers with a 35-foot by 70-foot fenced equipment compound.  The 
triangular tower is 15.5 feet wide on each side.  Four panels separated by 2 to 3-foot 
arched gaps conceal the antennas.  The top two panels include a cross, and below the 
bottom panel hang three non-functioning bells.  The concealment panels are beige in 
color.   
 
The property is approved for and developed with an 18,700-square foot church with a 
sanctuary with 200 seats, and a nursery school and child care center with a combined 
enrollment not to exceed 99 children and a total of 81 parking spaces.  The hours of 
operation for the nursery school/child care center are 9:00 a.m. to 2:00 p.m. and the 
combined maximum number of employees is 14.  As noted above, there are no 
proposed changes to the church and nursery school/child care center. 
 
A reduced copy of the proposed SE Plat is included in the front of this report. The 
proposed SE development conditions, the applicants’ Statement of Justification and 
affidavit are included in Appendices 1 - 3, respectively.  
 
Waivers and Modifications  
 
The applicants have requested a modification of the transitional screening and barrier 
requirements pursuant to Sections 13-303 and 13-304 of the Zoning Ordinance in favor 
of the landscaping and barrier as shown on the SE Plat. 
 
 
LOCATION AND CHARACTER 
 
The property is located at 1301 Trap Road in Vienna at the southeast corner of the 
intersection with Leesburg Pike.  As shown below, the property is located in a low-
density single family area.  The property and surrounding area are designated for 
Residential at 1 – 2 dwelling units/acre on the Comprehensive Plan Map. 



SE 2013-DR-019, 2232-D13-9  Page 2 

 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

Figure 1: Subject property with location of proposed telecommunications facility identified, and surrounding land uses and zoning 
districts.  Source: Fairfax County GIS, 2013 Imagery 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 2: Bird’s-eye view of subject property with the approximate location of the proposed telecommunications facility identified.  
Source: Fairfax County GIS, 2013 Imagery 
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BACKGROUND  
 
The table below summarizes the zoning history of the site.  The approvals in effect for 
the church and nursery school/child care, SPA 74-D-081-1 and SPA 83-D-045-1, are 
included in Appendix 4.  If this Special Exception application is approved, the Special 
Permit conditions would be superseded by the SE conditions.  If this application is 
denied, the church and nursery school/child care could continue to operate under the 
previous Special Permit approvals. 
 

Date Case Number Description 

1963  The church was constructed with 8,870 sq.ft., 
200 seats and 60 parking spaces. 

7/14/1970 S-116-70 The Board of Zoning Appeals (BZA) approved 
operation of a pre-school for 40 children in the 
existing church facility. 

7/24/1974 S-81-74 The BZA permitted an increase in enrollment at 
the nursery school/child care from 40 to 75 
children. 

8/02/1983 SP 83-D-045 The BZA approved the bell tower (10 ft. x 10 ft., 
33 ft. high) addition. 

10/13/1987 
 

SPA 74-D-081-1 The BZA amended S-81-74 (renumbered as 
SP 74-D-081) for the nursery school/child care 
center to allow an addition of 9,830 sq.ft. and 23 
parking spaces, and an increase in the maximum 
enrollment from 75 to 99. 

SPA 83-D-045-1 The BZA amended SP 83-D-045 for the church 
and related facilities to permit the building and 
parking additions noted above (same plat for both 
SPAs). 

Withdrawn 
12/12/2002  

SE 01-D-023,  
SPA 83-D-045-02 
& 2232-D01-17 

CWS submitted initial applications for a 165-foot 
tall flagpole monopole (without flag) in the 
southeast corner of the property, and amended 
the applications to propose a 125-foot tall tree 
monopole; staff recommended denial of both 
proposals.  The applications were withdrawn 
before the Planning Commission hearing. 

Submitted 
11/25/2008 
& Inactive 
6/2/2011 

2232-D09-1 An application was submitted by T-Mobile for a 
120-foot tall flagpole monopole to be located near 
the parsonage.  A SE application was not filed 
and no staff review was conducted. 

8/14/2012 Interpretation A 588 sq.ft. shed, 14 feet tall, was found to be in 
substantial conformance with the approved plats. 

 
In the staff report for SE 01-D-023 dated October 11, 2001, for the proposed 165-foot 
tall flagpole type monopole, staff recommended denial due to the undesirable visual 
impact on the adjoining residence.  The facility was proposed to be located in the 
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narrow, southern portion of the property.  The report stated that the facility was too 
close (20 feet from the rear property line) to the adjoining residential property, the 
portion of the site was too constrictive to adequately screen the facility from the 
residence, and the 50-foot transitional screening requirement could not be met.  The 
report noted the visual impact of the 165-foot height and that the flagpole would have no 
conceptual connection with the church.  The report recommended that the facility be 
located closer to Leesburg Pike and further from residences.  After publication of the 
staff report, the applicant, Community Wireless Structures II, LLC, submitted a revised 
proposal for a 125-foot tall monopine in the same location as the previously proposed 
flagpole, and subsequently a staff report addendum was published on April 10, 2002.  
The addendum recommended denial and noted that at the proposed location, the facility 
would appear to be in the backyard of the closest residence.  The applications were 
ultimately withdrawn before the Planning Commission public hearing.  Copies of the 
staff report and addendum are available at the Department of Planning and Zoning, 
Zoning Evaluation Division. 
 
 
COMPREHENSIVE PLAN PROVISIONS  
 
The Fairfax County Comprehensive Plan 2013 Edition, Area II, McLean Planning 
District, Wolftrap Community Planning Sector, amended through April 29, 2014, under 
the heading, “Recommendations, Land Use,” on pages 131 and 133, provides the 
following guidance on the land use and the intensity/density for the property:   
 

1. Low-density residential development at 1-2 dwelling units per acre is planned 
for the area east of Beulah Road. 
… 

3 Land along the south side of Leesburg Pike should maintain the pattern of an 
average density of 1-2 dwelling units per acre, but permit cluster development 
so that land immediately adjacent to the highway would remain as open 
space and provide a buffer for the residential area. 

 
The Inventory of Historic Sites McLean Planning District, Figure 4, on page 9 of the 
Comprehensive Plan includes the “Bethel Primitive Baptist Church” located at 9101 
Leesburg Pike southeast of the subject property, the “Andrew Chapel United Methodist 
Church” located across Trap Road from the subject property at 9201 Leesburg Pike, 
“Spring Glade” located at 1442 Towlston Road southwest of the property, the “Vernon 
Leigh House” located at 9352 Mildred Court northwest of the property, and the “Andrew 
Chapel School” located at 9325 Leesburg Pike northwest of the property. 
 
The applicable Comprehensive Plan provisions of the Public Facilities Element of the 
2013 edition of the Policy Plan, under the heading, “Mobile and Land-Based 
Telecommunication Services” can be found in the 2232 Review in Appendix 5 and at: 
http://www.fairfaxcounty.gov/dpz/comprehensiveplan/policyplan/pubfacilities.pdf  
 
 

http://www.fairfaxcounty.gov/dpz/comprehensiveplan/policyplan/pubfacilities.pdf
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ANALYSIS 
 
Special Exception (SE) Plat (copy at front of staff report) 
 
The SE Plat, titled “CWS 91, ACUMC-Bell Tower, 1301 Trap Rd. Vienna, VA 22182” 
was submitted by Entrex Communication Services, Inc., and consists of 12 sheets 
dated May 29, 2013, revised through April 21, 2014. 
 
The property has a single access point from Trap Road.  The 18,700-square foot church 
is surrounded by asphalt parking and drive aisles.  A parsonage house and shed are 
located in the northwestern portion of the property.  An approximately 5,000-square foot 
fenced play area and a shed are located in the southeastern portion of the site.  A 
stormwater management area is located in the south/southeast area of the site, behind 
the playground.  The property is relatively flat and gently slopes to the southeast.  
Existing trees are located around much of the perimeter of the site.   
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Figure 3: Portion of Site Plan (Sheet Z-1) with identification added by staff 
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The proposed telecommunications facility compound is located in an open, grassy area 
in the northeastern portion of the site.  The perimeter of the compound is approximately 
47 feet from the church parking lot, 60 feet from the property line to the northeast along 
Leesburg Pike, 168 feet to the property line to the southeast adjoining the most 
proximate residential lot and 190 feet to this dwelling unit, and 148 feet from the 
playground to the south.  The tower, as measured from the nearest support leg, is 
approximately 77 feet from the parking lot, 90 feet from the property line to the 
northeast, 190 feet to the property line and 212 feet to the dwelling unit to the southeast, 
and 150 feet from the playground.  The compound will be accessed by a 12-foot wide 
gravel entrance during construction; after construction, the gravel path from the parking 
lot will be 6 feet wide.  The wood fence surrounding the compound is 8 feet high and 
has a locked gate. The application was initially for a 140-foot tall tower, but in response 
to staff concerns, the applicant reduced the height to 120 feet, reducing the potential 
number of carriers from five to four.  The applicant also reduced the width of the tower 
from 17.5 to 15.5 feet wide, and provided gaps between the panels to allow light to pass 
through and reduce the mass of the structure.  Figure 4, below, depicts a photo-
simulation of the proposed tower. 
 

 
Figure 4: Photo-simulation provided by the applicant of the proposed facility from the church parking lot 
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Land Use/2232 Analysis (Appendix 5) 
 
Section 15.2-2232 of the Code of Virginia, as amended, charges the Planning 
Commission with determining whether the general location or approximate location, 
character and extent of the proposed facility are substantially in accord with the adopted 
Comprehensive Plan.  The applicants have filed a concurrent 2232 application with this 
Special Exception and the 2232 Review is included as Appendix 5. 
 
Location   
 
The property and immediate vicinity are planned for low-density residential as noted 
above under the Comprehensive Plan Provisions.  The proposed location is internal to a 
relatively large property developed with an existing church.  The property’s size permits 
substantial setbacks of the facility, and the existing and proposed landscaping provide 
buffering and open space as encouraged by the Comprehensive Plan. 
 
The objectives and policies of the Comprehensive Plan (Policy Plan Element, Mobile 
and Land-Based Telecommunications Services, see Appendix 5) provide guidance for 
the location of proposed telecommunications facilities.  The Policy Plan, in Objective 42 
and associated policies, encourages the location of facilities on available existing 
structures or public lands, co-location, and the selection of a site which provides the 
least visual impact and the protection of historically significant resources and areas of 
environmental sensitivity, as well as areas necessary for future road improvements. 
 
The applicants’ target area is along Leesburg Pike from the Tysons area to the Difficult 
Run stream valley.  The applicants’ Statement of Justification indicates that in lieu of 
one tall tower, which would be perhaps 199 feet, to serve the entire area, two lower 
towers are more feasible.  The proposed tower at Andrew Chapel is intended to serve 
the eastern portion of the target area.  The target area and alternate sites that were 
considered are described in the applicants’ Statement of Justification (Appendix 2).  
Appendix 6 includes the coverage plots and a letter dated October 7, 2014, from 
Millennium Engineering, P.C., providing an explanation of the maps.  The coverage 
plots, prepared by Radio Frequency engineers for Verizon and T-Mobile, illustrate the 
areas that would receive coverage and capacity relief with the proposed facility.  
According to the letter from Millennium Engineering, the proposed facility is “particularly 
suited” to bridge a “significant gap in reliable 4G LTE wireless service” along Leesburg 
Pike and surrounding residential areas.  Staff notes that the coverage maps conflict with 
the online carrier maps.  The applicants have indicated that while online carrier maps 
show more coverage than the plots submitted with the application, the online maps 
provide a general overview given ideal conditions and are not intended to be used for 
facility engineering or design. 
 
Objective 42, Policy a. of the Policy Plan encourages avoiding the construction of new 
structures through the use of available existing structures; however, the applicants have 
indicated that there are no existing tall structures available to address the coverage and 
capacity needs of the eastern portion of their target area.  The proposed tower instead 
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provides for the co-location of up to four providers in conformance with Objective 42, 
Policy g. which encourages co-location by different service providers on single 
structures.  The applicants have provided letters from Verizon, Sprint and T-Mobile 
expressing interest in locating on the tower (Appendix 2).   
 
Objective 42, Policy d. states, “When multiple sites provide similar or equal opportunity 
to minimize impacts, public lands shall be the preferred location.”  Colvin Run 
Elementary School and the Wolftrap Fire Station are the nearest public properties.  
Based upon a review by Fairfax County Public Schools, the school does not appear to 
have space to accommodate telecommunications facilities.  The Wolftrap Fire Station is 
located almost a mile from Andrew Chapel at the corner of Leesburg Pike and Beulah 
Road.  The property is zoned R-2 and surrounded by existing and proposed residential 
development.  Application PCA 78-D-060 was approved on January 9, 2006, for 
development of a fire station and 11 single family detached dwellings on the property.  
The fire station was built in 2012.  To construct a telecommunications facility on this 
property, a proffered condition amendment, special exception and 2232 approvals 
would be required.  The Facilities Management Division (FMD) indicated to staff that 
they had expressed to the applicants and other wireless providers in the past that they 
were not interested in considering leasing a portion of the fire station property for a 
telecommunications facility; however, FMD has indicated to staff and the applicants that 
they have re-evaluated their position and they would be open to such consideration.  
The applicants have indicated that the fire station site is too far west to serve the 
eastern portion of the target area, and would not address the coverage and capacity 
needs served by the Andrew Chapel site.  Verizon Wireless analyzed the fire station 
location and provided a coverage map for this location (Appendix 6).  The applicants 
and Verizon have acknowledged that the fire station property could potentially be an 
additional telecommunications site to serve the western portion of the target area, but 
that it would complement, not replace the proposed site at Andrew Chapel.  Verizon has 
further noted that even at a mounting height of 150 feet, a tower at the fire station does 
not replace the Andrew Chapel site.  The applicants have elected not to pursue the fire 
station property at this time.  Ramey Meadow Park and the Great Falls sewage disposal 
site are publicly-owned properties, but are located west of the target area and in the 
low-lying Difficult Run stream valley. 
 
The proposed location on the church property, an established quasi-public use, 
provides the opportunity to conceal the facilities as a bell tower that is conceptually 
compatible with the church use.  The bell tower design minimizes the visual impact on 
surrounding properties by concealing the antennas behind panels in conformance with 
Objective 42, Policy c., which encourages camouflage structure design.  The selection 
of the relatively large 7.01-acre property makes it possible to preserve distance between 
the tower and adjoining properties.  Furthermore, the specific location on the site toward 
the rear of the subject property, between a paved parking lot and Leesburg Pike, 
maximizes the distance between the facility and residential properties, consistent with 
the Plan guidelines of Objective 42, Policy b. to minimize impacts on surrounding areas.  
The proposed siting near Leesburg Pike allows this major arterial to provide additional 
distance and buffering to properties across Leesburg Pike.  In contrast with the location 



SE 2013-DR-019, 2232-D13-9  Page 9 

 

 

 

proposed in 2001, where the compound was only 20 feet from the rear property line of 
adjacent residential Lot 46, the currently proposed compound is 168 feet from the side 
property line for this lot.  The proposed location is in keeping with the recommendation 
in the staff report dated October 11, 2001 for SE 01-D-023. 
 
Objective 42, Policy m. states that the views of and vistas from historically significant 
structures should not be impaired or diminished.  As further discussed below under 
General Special Exception Standards, the location is in proximity to the historic Bethel 
Primitive Baptist Church, Andrew Chapel, Spring Glade, the Vernon Leigh House, and 
the Andrew Chapel School.  Existing vegetation and topography will provide screening 
of the tower from these historic sites.  The County’s Historic Preservation Planner has 
reviewed the application and determined that there will be no effect on historic 
properties (Appendix 7).  Andrew Chapel has an adjoining cemetery which is not listed 
as a historic resource in the Comprehensive Plan.  There will be a view of the tower 
from the cemetery.  The applicants have proposed additional landscaping near the 
parsonage, which in time is expected to provide screening of the view from the 
cemetery.  The design of the facility as a bell tower, a compatible feature with the 
church, minimizes the impact on the view from the cemetery.  Additionally, the proposed 
location does not impact areas of environmental sensitivity or areas necessary for future 
right-of-way for road improvements in conformance with Objective 42, Policies n. and p.   
 
Staff believes that the proposal conforms to the Plan guidelines for locating facilities on 
properties that can conceal the telecommunications facility and minimize its visual 
impact on surrounding areas. 
 
Character   
 
The Policy Plan recommends that the height and mass of facilities be in character with 
the surrounding residential area and effective design options be used to mitigate the 
visual impact.  Based on observations during the height test and a review of the 
applicants’ plans and photographic simulations, it is staff’s opinion that the applicants 
have demonstrated the appropriateness of the design, siting and landscaping to 
minimize impacts on the character of the property and surrounding areas in 
conformance with Objective 42, Policies j and l.  Staff recognizes that the proposed bell 
tower is taller than the existing or future mature heights of trees on the site.  Existing 
and proposed trees do, however, provide a vegetative buffer.  Staff notes that the tower 
will be visible to residential properties, most specifically, immediately across Trap Road 
and Leesburg Pike and the adjacent Lot 46.  In staff’s opinion, these homes are of 
sufficient distance from the proposed tower to not create an adverse impact on the 
visual quality or character of the residential areas as further described below under 
Extent.   
 
The applicants have proposed a bell tower design to camouflage the facility.  The 
proposed bell tower, as a feature often found on church properties, would not appear 
out of character with the use of the property.  Staff recognizes that it would be difficult to 
capture the character of a church bell tower with a telecommunications tower; 
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nevertheless, the stealth design mitigates the visual impact, as all antennas will be 
hidden from view with concealment panels.  The applicants’ design modifications to the 
proposed tower, specifically the reduced height from 140 feet to 120 feet and reduced 
width from 17.5 feet to 15.5 feet, the gaps between the panels, and the beige/earth-tone 
color are intended to reduce the height and mass of the facility in character with the 
surrounding area and mitigate visual impacts in conformance with Objective 42, Policy i.  
The equipment compound will be effectively screened by the proposed 8-foot high 
board-on-board fence, creating a solid barrier around the compound.  The applicants 
also propose additional plantings around the compound and in select areas around the 
property boundary for the purpose of softening the impacts of the facilities. 
 
In furtherance of Objective 42, Policy k., the photographic simulations, drawings, and 
height test address Plan recommendations that the applicants demonstrate that the 
selected site for the proposed bell tower provides the least visual impact on residential 
areas and the public way.  It is staff’s opinion that the subject application balances 
factors of need, location and design and that the proposed facility would not have an 
adverse visual impact on the character of the surrounding area.   
 
Extent   
 
The extent of the impacts of the proposed tower was assessed with regard to the Plan 
guidance in Objective 43 for telecommunication facilities to mitigate their visual 
presence and prominence.  The Plan does not require telecommunication facilities to be 
invisible.  Rather, the Plan recommends that facilities be designed and located to 
provide the greatest opportunity to conceal the facilities and mitigate their visual impact.   
 
Distances from the proposed tower to surrounding properties are sufficient to reduce the 
primary visual impact.  The tower would be visible from the adjacent Lot 46, the 
residences across Leesburg Pike and on Windsor Meadows Lane.  Views from other 
surrounding properties would be substantially screened as a result of existing trees and 
topography.  Regarding Lot 46, this property is developed with a single family detached 
dwelling located approximately 212 feet from the proposed tower.  The existing trees 
along the property line and the proposed landscaping will minimize the impact on this 
dwelling.  The properties across Leesburg Pike are separated from the proposed tower 
by a 4-lane divided highway, which is proposed to be widened to 6 lanes, plus a turn 
lane.  Based on a preliminary design for the road widening, it does not appear that the 
existing vegetation on the subject property along Leesburg Pike near the proposed 
tower will be impacted; however, it is likely that existing vegetation within the existing 
right-of-way will be eliminated.  The nearest dwelling across Leesburg Pike is 
approximately 365 feet from the tower.  The distance between the closest dwelling on 
Windsor Meadows Lane and the proposed tower is approximately 565 feet, with the 
church building and existing and proposed landscaping in between.  Although the tower 
height will exceed the building and landscaping, the existing deciduous and proposed 
evergreen trees between the church building and Trap Road will help buffer the views 
as further discussed below.  Additionally, the orientation of the dwellings minimizes 
views of the proposed tower from the rear yards and any associated decks or patios. 
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The applicants initially proposed a 140-foot tall bell tower structure.  Upon staff 
expressing concern regarding the height, mass and design of the originally proposed 
structure, the applicants revised their proposal to reduce the height and width of the 
tower, and to provide gaps between the panels.  The gaps allow light to pass between 
the panels, which reduces the mass and breaks up the façade so that it does not 
appear as a continuous flat panel.  Staff believes this effort meets the intent of 
Objective 42, Policy h. which states:  “Ensure that the height of the proposed 
telecommunications 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.” 
 
While the bell tower would be visible to some residents, staff does not find the extent of 
these visual impacts to be extensive, adverse, or detrimental to the character of the 
existing neighborhoods.  Mitigation is provided for the proposed facility by its bell tower 
design, distance to surrounding properties and existing and proposed landscaping.   
In staff’s opinion, the proposal meets Plan guidelines pertaining to the extent of 
proposed telecommunications facility. 
 
 
ZONING ORDINANCE PROVISIONS 
 
As set forth below, the church and nursery school/child care continue to satisfy the lot 
size requirements and bulk regulations for the R-1 District.  In accordance with 
Sect. 9-104 (1) of the Zoning Ordinance, Category 1 Special Exception uses are not 
required to comply with lot size requirements or bulk regulations. 
 

Standards for R-1 District 

Standard Required Provided 

Minimum lot area 36,000 sq. ft. 7.01 acres 

Minimum lot width 175 ft. (corner lot) 650+ ft 

Front yard 40’ (50o angle of bulk plane) 79.3 ft (Trap Rd to parsonage) 
98.7 ft (Trap Rd to church) 
141.8 ft (Rt. 7 to parsonage) 
241.6 ft (Rt. 7 to church) 

Side yard 20’ (45o angle of bulk plane) 280.5 ft (to church) 

Rear yard 25’ (45o angle of bulk plane) 100.4 ft (to church) 

Max. building height 60’ 30 ft (parsonage), 27 ft (church) 

Max. FAR 0.15 0.073 

Parking spaces 70 (+ 2 at parsonage) 81 (+ 2 at parsonage) 
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Special Exception Requirements (Appendix 12) 
 
Church and Nursery School/Child Care 
 
Sect. 9-314 of the Zoning Ordinance provides that a place of worship with a child care 
center, nursery school or private school may be approved as a special exception or as a 
special permit use at the applicant’s discretion.  In either event, the use is subject to the 
standards set forth in Sect. 9-309 (Additional Standards for Child Care Centers and 
Nursery Schools).  The existing church and nursery school/child care were previously 
approved through the special permit process.  To facilitate this application for the 
telecommunication facility, the applicants have elected to bring the church and nursery 
school/child care center under the special exception process.  Any future modifications 
to the church or nursery school/child care will require a special exception amendment.  
Applicable previous conditions from the special permit approvals have been carried 
forward to the proposed special exception conditions.  The church and nursery 
school/child care center uses are required to apply for Non-Residential Use Permits 
following approval of the Special Exception. 
 
No changes are proposed to the existing church or nursery school/child care uses.  
Staff finds that the existing uses satisfy the General Special Exception Standards 
(Sect. 9-006), the Category 3 Standards (Sect. 9-304), and the Additional Standards for 
Child Care Centers and Nursery Schools (Sect. 9-309) pursuant to previous approvals 
SPA 74-D-081-1 and SPA 83-D-045-1.  These standards address harmony with the 
comprehensive plan, zoning district regulations, neighboring properties, and traffic, 
access, facilities, parking, signage, performance standards, outdoor recreation, drop-off 
and pick-up for the nursery school and compliance with state requirements for the child 
care center.  One caveat pertains to signage.  Only one freestanding sign with a 
maximum of 40 square feet and 8 feet in height and a minimum 10 foot setback is 
permitted for the property pursuant to Sect. 12-208 (2B) of the Zoning Ordinance.  The 
primary freestanding sign for the property is located at the entrance off Trap Road, but a 
second freestanding sign is located along Leesburg Pike.  Staff has proposed a 
condition requiring signage to be brought into compliance with the Zoning Ordinance 
within 60 days after SE approval. 
 
Telecommunication Facility 
 
General Special Exception Standards: (Sect. 9-006) 
 
1. The proposed use at the specified location shall be in harmony with the adopted 

comprehensive plan.  
 
As detailed in the Land Use/2232 Analysis, staff believes the proposal is in harmony 
with the Comprehensive Plan.  
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2. The proposed use shall be in harmony with the general purpose and intent of the 
applicable zoning district regulations.  
 
The R-1 District is intended to provide for single family detached dwellings and to 
allow other selected uses which are compatible with the low density residential 
character.  Mobile and land based telecommunication facilities are permitted in 
residential districts with SE approval.  The proposed telecommunications facility is 
compatible with the low density residential character of the district because it is 
located internal to the site near Leesburg Pike and includes existing and proposed 
landscaping to minimize its impact on the surrounding neighborhoods.  Further, the 
use will generate virtually no traffic.  In staff’s opinion, the bell tower design screens 
the antennas behind panels and is conceptually compatible with the church use.   
 

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.  
 
The proposed facility is sited away from surrounding properties and close to a major 
arterial roadway.  The closest property, Lot 46, is developed with a single family 
detached dwelling.  This dwelling is approximately 212 feet from the proposed tower.  
The compound is approximately 168 feet from the property line. The existing trees 
along the property line and the proposed landscaping will minimize the impact on 
this dwelling.  At staff’s request, the applicants added evergreen trees to further 
reduce the visibility of the facilities from the adjacent residence.   
 
The properties to the northeast are separated from the proposed facility by Leesburg 
Pike, a four-lane divided highway with overhead power lines, which is proposed to 
be expanded to a six-lane divided highway with a turn lane.  The properties to the 
west are separated by the church building and Trap Road; however, the residences 
on Windsor Meadows Lane would have a view of the tower.  Additional landscaping 
is proposed between the church building and Trap Road to further buffer these 
residences.  The nearest face of the tower is approximately 305 feet from the 
property line to the south.  This portion of the property includes approximately 70 
feet of a wooded buffer, the playground and an open grass field.  The property to the 
south is presently vacant.   
 
As noted above under the Comprehensive Plan Provisions and the Land Use/2232 
Analysis, several historic sites are located near the property.  Bethel Primitive 
Baptist Church which dates to 1912, is located approximately 600 feet to the 
southeast of the proposed telecommunication tower.  In staff’s opinion, based on 
observations at the balloon-fly, existing trees on the Bethel Church property 
adequately screen the proposed tower.  Spring Glade dates to 1840, and is located 
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approximately 1,856 feet southwest of the proposed tower.  The Vernon Leigh 
House dates to 1914, and is located approximately 2,559 feet northwest of the 
proposed tower.  The Andrew Chapel School dates to 1914, and is located about 
3,023 feet northwest of the proposed tower.  The tower will be adequately screened 
from these historic resources.  The historic Andrew Chapel United Methodist Church 
which dates to 1855 and is now used by the St. Athanasius Church and the 
adjoining Andrew Chapel cemetery are located across Trap Road, approximately 
665 feet to the northwest of the proposed tower.  Existing trees screen the view of 
the proposed tower from the historic Andrew Chapel.  The cemetery is not listed in 
the inventory of historic sites; however, the lower portion of the cemetery does not 
have adequate screening.  At staff’s request, the applicants provided additional trees 
to the south of the parsonage to improve screening.   
 
In order for the proposed tower to not adversely affect the use or development of 
neighboring properties, staff believes that the design, width and height of the tower 
should be considered.  The applicants revised the design of the tower to provide a 
break between the panels to reduce the overall mass.  The applicants also reduced 
the width of the panels from 17.5 to 15.5 feet.  The applicants reduced the proposed 
height from 140 to 120 feet.  In staff’s opinion, the proposed facility would not 
adversely affect the use or development of neighboring properties. 
 

4. The proposed use shall be such that pedestrian and vehicular traffic associated with 
such use will not be hazardous or conflict with the existing and anticipated traffic in 
the neighborhood.  
 
After construction, the telecommunication facility will generate virtually no traffic as it 
will be unmanned and serviced by a technician only once or twice per month.  The 
proposed use will not generate pedestrian traffic.  The Fairfax County Department of 
Transportation review did not identify any issues (Appendix 8).   
 
The proposed improvement plan for Leesburg Pike may require a small amount of 
additional right-of-way (ROW) (0.062 acres) on this property.  Staff had requested 
that the applicants consider dedicating three feet of additional ROW along Leesburg 
Pike and related easements.  The applicants declined to provide the ROW and 
related easements as part of this application.  The proposed telecommunications 
facility does not interfere with the future ROW area, and no condition for dedication 
is proposed. 
 

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 a light public utility use, a 50-foot wide strip of landscape screening is required 
pursuant to Sect. 13-303 of the Zoning Ordinance.  The applicants have requested a 
modification of this requirement in favor of the existing and proposed landscaping.  
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Significant additional landscaping is proposed and staff supports the requested 
modification as further discussed below. 
  
Initially, the compound was proposed to be located approximately 12 feet from the 
parking lot.  In response to staff comments, the applicants shifted the compound to 
approximately 47 feet away from the parking lot in order to protect the critical root 
zones of two Willow Oaks that are part of the perimeter parking lot landscaping.  
Tree protection fencing and a detail for construction of the gravel walkway over tree 
roots are shown on Sheet Z-7 of the SE Plat.  The Urban Forest Management 
Division (UFMD) review recommended that the proposed landscaping be located 
outside the dripline of the existing Willow Oaks and that species other than White 
Pine be considered (Appendix 11).  The applicants have worked with UFMD and 
revised the SE Plat to address these concerns.  
 
As shown on Sheet Z-7A of the SE Plat, the proposed landscaping plan for 
surrounding the telecommunications compound depicts 61 plants, including 28 
evergreen trees and 33 shrubs, to be distributed in a random pattern to provide a 
natural look.  The Southern Magnolias are positioned between the compound and 
the parking lot.  The American Holly, Eastern Red Cedar, Spicebush and Prague 
Viburnum encircle the compound, with the flowering viburnums positioned toward 
the outside.  A review of the preliminary plans for the improvement of Leesburg Pike 
shows that one or more of the proposed plants could be impacted by the temporary 
construction easement.  Staff has proposed a condition requiring the applicants to 
replace any of the landscaping impacted by the widening of Leesburg Pike. 

 
The property contains parking lot and perimeter landscaping in accordance with the 
previous special permit and site plan approvals.  In addition to the compound 
landscaping described above, the applicants propose a total of 20 additional trees as 
shown on Sheet Z-7B of the SE Plat in order to supplement the existing landscaping 
and improve screening from adjacent properties.  Ten trees are proposed along Trap 
Road, with five in front of the church and five on the north side of the entrance 
opposite the cemetery.  Five trees are proposed along Leesburg Pike and five are 
proposed between the telecommunications facility and the adjacent residential 
Lot 46.   
 
The proposed Virginia Pines and Southern Magnolia shown on Sheet Z-7B along 
Trap Road within the Virginia Power easement should be moved from outside the 
easement to the area in front of the church so they can grow to their full height.  The 
trees should be positioned to improve screening for the residences located on 
Windsor Meadows Lane across Trap Road to the west.  A condition has been 
proposed to address this issue.  Additionally, a condition is proposed to allow the 
proposed American Holly trees shown adjacent to Leesburg Pike to be relocated if it 
is determined that they may be impacted by the widening of Leesburg Pike.  Based 
on the preliminary plan for the improvement of Leesburg Pike, these are the only 
proposed plant materials that might be impacted by the right-of-way acquisition, 
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although additional plants could be impacted by the temporary construction 
easement as noted above. 

 
The UFMD reviewed the proposed landscaping and determined that it will 
adequately screen the compound.  The existing trees on the property are presently 
40 to 60 feet high.  Potential height at maturity, depending on the species, is 
expected to be up to 80 feet.  The proposed trees have a potential height, depending 
on the species, of approximately 60 feet.  The landscaping will not conceal the 
tower, but it will be a benefit in reducing the visual impact. 
 

6. Open space shall be provided in an amount equivalent to that specified for the 
zoning district in which the proposed use is located.  
 
Open space is not required for the R-1 District. 
 

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.  
 
Facilities are in place to serve the proposed use.  The proposed telecommunications 
facility will result in 2,735 square feet of impervious surface and 3,923 square feet of 
disturbed area.  It will be subject to minor site plan review which will address water 
quality control requirements.  The applicants indicate that the existing on-site 
stormwater management pond will be satisfactory, but this will be confirmed through 
the site plan review. 

 
As noted in the review by the Department of Public Works and Environmental 
Services, the site does not contain any Resource Protection Areas or floodplains 
(Appendix 10).  The soils in the area of the proposed telecommunications facility are 
Wheaton – Codorus Complex (103A) and Wheaton – Gleneig Complex (105B).  Soil 
105B requires a geotechnical report, prepared according to the geotechnical 
guidelines of the Public Facility Manual and the Virginia Uniform Statewide Building 
Code, before any construction or grading.  A condition is proposed requiring 
approval of a geotechnical report prior to site plan approval. 
 

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. 
 
No signs are permitted or proposed for the telecommunications use. 

 
In staff’s opinion, with the proposed conditions, the application satisfies the General 
Special Exception standards. 
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General Standards for All Category 1 Uses:  (Sect. 9-104) 
 
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.  
 

The proposed telecommunications use is not subject to bulk regulations.  The lot 
meets the R-1 District requirements. 
 

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.  

 
A proposed condition is included to restrict the storage of materials, equipment and 
vehicles. 
 

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 properties zoned to a Commericial or Industrial District within 500 feet 
of the proposed location.  The applicants have indicated that T-Mobile, Verizon 
Wireless and Sprint have expressed interest in this location to provide adequate 
coverage and capacity along and near Leesburg Pike.  According to the applicants, 
there are no existing tall structures suitable for mounting of antennas that would 
address their coverage and capacity objectives.  The Filene Center at Wolf Trap is 
located approximately one mile south of the proposed facility.  According to the 
applicants, T-Mobile and Verizon are currently installed at Wolf Trap and this does 
not provide the desired coverage as shown in the attached plots (Appendix 6).  The 
applicants’ Statement of Justification and 2232 application discuss the alternative 
sites that were considered.  The applicants have indicated that there are no other 
sites that meet their coverage objectives and where they are able to acquire a 
ground lease. 
 

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

 
The proposed telecommunications use will be subject to site plan review. 
 

In staff’s opinion, with the proposed conditions, the application satisfies the General 
Standards for All Category 1 Uses. 
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Additional Standards for Mobile and Land Based Telecommunication Facilities:  
(Sect. 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.  

 
The antennas will not be visible behind the concealment panels, which will be beige 
in color. 
 

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.  

 
No advertising or signs are proposed.  Initially, the application included the United 
Methodist Church logo on the tower.  Use of the specific logo was determined to 
constitute a sign; however, based on an interpretation by the Zoning Administration 
Division, the proposed cross shown on the concealment panels is not subject to the 
limitations of Article 12 of the Zoning Ordinance.   
 

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 been included that would require conformance with 
this standard should any modifications be made to the proposed facility. 
 

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 development condition has been included prohibiting signals, lights or illumination 
of the tower unless required by the Federal Aviation Administration, Federal 
Communications Commission or the County.  On August 29, 2014, the Zoning 
Administrator approved a waiver of the red marker light.    
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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 development condition requiring conformance with the standard has been 
included. 

 
In staff’s opinion, with the proposed conditions, the application satisfies the Additional 
Standards for Mobile and Land Based Telecommunication Facilities. 
 
Modifications/Waivers  

 
Modification of Transitional Screening and Barrier Requirements 
 
In accordance with Sect. 13-303, Type 3 transitional screening is required between the 
proposed on-site Category 1 Light Public Utility use and the adjacent single family 
detached uses.  A Type 3 screening consists of a 50-foot wide unbroken strip of 
landscaping.1  The property is already developed with a church and contains transitional 
screening in accordance with its previous approval.  The addition of the 
telecommunications facility on the lot requires the application of Type 3 screening.   
 
Sect. 13-305 (3) of the Zoning Ordinance permits a modification or waiver of the 
transitional screening where the building, barrier and/or land have been designed to 
minimize adverse impact.  Due to the configuration of the existing development, 
providing a 50-foot unbroken strip of open space along all lot lines of the property is not 
feasible.  The existing screening along the property lines is as follows.  Along Trap 
Road in front of the church, landscaping is 10 to over 40 feet in width.  The width of the 
planting strip along Trap Road was diminished by the right-of-way dedication and 
construction of the deceleration lane.  Along Leesburg Pike, the landscaping is of a 
variable width, from zero to over 100 feet.  The compound is located approximately 23 
feet from the pedestrian trail along Leesburg Pike and 60 feet from the property line 
where there is a gap in the existing landscaping.  Next to Lot 46 to the southeast, 
screening has a width of about 60 feet, but is sparse in some areas.  Next to Lot 48 to 
the southwest, existing screening is a minimum of 20 feet next to the parking lot and 
approximately 70 feet next to the playground.   
 
As noted above under General Special Exception Standard 5, the applicants propose a 
total of 48 trees and 33 shrubs, including landscaping around the compound as well as 

                                                 
1
 Type 3 transitional screening shall consist of an unbroken strip of open space a minimum of fifty (50) 

feet wide planted with all of the following:  
(1) A mixture of large and medium evergreen trees and large deciduous trees that achieves a 

minimum ten (10) year tree canopy of seventy-five (75) percent of greater;  
(2) A mixture of trees consisting of at least (70) percent evergreen trees, and consisting of no more 

than thirty-five (35) percent of any single species of evergreen or deciduous tree; and 
(3) A mixture of predominately medium evergreen shrubs at a rate of three (3) shrubs for every ten 

(10) linear feet for the length of the transition yard area.  The shrubs shall generally be located 
away from the barrier and staggered along the outer boundary of the transition yard. 
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supplementing gaps around the perimeter along Trap Road, Leesburg Pike and 
adjacent to Lot 46.  The proposed landscaping around the compound is approximately 
25 feet wide to the north, east and south, and approximately 15 feet wide to the west, 
next to the parking lot landscaping.  Staff believes that with the existing and proposed 
landscaping along the perimeter of the property and around the compound, the intent of 
the requirement is met.  Staff does not object to the requested modification. 
 
In accordance with Sect. 13-304, a Type D, E or F barrier is required between the 
existing and proposed uses on-site and the adjacent single family detached uses.2  The 
barrier requirement was previously waived for the existing church and nursery 
school/child care uses in the resolution of approval for SPA 83-D-045-1, condition 7.  
The applicants propose a barrier, an 8-foot tall solid wood fence, around the 
telecommunications compound.  The applicants propose to maintain the church 
property without a barrier.  Staff does not object to the modification of the barrier 
requirement in favor of the fencing of the telecommunications compound as shown on 
the SE Plat. 

 
 

CONCLUSIONS AND RECOMMENDATIONS 

 
Staff Conclusions 
 
Overall, the applicants addressed staff concerns by selecting a location that maximizes 
the distance to adjacent residential development, reducing the height and width of the 
telecommunications facility, and incorporating design modifications and proposed 
landscaping to minimize and mitigate visual impacts.  In staff’s opinion the proposed 
facility satisfies the criteria of location, character, and extent as specified in Section 
15.2-2232, as amended, of the Code of Virginia.  In staff’s opinion, with the adoption of 
the proposed development conditions the Special Exception application is in harmony 
with the Comprehensive Plan and in conformance with applicable Zoning Ordinance 
provisions. 
 
Recommendations 
 
Staff recommends that the Planning Commission find that the facility proposed under 
2232-D13-9 satisfies the criteria of location, character, and extent as specified in 
Section 15-2.2232 of the Code of Virginia, and therefore is substantially in accord 
with the provisions of the Comprehensive Plan. 
 
Staff recommends approval of SE 2013-DR-019, subject to the proposed 
development conditions contained in Appendix 1. 

                                                 
2
 Barrier D shall consist of a 42-48 inch chain link fence and may be required by the Director to have 

inserts in the fence fabric, to be coated, or to be supplemented by trees and/or shrubs.   
Barrier E shall consist of a 6 foot wall, brick or architectural block faced on the side facing the existing use 
and may be required to be so faced on both sides as determined by the Director. 
Barrier F shall consist of a 6 foot high solid wood or otherwise architecturally solid fence. 
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Staff recommends approval of the modification of Sections 13-303 and 13-304 of the 
Zoning Ordinance for the transitional screening and barrier requirements to permit 
the landscaping and barrier as shown on the Special Exception Plat. 
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APPENDIX 1 
 

PROPOSED DEVELOPMENT CONDITIONS 
 

SE 2013-DR-019 
 

October 14, 2014  
 

 If it is the intent of the Board of Supervisors to approve Special Exception  
SE 2013-DR-019, located at 1301 Trap Road, Tax Map 19-4 ((1)) 47, to permit a place 
of worship with a nursery school, child care center and telecommunications facility 
pursuant to Sect. 3-304, 9-104, 9-304, 9-309 and 9-314 of the Zoning Ordinance, staff 
recommends that the Board condition the approval by requiring conformance with the 
following development conditions.   
 
General 
 
1. This Special Exception is granted for and runs with the land indicated in the 

application and is not transferable to other land. 
 
2. This Special Exception is granted only for the purpose(s), structure(s), and/or 

use(s) indicated on the Special Exception Plat approved with this application, as 
qualified by these development conditions.   

 
3. This Special Exception is subject to the provisions of Article 17 of the Zoning 

Ordinance, Site Plans, as may be determined by the Director, Department of 
Public Works and Environmental Services (DPWES).  Any site plan submitted 
pursuant to this special exception shall be in substantial conformance with the 
approved Special Exception plat entitled SE Plat CWS 91 ACUMC – Bell Tower 
and prepared by Entrex Communication Services, Inc., containing twelve sheets 
dated May 29, 2013, and revised through April 21, 2014, and these conditions.  
Minor modifications to the approved special exception may be permitted pursuant 
to Par. 4 of Sect. 9-004 of the Zoning Ordinance. 

 
4. A copy of the Special Exception conditions shall be posted in a conspicuous 

place along with the Non-Residential Use Permit of the use(s) and shall be made 
available to all Departments of the County of Fairfax during hours of operation of 
the permitted use(s). 

 
5. Parking lot lighting shall be the low intensity type, on standards not to exceed 

twelve feet in height and shielded, if necessary, so as to prevent light or glare 
from projecting onto adjacent residential properties.  New or replaced outdoor 
lighting fixtures shall be in accordance with Sect. 14-902 of the Zoning 
Ordinance. 

 
Church 
 
6. The maximum number of seats in the principal place of worship shall be 200.  
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7. The single family detached dwelling shall be used as a parsonage only.   
 

8. Only one sign for the church, child care and nursery school is permitted on the 
property in accordance with Article 12 of the Zoning Ordinance.  All non-
permitted signs shall be removed within 60 days of the Special Exception 
approval. 

 
Nursery School/Child Care Center 
 
9. The combined maximum daily enrollment of the child care center and the nursery 

school shall not exceed 99 children. 
 
10. The hours of operation for the nursery school and child care programs shall be 

limited to 9:00 a.m. to 2:00 p.m. 
 
11. There shall be a combined maximum of 14 employees on site at any one time 

associated with the nursery school and child care programs. 
 
12. The play area shall be provided as shown on the Special Exception Plat, and 

shall be fenced in accordance with the Fairfax County Health Department 
standards. 

 
Telecommunications Facility 
 
13. The telecommunications tower shall be designed as a bell tower in substantial 

conformance with the approved SE Plat.  The maximum height of the tower shall 
not exceed 120 feet inclusive of all antennas and other appurtenances.   The 
maximum width of each side will be 15.5 feet, measured from centerline of pole 
to centerline of pole. 

 
14. The equipment compound for the telecommunications facility shall be enclosed 

with a locked, 8-foot tall solid wood fence as shown on the SE Plat.  The area of 
the compound shall not exceed 2,450 square feet as shown on the SE Plat. 

 
15. The bells on the telecommunications tower shall be non-functional and no taped 

bell sounds or music shall be broadcast. 
 
16. Subject to Federal Aviation Administration (FAA) approval, the bell 

tower/telecommunications facility shall be beige or earth-tone in color and have a 
non-reflective finish.   

 
17. No signals, lights or illumination of the tower shall be permitted unless required 

by the FAA, Federal Communications Commission or the County.   
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18. 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 long in use. 
 

19. No signs shall be permitted for the advertisement of the users of the 
telecommunications facility. 
 

20. Any proposed additions, changes or modifications to the tower shall require 
proof, through the submission of engineering and structural data to the Director 
of DPWES, that the addition, change, or modifications conforms to structural 
wind load and all other requirements of the Virginia Uniform Statewide Building 
Code.  
 

21. There shall be no outdoor storage of materials, equipment, or vehicles. 
 

22. A site plan addressing storm water quality control for the telecommunications 
facilities shall be submitted to DPWES and approved prior to issuance of a Non-
Residential Use Permit (Non-RUP). 

 
23. Prior to site plan approval, a geotechnical report shall be submitted and approved 

in accordance with the geotechnical guidelines (Chapter 4 of the Public Facilities 
Manual) and the Virginia Uniform Statewide Building Code. 

 
24. Tree Preservation and Landscaping 

 
a. Prior to issuance of the Non-RUP for the telecommunications facility, the 

landscaping in conformance with Sheets Z-7A and Z-7B shall be installed and 
inspected by staff from the Urban Forest Management Division (UFMD) to 
ensure conformance with the SE Plat and the Public Facilities Manual.  In 
addition, the 12-foot wide construction entrance shall be reduced to the 6-foot 
walkway as shown on the SE Plat. 

 
b. The Virginia Pines and Southern Magnolia shown along Trap Road on 

Sheet Z-7B of the plat shall be relocated outside the Virginia Power easement 
to a location to be approved by the Urban Forest Management Division.  The 
intent of this development condition is to maximize screening of the 
telecommunications tower from Windsor Meadows Lane. 

 
c. Existing and proposed landscape materials and barriers on-site shall be 

maintained and replaced in accordance with Article 13-106 of the Zoning 
Ordinance.  Any diseased, dead or dying plantings shall be replaced with the 
same species unless an alternative species is approved by the Urban Forest 
Management Division.   

 
d. All plant material shall be tended and maintained in a healthy growing 

condition, replaced when necessary due to poor health or unsafe conditions 
and shall be kept free of refuse and debris.  If any of the existing or proposed 
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landscaping on the subject property is removed as a result of the 
improvements to Leesburg Pike, the applicants shall replace the affected 
landscaping within six months of completion of the project along the property 
frontage. 

 
e. The two American Holly trees shown adjacent to Route 7 on Sheet Z-7B of 

the plat may be relocated at the time of site plan approval if it is determined 
by the Urban Forest Management Division that the trees may be impacted by 
improvements to Route 7.  There shall be no change in the quantities or 
species shown on the plat, and the trees shall be sited to maximize screening 
of the telecommunications facility from Route 7 and the adjacent residential 
dwellings. 

 
f. Tree Preservation Plan:  The Applicant shall contract with a certified arborist 

or registered consulting arborist (the “Project Arborist”) to prepare a tree 
preservation plan to be submitted as part of the first and all subsequent site 
plan submissions.  The tree preservation plan shall be reviewed and 
approved by the Urban Forest Management Division.  The tree preservation 
plan shall provide a tree inventory which includes the location, species, size, 
crown spread and condition rating percent of all trees 8 inches or greater in 
diameter, measured 4.5 feet from the ground and located within twenty-five 
feet of the proposed limits of clearing and grading.  The condition analysis 
shall be prepared using methods outlined in the latest edition of the Guide for 
Plant Appraisal.  Specific tree preservation activities designed to maximize 
the survivability of trees designated for preservation shall be incorporated into 
the tree preservation plan.  Activities should include, but are not limited to, 
crown pruning, root pruning, mulching and fertilization. 

 
g. Tree Preservation Walk-Through: The Applicant shall have the limits of 

clearing and grading marked with a continuous line of flagging prior to the 
walk-through meeting.  During the tree preservation walk-through meeting, 
the Project Arborist shall walk the limits of clearing and grading with a UFMD 
representative to determine where adjustments to the clearing limits can be 
made to increase the area of tree preservation and/or to increase the 
survivability of trees at the edge of the limits of clearing and grading, and such 
adjustment shall be implemented.  Trees that are identified as dead or dying 
may be removed as part of the clearing operation.  Any tree that is so 
designated shall be removed using a chain saw, and such removal shall be 
accomplished in a manner that avoids damage to surrounding trees and 
associated understory vegetation.  If a stump must be removed, this shall be 
done using a stump-grinding machine in a manner causing as little 
disturbance as possible to adjacent trees and associated understory 
vegetation and soil conditions. 
 

h. Limits of Clearing and Grading:  Clearing, grading and construction shall 
conform to the limits of clearing and grading as shown on the SE Plat, subject 
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to the installation of necessary utility lines and other required site 
improvements, all of which shall be installed in the least disruptive manner 
possible, as determined in accordance with the approved plans.  A replanting 
plan shall be developed and implemented, subject to approval by the UFMD, 
for any areas protected by the limits of clearing and grading that must be 
disturbed. 

 
i. Tree Preservation Fencing: All trees shown to be preserved on the tree 

preservation plan shall be protected by tree protection fencing.  Tree 
protection fencing, consisting of four foot high, 14 gauge welded wire 
attached to six foot steel posts driven 18 inches into the ground and placed 
no farther than ten feet apart or super silt fence, to the extent that required 
trenching for super silt fence does not sever or wound compression roots 
which can lead to structural failure and/or uprooting of trees, shall be placed 
at the limits of clearing and grading as shown on the erosion and sediment 
control sheets in all areas.  The tree protection fencing shall be installed after 
the tree preservation walk-through meeting but prior to the performance of 
any clearing and grading activities on the site.  The installation of all tree 
protection fencing shall be performed under the supervision of a certified 
arborist, and accomplished in a manner that does not harm existing 
vegetation that is to be preserved.  Three days prior to the commencement of 
any clearing or grading activities, but subsequent to the installation of the tree 
protection devices, the UFMD shall be notified and given the opportunity to 
inspect the site to ensure that all devices have been correctly installed.  If it is 
determined that the fencing has not been correctly installed, no grading or 
construction activities shall occur until the fencing is installed correctly, as 
determined by the UFMD. 

 
j. Root Pruning: The Applicant shall root prune as needed to comply with the 

tree preservation requirements of these conditions.  Areas that will be root 
pruned shall be clearly identified on the Tree Preservation Plan.  All 
treatments for such trees and vegetation shall be clearly specified, labeled, 
and detailed on the erosion and sediment control sheets of the grading plan 
submission. The details for these treatments shall be included in the Tree 
Preservation Plan and shall be subject to the review and approval of UFMD.   

 
All root pruning shall be performed in a manner that protects adjacent trees 
and vegetation that are required to be preserved and may include, but not be 
limited to, the following: 

 
 Root pruning shall be done with a trencher or vibratory plow to a depth 

of 18 inches, or as specified by UFMD at the pre-construction meeting. 
 Root pruning shall take place prior to any clearing and grading. 
 Root pruning shall not sever or significantly damage structural or 

compression roots in a manner that may compromise the structural 
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integrity of trees or the ability of the root system to provide anchorage 
for the above ground portions of the trees. 

 Root pruning shall be conducted with the on-site supervision of the 
Project Arborist. 

 Tree protection fencing shall be installed immediately after root 
pruning. 

 UFMD shall be informed in writing (email is acceptable) when all root 
pruning and tree protection fence installation is complete. 

 
k. Site Monitoring: During the installation of tree protection fencing, performance 

of root pruning and during any clearing or removal of trees, vegetation, or 
structures, the Project Arborist shall be present to effectively monitor the 
process and ensure that the activities are conducted in accordance with these 
conditions and as approved by the UFMD.  The Project Arborist shall be a 
certified arborist or landscape architect retained by the applicant and shall 
monitor all construction, demolition, landscape installation and tree 
preservation efforts to ensure conformance with the conditions and UFMD 
approvals.  The monitoring schedule shall be described and detailed in the 
Landscaping and Tree Preservation Plan and shall be reviewed and approved 
in writing by UFMD.   

 
 
 

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.  The applicant shall be responsible for obtaining the required 
Non-Residential Use Permits through established procedures, and this Special 
Exception shall not be valid until this has been accomplished. 
 
Pursuant to Sect. 9-015 of the Zoning Ordinance, this special exception shall 
automatically expire, without notice, 30 months after the date of approval unless the 
uses have been established by obtaining the required Non-Residential Use Permits 
noted above. 
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veriyoriwireless 
We never stop working for your 

August 7, 2014 

Ms. Carmen Bishop 
Staff Coordinator 
Zoning Evaluation Division 
Fairfax County Department of Planning and Zoning 
12055 Government Center Parkway, Ste 730 
Fairfax, VA 22035 
(703)324-1221 

Re: Verizon need for CWS 91: ACUMC- Tysons West ("Old Ash") 
1301 Trap Road, Vienna 
Andrew Chapel United Methodist Church 

SE 2013-DR-019 

Dear Ms. Bishop: 

Verizon Wireless is seeking to improve its wireless services along Route 7, and in 
adjacent neighborhoods, between Tysons Comer and the Difficult Run stream valley. 

CWS 91: Tysons West is a necessary site to improve both our coverage and network 
capacity. Locating at a height of 117' (mid-point of antennas) on the CWS bell tower will 
be a big improvement for our network. 

My understanding is that the Wolf Trap Fire Station at the comer of Route 7 and Beulah 
Road is in consideration as a place to host a telecommunications structure. Verizon 
Wireless Radio Frequency Engineers have analyzed this location and an installation here 
would benefit our network as well. Please note though that a fire station installation will 
compliment, not replace, our Old Ash site (CWS 91: ACUMC). 

Note as well that a taller tower (at even a mounting height of 150') at the fire station does 
not replace our Old Ash search ring. 

Verizon Wireless looks forward to discussing its network and the need for the Old Ash 
site with the Planning Commission at the public hearing on Thursday, October 2nd. 

SJiiPftrftlv ' 

Mercy Lunanga 
Radio Frequency Engineer 



\ ̂ ^verimnwimiess 
We never stop working foryouf 

August 14,2014 

Statement of Certified Engineer 
Site Selection and Performance Standards 

Site Name: Old Ash 
Site Address: 1301 Trap Road, Vienna, VA 22182 

The proposed Bell Tower by CWS located at 1301 Trap Road in Vienna, VA, was selected by 
Verizon Wireless to provide and improve wireless coverage along Leesburg Pike, in between 
Laurel Hill Road and Towlson Road. The site will also enhance 4G-LTE coverage to the 
neighboring residential communities especially neighborhoods east of the proposed site, where 
there is little to no coverage. 

The applicant identified that there were no existing structures of sufficient height to meet the 
intended coverage objectives of the Old Ash site. 

The propagation maps attached to the application, illustrate the improved coverage that will 
result with the addition of the new telecommunications site. 

This letter certifies that the proposed Bell Tower will meet the performance standards of the R-l 
district pursuant to §9-103 of the Fairfax County Zoning Ordinance. 

/s/ 
Mercy Luhanga 
Radio Frequency Engineer 
900 Junction Dr. 
Annapolis Junction, MD 20701 



VeriTOnwireless 

Verizon Wireless 
9000 Junction Drive 
Annapolis Junction, MD 20701 
(301)512-2000 

Brian A. Stover 
Principal Engineer-Real Estate 
Direct Dial (301) 512-2459 
Fax (301) 512-2186 
Mobile (410) 404-4633 

September 3, 2014 

CWS VII, LLC 
c/o Thomas A, Murray 
2800 Shirlington Road Suite 716 
Arlington, Virginia 22206 

Re; Verizon's proposal for antennas and equipment at CWS 91: ACUMC 
1301 Trap Road, Vienna, VA 22182 
38 56' 53.63"N 
77 15' 40.67"W 

Dear Mr. Murray: 

Verizon seeks to improve its wireless telecommunications network to the west of Tysons Corner. 
Verizon is interested and motivated to finalize an arrangement that will allow it to install a wireless 
communications facility on your proposed bell tower. 

Verizon will enter an Agreement with CWS to use the following described areas for the duration of the 
term of the Agreement: 

a) Equipment Space: Verizon shall have the right to use a 12' X 20' square foot portion of the 
proposed compound; this area shall be used to locate wireless communications equipment 
cabinets. 

b) Antenna Space: Verizon shall have the right to install tip to Twelve (12) panel antennas on 
the proposed bell tower at a mounting height of 115 feet including 12 (12) - 1 and 5/8 inch 
coax lines. 

c) Accessory Space: Verizon shall have th6 right to install wires, cables, conduits and other 
ancillary and complimentary devices by, .through and between the Equipment Space and the 
Antenna Snace and the source of telephone and electric utility service. 

Verizon Authorized Signatory 
NamefTBtfiAIA Nf-fbVe/ 
Title Principal HHvob/K- ErV+e-
Address: 

Please be advised that this is not contractually binding on the patties. This letter is only an expression of the basic terms and conditions to be 
incorporated in a formal written agreement. The parties shall not be contractually bound unless and until they execute a formal lease, which must 
be in the form and content satisfactory to each party in their sole discretion. Neither party may rely on tin's letter as creating any legal obligation 
of any kind. 







08/05/2014 11:30 7037595031 EE LYONS CONST PAGE 02/02 

CONTRACTING EXCAVATION PIPE CONCRETE EQUIPMENT RENTAL Aljl SITE WORK ASPHALT as, iwfias 
CONSTRUCTION CO., INC. 

ESTABLISHED W30 

POST OFFICE BOX 498 VIENNA. VIRGINIA 22183 
(703)759-2171 • OAX: (703) 759-5031 

To Whom It May Concern: 

I have no interest in leasing a tower site at 9325 Leesburg Pike Vienna, VA 22182 for any 

outside use. 

Thank you, 

James A. Lyons, President 
E. E. Lyons Construction Co., Inc. 

REGISTRATION NUMBER 10724 



D O N G S  S U E  &  S T E A R N S ,  P L C  

July 16, 2014 

Mr. Thomas R. Devaney, Leasing Manager 
Real Estate Management Services 
Facilities Management Department 
12000 Government Center Parkway, Suite 424 
Fairfax, Virginia 22035 

Re: Beulah Road Fire Station as Alternate Candidate for Telecommunications Facility Proposed at 
Andrew Chapel United Methodist Church 

Mr. Devaney: 

This will confirm our conversation of July 10, 2014 regarding my client's inquiry about the referenced 

Fire Station, located at Leesburg Pike and Beulah Road. To re-cap, in connection with a pending 

application for special exception and 2232 review for proposed facilities at Andrew Chapel United 

Methodist Church, the applicant is required to evaluate alternative sites, such as the Fire Station at 

Beulah Road. Our client, Community Wireless Structures (CWS) has evaluated numerous alternate 

sites, including the Fire Station. CWS has concluded the Fire Station property is west of the coverage 

objective which is to be served by Andrew Chapel, and you also confirmed that the County is not willing 

to consider leasing a portion of such property for a cell tower or similar support structure. 

Please let me know if the foregoing needs any correction or clarification. And thank you for taking the 

time to respond. 

Sincerely, 

Edward L. Donohue 

i t /  Oronoco S t r e e t  A l e x a n d r i a ,  Virginia 2 2 3 1 4  »  7 0 3 , 5 4 9 . 1 1 2 3  • www.DonohueStearns.com 



117 Oronoco Street Alexandria, Virginia 22314  703.549.1123  www.DonohueStearns.com 
 

 
 
 
September 12, 2014 
 
Mr. Thomas R. Devaney, Leasing Manager 
Real Estate Management Services 
Facilities Management Department 
12000 Government Center Parkway, Suite 424 
Fairfax, Virginia 22035 
 
Cc: Carmen Bishop 
 
Re: Beulah Road Fire Station as Alternate Candidate for Telecommunications Facility Proposed at 

Andrew Chapel United Methodist Church 
  
Tom, 
 
We understand that the County has clarified its position on the fire station located at Leesburg Pike and 
Beulah Road and that it would consider leasing space on the parcel to the Applicant, CWS, for a 
telecommunications facility. This location, however, is not an alternate solution for the facility 
proposed to be located at Andrew Chapel United Methodist Church. The fire station is located nearly a 
mile west of the proposed site and would not achieve the coverage objective. CWS has provided staff 
with materials from Verizon Wireless RF engineers documenting this and has explained that a future 
site at the fire station may be useful in addition to the proposed facility at the Church, but will not serve 
as a replacement. Moreover, existing proffers and resource protection areas on the parcel pose 
significant challenges to the design and construction of a telecommunications facility there.  
 
Thank you, 
 

 
 
Edward L. Donohue 
 
Attorney/ Agent for the Applicant 

 
 

http://www.donohuestearns.com/


SPECIAL EXCEPTION AFFIDAVIT 

DATE: October 9, 2014 

I, Edward L. Donohue 
(enter date affidavit is notarized) 

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

(check one) 

in Application No.(s): SE 2013-DR-019 

[ ] applicant 
[•] applicant's authorized agent listed in Par. 1(a) below l>Z3 434^ 

(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) 

- CWS VII, LLC 
Thomas A. Murray 

- Trustees of Andrew Chapel United 
Methodist Church 

David L. Nordean 
Spencer J. Copland 
Benjamin H. Pruett 
Darrin M. Schmidt 
Dennis C. Hall 
Sharon K. Mailey 
Peter J. Stavish (Deceased) 
James R. Cantrall, also known of 
record as Robert Cantrall 
Susan K. Grunin 
Carol A. Blackwell 

_ Donohue & Stearns, PLC 
Edward L. Donohue 
Tracy L. Themak 

(check if applicable) 

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

2800 Shirlington Road 
Suite 716 
Arlington, VA 22206 
1301 Trap Road Vienna, VA 22182 

9463 Shouse Drive Vienna, VA 22182 
115 Beulah Road, Suite 200C Vienna, VA 22180 
1318 Towlston Road Vienna, VA 22182 
751 Park Avenue Herndon, VA 20170 
1421 Montague Drive Vienna, VA 22182 
11287 Stones Throw Drive Reston, VA 20194 
9411 Gamba Court Vienna, VA 22182 
1107 Sugar Maple Lane Herndon, VA 20170 

1658 Valley Avenue McLean, VA 22101 
1034 Cup Leaf Holly Court Great Falls, VA 22066 
117 Oronoco Street Alexandria, VA22314 
117 Oronoco Street Alexandria, VA 22314 
117 Oronoco Street Alexandria, VA 22314 

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

Applicant/ Agent / Lessee 

Applicant/ Title Owner/ Lessor 

Trustee 
Trustee 
Trustee 
Trustee 
Trustee 
Trustee 
Trustee 
Trustee 

Trustee 
Trustee 
Attorneys/Agents/Applicants for Title 
Owner/Lessor 

[ ] 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 nf- (state 
name of each beneficiary). 

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

cbish1
Typewriter
APPENDIX 3



Special Exception Attachment to Par. 1(a) 

DATE: October 9, 2014 

Page _1 of 1 

(enter date affidavit is notarized) . „ . . , 
for Application No. (s): SE 2013-DR-019 I Z-3 ]q 

(enter County-assigned application number (s)) 

(NOTE: All relationships to the application 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) 
Entrex Communication Services, Inc. 

^ John Cabot Goudy 

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

6600 Rockledge Drive, Suite 550 
Bethesda,MD 20817 

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

Engineers 

Engineer 

Millennium Engineering, P.C. 

- Paul A. Dugan 

508 Ferncastle DMve 
. Downingtown, PA 19335 

Engineers 

Engineer 

(check if applicable) 

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

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

is continued further 
form. 



SPECIAL EXCEPTION AFFIDAVIT 
Page Two 

DATE: October 9, 2014 
(enter date affidavit is notarized) 

for Application No. (s): SE 2013-DR-019 ^ 
(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) \CWS VII, LLC 

2800 Shirlington Road 
Suite 716 
Arlington, VA 22206 

DESCRIPTION OF CORPORATION: (check one statement) 
M 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) 
Thomas A. Murray, Managing Member 
Lauren I. Murray, Member 

sHope P. McCreary, Member 
%Queli I. Campos, Member 

(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 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. 

^FORMSEA-l Updated (7/1/06) 



Page _1 of _2_ 
Special Exception Attachment to Par. 1(b) 

DATE: October 9, 2014 
(enter date affidavit is notarized) 

for Application No. (s): SE 2013-DR-019 
(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 
201 Liberty Street 
Leesburg, VA 20175 

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, Partner 
Frank W. Stearns, Partner 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
vEntrex Communications Services, Inc. 

6600 Rockledge Drive, Suite 550 
Bethesda, MD 20817 

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) 
Marc A. Marzullo 
Camille F. Shabshab 
John Cabot Goudy 

(check if applicable) [s ]  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) 



Page 2 of 
Special Exception Attachment to Par. 1(b) 

DATE: October 9, 2014 
(enter date affidavit is notarized) . 

for Application No. (s): SE 2013-DR-019 (^ID 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
^Millennium Engineering, P.C. 
508 Ferncastle Drive 
Downingtown, PA 19335 •> 

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 anv 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) 
Paul A. Dugan » , 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 

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 anv 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) 

(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) 



SPECIAL EXCEPTION AFFIDAVIT 
Page Three 

DATE: October 9, 2014 
(enter date affidavit is notarized) 

for Application No. (s): SE 2013-DR-019 t-fjy 
(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) 

(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) 

(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) 



SPECIAL EXCEPTION AFFIDAVIT 
Page Four 

DATE: October 9, 2014 
(enter date affidavit is notarized) 

for Application No. (s): SE 2013-DR-019 ( 
(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: 

\ 

M 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. 

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) 



Application No.(s): SE 2013-DR-019 
(county-assigned application number(s), to be entered by County Staff) 

SPECIAL EXCEPTION AFFIDAVIT 
Page Five 

DATE: October 9, 2014 
(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 prior to the public hearing of this application, 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. 

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: "Z-.c 
r 

(check one) [ ] Applicant [•] Applicant's Authorized Agent 

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

Subscribed and sworn to before me this 9th day of October 20 14 jn the State/Comm. 
of Virginia , County/City of Alexandria 

-- 'k / Notary Public 

./? J 
L. 

My commission expires: '' 3\~ 6L0 s 6 >\9"^SsinTARY''-f^,\ 
« V PUBLIC \ 

£ "T : REG. #7076753 j * z 
- : MY COMMISSION : -
C. 9, EXPIRES „ .-'i? 5 

'ORMSEA-1 Updated(7/1/06) —"''oCv* 

' f IS111D 
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Coun ty  o f  Fa i r f ax ,  V i rg in i a  

DATE: September 9, 2014 

TO: Barbara C. Berlin, Director 

FROM: 

Zoning Evaluation Division, DPZ 

Chris Caperton, CMef 
Facilities Plannin^Brancn/DPZ 

SUBJECT: Section 15.2-2232 Review 
Application 2232-D13-9 (concurrent with SE 2013-DR-019) 
CWS VII, LLC & The Trustees of Andrew Chapel United Methodist Church 
1301 Trap Road, Vienna, 22182 
Tax Map 19-4 ((1)) 47 

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

PROJECT DESCRIPTION 

The applicant, CWS VII, LLC & The Trustees of Andrew Chapel United Methodist Church, 
propose to construct a 120' telecommunications facility (bell tower) for co-location of up to four 
(4) carriers. Verizon Wireless is the first carrier proposed on the facility. A 35' x 70' equipment 
compound is proposed at the base of the bell tower which will be screened with an 8' board-on
board fence and landscape plantings around the perimeter of the fence. The details of the proposal 
are described in the 2232 Review Application (Attachment A). The proposal is also subject to 
review and approval of SE 2013-DR-019. 

Location: The property is located at 1301 Trap Road, Vienna, 22182, in the southeast quadrant of 
Trap Road's intersection with Leesburg Pike. 

Site: The site is currently developed with the Andrew Chapel United Methodist Church and its 
associated paved parking lot with 81 total spaces. An existing two-story residential dwelling is 
located in the northwestern quadrant of the property. The 18,700 square foot one-story, with 
basement, brick church building with 200 seats is also used for a nursery school for up to 99 
children. A fenced play area and shed are located southeast of the church. The property is 
relatively flat with existing mature trees located around much of the perimeter of the site. 

Background: The applicant originally filed 2232-D13-9 on June 28, 2013 with the Planning 
Division of the Department of Planning and Zoning (DPZ) to request a telecommunications 
facility, consisting of a 140' bell tower and an associated equipment compound, for co-location of 
up to five (5) wireless providers to be located at the edge of the paved parking lot to the rear of the 
church. The applicant provided community outreach at a community meeting held at the church 
on August 21, 2013. 

cbish1
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At staffs request, the applicant performed a balloon fly on Tuesday, September 24, 2013, from 
7:30 am to 9:30 am. The applicant presented the application to the McLean Citizen's Association 
on September 24, 2013. The balloon was not flown at the proposed height and was re-flown on 
October 10, 2013 (7:30 am to 9:30 am). 

During this timeframe, the applicant also submitted applications to the Zoning Evaluation Division 
(ZED), DPZ, to permit a telecommunications facility on property zoned to the R-l Zoning District. 
Revisions were made to the application on February 25, 2014 and March 10, 2014. The revised 
March application, on which this review is based, proposes a 120' tall bell tower structure that can 
accommodate 4 carriers. 

The applicant notified approximately 63 property owners immediately adjacent and/or abutting the 
application property of an additional balloon fly performed on Saturday, March 15, 2014 (8:00 am 
to noon). Also contacted were affected Homeowners Associations, Civic Associations, and the 
local Board member and Planning Commission member. 

Additionally, the applicant submitted documentation to the Historic Preservation Planner of DPZ 
requesting a Section 106 review of the potential impacts of the proposed tower on nearby historic 
properties. In an email dated January 8, 2014, (Attachment B) staff determined that "because the 
proposed telecommunications facility would be enclosed by a bell tower structure, it is believed 
that the effect on the two historic properties would not be adverse." The applicant has also 
provided a Phase 1 Archaeological Survey with the submitted application materials. 

As mentioned, during the review period for both the 2232 and SE 2013-DR-019, the applicant 
submitted additional application information. This included a revised Statement of Justification, 
revised photo simulations, and revised plans. The Statement of Justification and revised photo 
simulations are found in Attachment C. 

PROPOSED USE: Telecommunications facility for up to four (4) wireless carriers 

Facility: See application (Attachment A) for full description; all dimensions are approximate: 

• Structure - A 120' tall bell tower with concealment panels to screen antenna and non-working 
bells located below the final panel. The structure is proposed to accommodate up to four (4) 
co-located wireless providers. The wireless carrier Verizon Wireless is the first carrier 
proposed, plus three (3) future carriers subject to 2232 approval. Verizon Wireless will be 
located at the top position at 115'. 

• Location - The proposed telecommunications facility is located adjacent to the church parking 
lot and approximately 87' from the property line to Leesburg Pike and approximately 60' to the 
compound itself. 

• Antennas - Panel antennas are proposed, screened behind cream color stealth panels for a 
maximum build-out as noted below: 
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• up to 60 panel antennas in total (typically up to 15 antenna per carrier) 
• up to 102" in height 
• up to 24 " in width 

Note: Verizon Wireless will be located at a RAD center of 115' leaving 105', 95' and 85' 
respectively for future carriers. 

• Equipment Compound - Proposed 35' wide x 70' long, 2,450 square feet area for the bell tower 
structure and associated equipment. Space available for up to four (4) co-located wireless 
providers. 

• Equipment Cabinets and Shelters - All equipment as shown on Sheet Z-2 will be placed within 
the 35' x 70' equipment compound for a maximum build-out as noted below: 

• up to 16 equipment cabinets measuring (typically up to 4 cabinets per carrier) 
o up to 8' in height 
o up to 10' in width 
o up to 10'in depth 

• up to 3 equipment shelters measuring 
o up to 12' in height 
o up to 30' in width 
o up to 20' in depth 

Note: the carriers may choose either equipment cabinets OR an equipment shelter; 
therefore, the 19 pieces of equipment proposed would be a combination of either cabinets 
or shelters located within the compound 

• Screening - The compound is to be screened with an 8' tall board-on-board fence made of 
natural wood to create a solid visual barrier which will enclose the compound area and conceal 
the equipment from view. Supplemental landscape plantings will be placed along the perimeter 
of the compound to provide further screening. 

• Storm water runoff - Storm water management, water quality control Best Management 
Practices, and water quantity issues, are site plan review requirements because the area of 
disturbance exceeds 2,500 square feet. 

• Access - Access to the compound will be via a 6' wide gravel walkway with a 4' wide 
proposed main gate to enter into the compound, located approximately 45' from the edge of the 
paved parking lot. 

• Operations - A service technician will visit the site approximately once or twice per month to 
perform routine maintenance. 

Off-Site Impacts: The applicant indicates the proposed use will not generate noise, light, dust, 
glare, or vibrations. The traffic generated will be minimal as the facility is unmanned. The 
applicant further states that the proposed use will have no negative impacts on air quality, water 
quality, or any existing environmental features of the subject property. 

Alternate locations: The applicant identified the following alternate locations: 
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Public 

• Colvin Run Elementary School 1400 Trap Road 
This parcel is located too far south of the coverage objective. 

• Fire Station #42 Route 7 and Beulah Road 
This parcel is located too far west of the coverage objective. 

Other 
• Covance Laboratories 9200 Leesburg Pike 

This large parcel which is residentially zoned has been approached by numerous carriers 
and tower developers (including T-Mobile in 2009/2010). The owners of this property are 
not interested in locating a telecommunications structure here due to security concerns. 
They are also planning to sell the parcel in the future and are not willing to enter into any 
long term commitments. 

• J. Byron Landscape 9034 Leesburg Pike 
The owner is not interested in a ground lease. 

• Mclean Bible Church 8925 Leesburg Pike 
The church is not interested in a ground lease. 

• Other Church Parcels (Baptist Bethel, Catholic Traditionalist, Saint Athanasius) 
The proposed church parcel is the largest and provides a better opportunity for screening 
from nearby residential neighborhoods. 

The applicant indicates that this location fills an existing service void and addresses capacity issues 
and that co-location on tall existing buildings or structures in the area was not an option. 

DESCRIPTION OF SURROUNDING AREA 

Adjacent and Nearby Land Uses: 
• Subject property - Church use zoned R-1 
• North/Northeast - Former Hazelton Laboratories site (now vacant, with buildings removed) / 

single-family detached uses zoned R-l 
• South - Single-family detached uses and vacant land owned by Catholic Traditionalist 

Movement zoned R-l 
• West - Andrew Chapel consisting of a historic church and cemetery zoned R-l and single-

family detached uses zoned PDH-2 

The Comprehensive Plan Map designates the immediate area as planned for Residential Use at 1-2 
du/ac. 
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COMPREHENSIVE PLAN PROVISIONS 

COMPREHENSIVE PLAN CITATIONS: An assessment of this proposal for substantial 
conformance with land use and design recommendations of the Comprehensive Plan ("the Plan") 
is guided by the following citations from the Plan: 

COMPREHENSIVE PLAN PROVISIONS (Attachment C) 

Plan Area: McLean Planning District, Area II 

Planning Sector: Wolftrap Community Planning Sector 

Plan Map: Residential 1-2 du/ac 

The Comprehensive Plan provides the following guidance on the land use and the intensity/density 
for the property. On pages 132 and 134 of the McLean Planning District section of the 2013 
edition of the Area II Plan, under the heading, "Recommendations, Land Use," the Plan states: 

1. Low-density residential development at 1-2 dwelling units per acre is planned for the 
area east of Beulah Road. 

3 Land along the south side of Leesburg Pike should maintain the pattern of an average 
density of 1-2 dwelling units per acre, but permit cluster development so that land 
immediately adjacent to the highway would remain as open space and provide a buffer 
for the residential area. 

On page 9 of the McLean Planning District section of the 2013 edition of the Area II Plan, Figure 
4, Inventory of Historic Sites McLean Planning District, includes the "Andrew Chapel United 
Methodist Church" located at 9201 Leesburg Pike, situated across Trap Road from the subject 
property, and the "Bethel Primitive Baptist Church" located at 9101 Leesburg Pike, southeast of 
the subject property. 

On pages 37 through 40 of the Public Facilities section of the 2013 edition of the Policy Plan, 
under the heading, Mobile and Land-Based Telecommunication Services" ... "General 
Guidelines," the Comprehensive Plan provides the following guidance: 

"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. 
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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 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. 

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 
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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. 

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 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: 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.) 

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. 

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. 



Barbara C. Berlin 
2232-D13-9 (concurrent with SE 2013-DR-019) 
Page 8 

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." 

STAFF ANALYSIS 

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: 

LOCATION: The proposed bell tower location toward the rear of the subject property, beyond a 
paved parking lot, maximizes the distance between the facility and residential properties, thus 
providing a buffer consistent with Plan guidelines to minimize impacts on surrounding areas. The 
one-story, with basement, church building helps obscure or block views of the equipment 
compound from surrounding properties, as recommended by the Plan. The proposed siting with 
landscaping treatment on Route 7 allows this major arterial to provide additional distance and 
buffering to properties east of Route 7. Staff believes that the proposal conforms to the Plan 
guidelines for locating facilities on properties that can conceal the telecommunications facility and 
minimize its visual impact on surrounding areas. 

CHARACTER: Based on observations during the height test and a review of the applicant's 
photographic simulations, it is staff s opinion that the surrounding residential properties will be 
largely buffered from the proposed 120' tall bell tower by distance and existing trees and 
vegetation that will serve to mitigate the facility's visual impact. Staff notes the existence of 
visual impacts to residential properties near the site, specifically, immediately across Trap Road on 
Windsor Meadows Lane and the property south/southeast of the of the church on Route 7, where 
the bell tower will be visible. In staffs opinion, these homes are of sufficient distance from the 
proposed tower to not create an adverse impact on the visual quality or character of the residential 
areas. 

Additionally, the proposed bell tower, as a feature often found on church properties, would not 
appear out of character with the use of the property. All antennas will be hidden from view by 
concealment panels to further camouflage the proposed telecommunications facility. The 
proposed configuration will allow light to pass between panels which, in staffs opinion, is less 
obtrusive than the originally proposed solid panels. The equipment compound should be 
effectively screened by the proposed 8' foot high board-on-board fence, creating a solid barrier 
around the compound. The applicant also proposes additional plantings around the compound and 
along the rear property boundary and Leesburg Pike for the purpose of softening the impacts of the 
compound when entering the church parking lot and, to a lesser extent, from Rte. 7. 

In staffs opinion, the photographic simulations, drawings, and height test conform with Plan 
recommendations that the applicant demonstrate that the selected site for the proposed bell tower 
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provides the least visual impact on residential areas and the public way, and demonstrate the 
appropriateness of the proposed design. 

The church represents an established institutional or non-residential use on R-l zoned property. 
Staff believes the placement of the bell tower toward the rear of the 7-acre property and 
immediately adjacent to the existing parking lot maximizes the existing mature vegetation and, 
with additional landscape plantings, is an effective design option appropriate to this site, as 
recommended by the Plan. The antennas will be obscured from view by concealing panels, 
consistent with Plan guidelines to disguise and camouflage the appearance of telecommunications 
facilities to resemble man-made materials that are "typically found in a similar context and belong 
to the setting where placed" as stated in Objective 43, Policy a. 

Staff recognizes that the proposed bell tower is taller than existing trees on the site. Existing trees 
do, however, provide a vegetative buffer and screening from off-site sight-lines. It is staffs 
opinion that the subject application balances factors of need, location and design and that the 
proposed facility would not have an adverse visual impact on the character of the surrounding area. 
Staff believes that the proposal meets Plan guidelines to design telecommunications facilities to 
mitigate their visual presence and prominence in residential areas by concealing their intended 
purpose in a way that is consistent with the character of the surrounding area. 

EXTENT: Impacts associated with the extent of the proposed bell tower were assessed, primarily, 
on the reach of the tower's visibility. The Comprehensive Plan does not require 
telecommunication facilities to be invisible. Rather, the Plan recommends that facilities be 
designed and located to provide the greatest opportunity to conceal the facilities and mitigate their 
visual impact. Photo simulations prepared by the applicant show, appropriately, a worst-case 
scenario of trees without foliage. While the bell tower would be visible by some residents east and 
south of the site, the extent of these visual impacts are not considered to be extensive, adverse, or 
detrimental to the character of the existing neighborhoods. Tree foliage will help buffer many 
views of the proposed tower for 6 or more months out of the year. The proposed configuration of 
the bell tower panels allows light to pass between the panels. This helps to break up the fapade of 
the bell tower so that it does not appear as a continuous flat panel. Staff believes this proposed 
treatment helps mitigate visual impact. 

As discussed previously, the applicant initially proposed a 140' bell tower structure. Upon staff 
expressing concern regarding the height and design of the originally proposed structure, the 
applicant revised their applications and reduced the height to 120' to accommodate up to four (4) 
carriers, as opposed to five (5) in their initial application, which staff believes meets the intent of 
Objective 43, Policy b. which states: "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." Additionally, staff believes this effort also meets the intent of Objective 42, Policy h. 
which states: "Ensure that the height of the proposed telecommunications 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." 
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The proposed telecommunications facility, and its associated equipment compound, will be placed 
at the rear of the application property, in a way that will preserve existing vegetation. The 
applicant also proposes additional plantings around the perimeter of the compound, and has 
committed through the special exception development conditions to provide additional plantings 
along the rear property boundary, and along Leesburg Pike, to further screen the request from 
view. Staff believes this effort meets the intent of Objective 43, Policy c. which states: "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." 

Furthermore, staff believes the intent of Objective 44, Policy m. has been met which states: 
"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." Review by the County's Historic Preservation Planner indicates that the proposed 
structure will not result in an adverse visual impact on either the Andrew Chapel Church or the 
Vernon Leigh house, the two known historic properties in proximity to the proposed facility. 

Staff believes that the applicant diligently performed numerous community outreach opportunities 
and amended their original request to address staffs concerns regarding the location, height, and 
visual impact of the proposed structure to the satisfaction of many Policy Plan Objectives as noted 
above. Therefore, in staffs opinion, the proposal meets Plan guidelines pertaining to the extent of 
proposed telecommunications facility. 

CONCLUSIONS AND RECOMMENDATIONS 

Staff concludes that the subject proposal by CWS VII, LLC & The Trustees of Andrew Chapel 
United Methodist Church, to construct a telecommunications facility on property owned and 
operated by The Trustees of Andrew Chapel United Methodist Church, 1301 Trap Road, Vienna, 
22182, satisfies the criteria of location, character, and extent as specified in Section 15.2-2232, as 
amended, of the Code of Virginia. Staff therefore recommends that the Planning Commission find 
the subject Application 2232-D13-9 substantially in accord with provisions of the adopted 
Comprehensive Plan. 

MRG:CBC 
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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 *** 

APPLICATION NUMBER " A 
Date application receiyed (v'To by l'CVv)"7— 
Date(s) Revised 2-(2Sj\A ,  
Date application accepted. SUn ii by V\p.kbtt ¥e.-m^-dhv 

(Please Type or Clearly Print) 

PART I: APPLICATION SUMMARY 

LOCATION OF PROPOSED USE 
Address 1301 Trap Road 

City/Town Vienna 

0 W 

WAR 1 0 2014 

Zip Code 22182 

Place Name (example: Dale High School) Andrew Chapel United Methodist Church 

Tax Map LD. Number(s) 0194 01 0047 

Fairfax County Supervisor District Dranesville ^ 

APPLICANT(S) 
Name (Company or Agency) OWS Vli, LLC & The Trustees of Andrew Chapel United Methodist Church 

Agent Name Edward L. Donohue, Donohue and Stearns 

(Note: Failure to notify County of a change in agent may result in application processing delays) 
Agent's Mailing Address 117 Oronoco Street 

Titv/TowtrAlexandria- VA Zip Code 22314 

Telephone Number (Z2^) 9*19-1123 
E-mai| edonohue@donohuestearns.com 

State 
Fax (703) 549-5385 

Secondary Contact Queli Campos, CWS VII, LLC 

Telephone Number (703) 845-1971 E-mail queli.campos@sharedsites.com 

BRIEF DESCRIPTION OF PROPOSED USE 
Applicant is submitting this application to construct a telecommunication facility, housed within a 120 foot tall church bell tower, on 
the property located at 1301 Trap Road, Vienna, Virginia (the "Property"). The Property (7.0127 acres owned by the Andrew 

V Chapel United Methodist Church) is used for religious and institutional purposes and is located at the intersection of Trap Road 
and Route 7 (Leesburg Pike), two miles west of Tysons Corner. The Property is located in the Dranesville District and is zoned 
R-1. The proposed telecommunication facility (more fully described on the attached drawing entitled "CWS 91 ACUMC-Bell 
Tower") consists of the 120 foot bell tower and related equipment sited in a 35 by 70 foot fenced equipment compound adjacent to 
the church parking lot. 

I 
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Total Area of Subject Parcel(s) 7.0127 acres 

Zoning District R~1 

Applicant's previous Zoning Approvals for all uses on site (proffered conditions, special permits, special 
exceptions, variances, development plans) 

N/A 

PROPERTY OWNER(s) OF RECORD 
Owner CHURCH METHODIST, ANDREW CHAPEL 

Street Address 1301 Trap Road 

City/Town V'enna si-gj-g VA Zip Code 22182 
Has property owner been contacted about this proposed use? I ̂  I YES I I 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 
proj"ecUhaHeL fulhhed31 rfax County Zomn9 Ordinance requirements pertaining to this 

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. FF»wuon 

-Signature-ofApplicanTorAgent: 

Date 3/11/2014 

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

A. TYPE OF PROPOSED FACILITY Check the appropriate box(es) and provide the required 
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: 

N/A 

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 N/A 

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 • 
b. existing N/A 

c. proposed N/A 
z< 

G ft 1) \y/ 

MAR 1 0 2014 

DIRECTOR, PLANNING J' 
yj 
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Telecommunications Facility 2232 Review Application 

E i W i  
"'672013 

MAR 1 0 2014 

C. ANTENNA(S) Provide a separate page for each provider listed as part of therap$©igpn^^ 
[DEPT. QF PLANNING & ZONING 

Provider Verizon and T-Mobile ~ ' 

Model # or name 
Type 

Panel, Dish, 
Omni 

Quantity Height Width Diameter 
Location 

height on the 
structure 

Panel Antennas Panels up to 60 up to 102" up to 24" Between 80' and 120' 

Existing structure color: N/A . Antenna color: Wh'te 

No I /1 Is antenna painted to match existing structure? Yes • 
If No, please explain: Antennas will be totally screened behind the stealth panels. 

Will the antennas be screened? Yes JZL No 1 I If Yes, describe the screening to be provided: 

The antennas will be hidden behind the radio transparent concealment panels 

Will the antennas be flush-mounted to the, structure on which they are located? Yes • No m 
If No, please explain: Antennas will be totally screened by concealment panels 

Additional information: 

N/A 

D. EQUIPMENT* jhere will be a maximum of 4 shelters or a maximum of 16 cabinets or a combination of each. 

Model # or name 
Type 

cabinet or Quantity Height Width Depth Location 
shelter 

Equipment Cabinet Cabinet up to 16 up 8' up to 10' up to 10' within compound 

Equipment Shelter Shelter up to 4 up to 12' up to 30' up to 20' within the compound 

How will the equipment cabinet or shelter be screened? screened by an 8 foot tall board on board fence 

Screen material: Wood , Screen color: Neural Wood 

Additional information: 

Supplemented landscape will be planted on all sides of the proposed compound. 

7 



PART II: STATEMENT OF JUSTIFICATION 

A. DESCRIPTION OF PROPOSED USE 

FEB 2 5 2014 

n 

tmt' 

DIRECTOR, PLANNING DIVISION 
DEPT. OF PLANNING & ZONING 

1. Project description- Applicants are submitting this application to construct a 
telecommunication facility, housed within a 120 foot tall church bell tower, on 
the property located at 1301 Trap Road, Vienna, Virginia (the "Property"). The 
Property (7.0127 acres owned by the Andrew Chapel United Methodist Church) 
is used for religious and institutional purposes and is located at the intersection 
of Trap Road and Route 7 (Leesburg Pike), two miles west of Tysons Corner. 
The Property is located in the Dranesville District and is zoned R-l. The 
proposed telecommunication facility (more fully described on the attached 
drawing entitled "CWS 91 ACUMC-Bell Tower") consists of the 120 foot bell 
tower and related equipment sited in a 35 by 70 foot fenced equipment' 
compound adjacent to the church parking lot. 

2. Area to be served by proposed use- The proposed facility will enhance wireless 
service to Fairfax County citizens, visitors, businesses and emergency personnel 
in and traveling through the area. Specifically it will improve service along 
heavily traveled Route 7 (Leesburg Pike), as well as in the residential 
neighborhoods and communities to the north of Wolf Trap and to the south of the 
Old Dominion Drive corridor. This facility will, work in conjunction with other 
carrier facilities to the north, south, east and west to provide consistent, reliable 
wireless coverage in this area of Fairfax County. 

3. Maintenance requirements and frequency- A service technician will visit the 
site approximately once or twice a month to perform routine maintenance. 
Emergency repairs will be performed as needed but typically are rare. 

4. Propagation maps (for telecommunications applications) - Propagation maps 
have been provided by T-Mobile and Verizon Wireless, the two initial service 
providers to be located at the facility. 

B. REQUIREMENT FOR PROPOSED USE 

1. Why the new or expanded facility is needed-Verizon Wireless and T-Mobile 
require a facility in this location in order to address both network coverage and 
capacity requirements in the surrounding area, There are no existing tall 
structures (i.e. monopoles, utility structures, water towers, tall buildings, etc.) in 
this immediate area of Fairfax County suitable for the mounting of antennas that 
could be utilized to address the carrier technical requirements at this location. 
Other antenna support structures in the vicinity of the proposed facility are 
detailed on the enclosed "Wireless Infrastructure in the Vicinity of CWS Site 
91". 

The closest support structure for telecommunications purposes is the Filene 
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Center at Wolf Trap, approximately one mile south of the proposed bell tower. 
Both T-Mobile and Verizon are currently installed here, and utilize these rooftop 
sites address the capacity needs of Wolf Trap, the Dulles Toll Road and the 
neighborhoods in closest proximity. Neither of the two initial carriers currently 
has adequate coverage to the north, along and near Route 7. 

2. Why the proposed location is the best location for the proposed use- The 
Property offers an excellent land-use and visual solution. The parcel was selected 
because of its current non-residential use, large acreage and potential for 
screening from neighboring residential areas and the public roadways. A church 
property provides an excellent opportunity for disguising a telecommunication 
facility as a bell tower that is both in context with and complimentary to the 
existing use of the Property. 

3. Why the proposed location and type of facility is the least disruptive 
alternative- The Property was selected based on its current use, size and 
existing screening from neighboring residential parcels. By using, a stealth bell 
tower, the visual impact will be minimal. Although the upper sections of the bell 
tower will be visible from some nearby properties, its appearance is compatible 
and in context with the existing church use and will not create an adverse visual 
impact (refer to enclosed photo-simulations). The antennas will be hidden inside 
the bell tower, and the equipment compound will be surrounded by an 8 foot tall 
board on board fence and screened from view. 

C. ANTICIPATED IMPACTS/MITIGATION 

1. Visual- The location for the proposed facility is well screened by existing 
mature white pines planted along the property perimeter many years ago (refer to 
the enclosed aerial photos). The height of the stealth bell tower has been limited 
to 120 feet, and the design is in keeping with the primary use of the parcel 
(church). 

2. Noise and light- The proposed facility is unmanned and will not produce any 
material noise or vibrations. The church bells will not be operational and there 
will be no lighting of the facility. There will be no new or additional glare or light 
generated by the proposed use. I 

3. Air and water quality- The proposed facility will not impact air or water 
quality. 

4. Environmental- The proposed facility will have a limited footprint and area of 
disturbance and will not produce any adverse environmental impacts. 

5. Transportation (including trip generation)-Traffic impact is negligible. The 
proposed facility is unmanned, and will be visited approximately one or two 
times per month by service technicians for routine maintenance. Emergency 
repairs will be performed as needed but emergency service requirements are rare. 

6. Mitigation measures as applicable for 1 through 5- Mitigation is not required. 
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D. CONFORMANCE WITH THE COMPREHENSIVE PLAN AND OTHER 
STANDARDS 

The property is located in the McLean Planning District, Wolf Trap Community Planning Sector 
(M7), in Planning Area II. This Planning Sector is planned for low-density residential use at 1-2 
dwelling units per acre. The church property is shown on the Comprehensive Plan for. residential 
use at 1-2 dwelling units per acre. The Andrew Chapel United Methodist Church is shown under 
the Inventory of Historic Sites McLean Planning District on page 9 of the District-Wide 
recommendations for the District. 

The Applicants' proposed telecommunication facility use is consistent with the objectives under 
the policy plan element of the Comprehensive Plan regarding Mobile and Land Based 
Telecommunications Services. 

Objective 42: In order to provide for the mobile and land based telecommunications 
network for wireless telecommunications systems licensed by the Federal Communications 
Commission, and to. achieve opportunities for the collocation of related facilities and the 
reduction or elimination of their visual impact, locate the network's necessary support 
facilities which include 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 
telecommunications facilities on available existing structures such as 
rooftops, telecommunication and broadcast support structures, electric 
utility poles and towers, and water storage facilities when the 
telecommunication facilities can be placed inconspicuously to blend with 
such existing structures. 

The Applicants searched for existing tall structures in the area as a first choice for 
the location of its communications facility. However this general area of the 
County is residential in nature and there are no suitable existing structures to 
support the proposed communications facility and provide coverage in the target 
area. Construction of a new facility is needed to provide the required services. 

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. 

As there are no existing structures available for carrier co-location, Applicants are 
proposing to locate the communications facility on a vacant portion of the 
Property, away from the church and inside the mature white pines that line Route 
7. Applicants are proposing a stealth bell tower that will blend with the church 
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property and minimize the facility's visual impact. Antennas and other 
appurtenances will be hidden behind stealth panels. Equipment shelters and 
cabinets will be located inside the fenced in compound, screened by an 8 foot tall 
wood fence and landscaping. 

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 are proposing a stealth bell tower design to camouflage the use and 
minimize visual impact. DAS is not a cost effective solution and would not 
provide effective coverage to the surrounding neighborhoods. 

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

Within the Applicants' search area there are no public properties that meet the 
technical requirements and offer an equal or better opportunity to minimize visual 
impacts on the surrounding area. The nearest public parcels are detailed on 
Attachment 1. 

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. 

The proposed facility will not be located on public property. 

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 

qjolicies-aiuLplans to protecTnatural resources. 

The proposed facility will not be located on public property. 

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 when a co-location 
structure for multiple service providers is not desirable or feasible due to 
technological differences, site limitations or visual impact concerns. 

The proposed structure is designed for the co-location of up to four service 
providers. The site and design of the structure can successfully accommodate co-
location without creating visual impact concerns. 
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Ensure that height of the proposed telecommunication facility is no greater 
than necessary to allow for co-location on the telecommunication facility 
based on its service requirements while still mitigating the visual impact of 
the facility. 

A height of 120 feet is the minimum necessary to allow for the co-location of four 
service providers and to meet coverage requirements. The bell tower design 
mitigates the visual impacts. 

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 nonresidential 
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. 

The stealth bell tower is in keeping with the existing use. of the property and 
character of the surrounding neighborhoods. The bell tower design is consistent 
and in context with the current place of worship, and there are several other 
churches in the surrounding area. Mature pines along Route 7 and Trap Road on 
the Property and in the surrounding area will screen and block views of the 
facility from surrounding vantage points (refer to the enclosed aerial photos). 

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. 

The stealth bell tower design of the proposed facility minimizes impacts on the 
character of the property-and surrounding-area. 

The enclosed site plan details the design of the structure and the surrounding 
equipment compound and their relationship to the site. Photo-simulations have 
also been provided to demonstrate the appropriateness of the bell tower design 
and its relationship to the surrounding area. 

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. 



The attached photo simulations provide an analysis of the visual impact of the | 
proposed use from several vantage points throughout the nearby community. The 
proposed facility will be located adjacent to a church use immediately adjacent to 
a major arterial roadway (Leesburg Pike). The photo simulations demonstrate that j 
while there are some views of the proposed structure from various vantage points, 
the views are mitigated by the structure's design, by existing vegetation on-site | 
and in the overall surrounding area, and distance. There are no other sites in the § 
search area that provide a greater potential camouflage solution consistent with I 
the site and its existing use. f 

t 
Policy I. A key concept in assessing the telecommunication facilities is mitigation 

which is defined as actions taken to reduce or eliminate negative visual 
impacts. 

Applicants have followed the recommendations of this policy by: ? 

1. Proposing a bell tower consistent and in context with the existing non- j 
residential use and character of the property, and ? 
2. Locating the proposed structure within an area of mature vegetation and tree i 
cover; | 

!? 
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 I 
facilities. 

The Andrew Chapel United Methodist Church is identified in the Comprehensive | 
Plan under the Historic Sites Inventory for the McLean Planning District in Ej 
Planning Area II. However, the site is not within a historic overlay district. The 1 
proposed facility and the bell tower design will not negatively impact the church Fj 
property or other historically significant landscapes or cultural resources. I. 
Applicants will submit, prior to construction,-afulLengineering study showing 1 
compliance with all NEPA regulations, including Section 106 historic review. | 

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

j: 
The proposed facility will not have adverse impacts on areas of environmental 1 
quality or sensitivity. Applicants will submit, prior to construction, a full 
engineering study showing compliance with all NEPA -regulations, including 
those dealing with areas of environmental sensitivity. 

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

Policy n. 

Policy o. 
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The proposed structure and associated compound have been designed to 
accommodate up to four service providers. 

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. 

The facility compound is located approximately 136 feet from the edge of the 
nearest Route 7 traffic lane, and will not impede upon any areas planned or 
reserved for future road right-of-way or improvement. 

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. 

The facility is a Mobile and Land-based Telecommunication use. 

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. 

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 context and 
belong to the setting where placed. 

The proposed use will be designed as a bell tower and located adjacent to 
a church use to camouflage and disguise its appearance and reduce its 

intended purpose of the structure and be in context with the setting in 
which it is located. 

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. 

The design, bulk, mass, and height of the camouflaged structure is 
consistent with that of a bell tower on a church property and will appear in 
context with the portion of the church site on which it is located. 

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

The bell tower will be in proximity to the church building that will complement 
and reinforce its design. Existing mature vegetation on the property and 
throughout the nearby areas will serve to mitigate views of the proposed use. 

E. ALTERNATIVE SITES CONSIDERED FOR THIS USE 

An analysis of alternative sites is provided in Attachment 1. 

CONCLUSIONS 

In light of the foregoing and the reasons stated, Applicants submit that this proposal is in 
compliance and general conformance with the Fairfax County Comprehensive Plan- and 
provisions of Virginia Code Section 15.2-2232 and respectfully requests that the 2232 Review 
Application be approved. 
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ATTACHMENT 1 

ALTERNATIVE SITES CONSIDERED 

Public: 

Colvin Run Elementary School 1400 Trap Road 

This parcel is located too far south of the coverage objective. 

Fire Station #42 Route 7 and Beulah Road 

This parcel is located too far west of the coverage objective. 

Other: 

1. Covance Laboratories 9200 Leesburg Pike 

This large parcel which is residentially zoned has been approached by numerous carriers and 
tower developers (including T-Mobile in 2009/2010). The owners of this property are not 
interested in locating a telecommunications structure here due to security concerns. They are 
also planning to sell the parcel in the future and are not willing to enter into any long term 
commitments. 

2. J. Byron Landscape 9034 Leesburg Pike 

The owner is not interested in a ground lease. 

3. Mclean Bible Church 8925 Leesburg Pike 

The church is not interested in a ground lease. 

4. Other Church Parcels (Baptist Bethel, Catholic Traditionalist, Saint Athanasius) 

The proposed church parcel is the largest and provides the best opportunity for screening from 
nearby residential neighborhoods. 



Attachment B 



/ 

Pemberton, Debbie 

From: Blank, Linda C. 
Sent: Wednesday, January 08, 2014 1:55 PM 
To: Pemberton, Debbie 
Subject: FW: Invitation to Comment (EBI# 61132299) 
Attachments: Andrew Chapel UMC.pdf 

Debbie: Below is my Section 106 review on this. Attached is the inventory historic site report on parcel 57 for the church 
that is listed. You are correct the cemetery is not listed in the inventory. I will have no additional comments or issues to 
raise. But can write up a memo to address the 2232 application. Linda 

From: Blank, Linda C. 
Sent: Tuesday, May 28, 2013 9:47 AM 
To: 'Becky Roman1; 'Alexis Godat' 
Cc: Caperton, Chris B 
Subject: RE: Invitation to Comment (EBI# 61132299) 

Dear Ms. Roman: 

Thank you for the opportunity to comment on the proposed telecommunications facility bell tower to be 
constructed to a height of approximately 120' at Andrew Chapel Methodist Church, 1301 Trap Road, county 
tax id# 19-4 ((1)) 47; EBI project #61132299. 

There are two known historic properties within the APE of the undertaking that would potentially be effected by 
the proposed telecommunication facility. T he properties are: 
Andrew Chapel United Methodist 
Church 

9201 Leesburg Pike 
Vienna 

019-4 ((1)) 57 1855 

Leigh, Vernon, House 9352 Mildred Court 
Vienna 

019-4 ((1)) 63 1914/1915 

Because the proposed telecommunications facility would be enclosed by a bell tower structure, it is believed 
that the effect on the two historic properties would not be adverse. Staff has no further comment on this 
proposal under Section 106 review. 

Linda 

Linda Cornish Blank 
Historic Preservation Planner 
Fairfax County Dept. of Planning & Zoning 
Linda.blank@fairfaxcountv.gov 
703 324-1241 

From: Adam Crosbie rmailto:acrosbie@ebiconsultina.com1 
Sent: Friday, May 10, 2013 8:28 AM 
To: Blank, Linda C. 
Subject: Invitation to Comment (EBI# 61132299) 
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Good afternoon, 

Please find attached a copy of the "Invitation to Comment" (EBI# 61132299/Vienna, VA). EBI would like to inquire if you 
would be interested in commenting on this proposed project. SHould you have any further questions or require 
additional information, please do not hesitate to contact EBI at the email address or telephone number provided in 
attached letter. 

Thank you for your assistance in this matter. 

Respectfully, 
Adam Crosbie 
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Fairfax County Inventory of Historic Sites Report 

Andrew Chapel United Methodist Church 

Location and Existing Information 
Street Address 9201 LEESBURG PI 

/ General Location: 

Tax Map Numbers : 19-4((1))57 

Acreage 1.00 

Existing Use Church 

Zoning R-1 

Comprehensive Plan NA 

Supervisor District DRANESVILLE 

Planning District McLean 
Photo: S. Hellman, 2006. 

Preservation Status 

REGISTRATION 

National Register 

Virginia Register 

County Historic District 

Standing Structure 

X County Inventory 

029-5307; listed on Inventory 
1971. 

EASEMENT 
Open Space 

Preservation 

Conservation 

Other 
X No easements 

OWNERSHIP 
X Private 

Public 

Both 

ACCESSIBILITY 

Accessible, Unrestricted 

X Accessible, Restricted 

Inaccessible 

Historic Information 
Original Use Church 

Original Owner Trustees 

Date Constructed 1855(Approximate) 

Historic Significance 

Andrew Chapel is named after Bishop James O. Andrew. Bishop Andrew presided over the 1844 general conference of the 
Methodist Church, at which slavery was a divisive issue. This issue led to a separation of the Methodist Church into northern and 
southern branches; this division was not erased until the 1960s, with the development of the United Methodist Church. The one acre 
church lot was purchased by the Trustees of the Methodist Episcopal Church South from Hamilton Elgin in 1855 (Fairfax County 
Deed Book W-3, 31). By 1869, Andrew Chapel had the second largest Methodist congregation in Fairfax County. 

Evidently, the building suffered during the Civil War. Union soldiers mistreated the building by destroying the furniture and 
fixtures, burning the floorboards, and defacing the plaster walls. In 1907, the church underwent an extensive renovation with the 
sanctuary expansion and the bell tower being the most obvious exterior alterations. In 1915, Andrew Chapel and Centreville 
Methodist Churches received appropriations from Congress for damages claimed through the Southern Claims Commission. 
Additional alterations continued in 1936 when the basement level was excavated. Later in 1964, a new church building for the 
congregation was constructed along Leesburg Pike, a few hundred feet southwest and within view of the chapel. Lastly in 1996-97 
custom made stained glass windows were added which dramatically alter the interior feel of the room by changing the entering light. 
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Fairfax County Inventory of Historic Sites Report 

Andrew Chapel United Methodist Church 

Today, in 2006, the building is known as Saint Athanasius Church, and is used by a Catholic parish. The windows that were on the 
primary (northeast) elevation have been covered. [Archival research by Susan Hellman, DPZ, 2006.] 

Significant People: 

Significant Dates /Events: 

1854 : though 1855; Hamilton Elgin sold one acre to the trustees of UMC 
1862 : to 1863; Union soldiers severely damaged church 
1889 : Second largest Methodist congregation in Fairfax County 
1907 : Sanctuary expansion and addition of the bell tower 
1964 : Currently used congregation building constructed across the street 
1996 : Stained glass windows added to church 
1994 : Saint Athanasius began worshipping here 

Site / Structure Information 

Condition Good Site Features 

Integrity Significant Changes 1 Standing Structures 
0 Landscape Features 

Building Style Vernacular 
0 Archaeological Features 

Architect/Builder N/A 1 other Site Features 
adjacent cemetery 

Site Description: 
The site is located on a bluff overlooking the Leesburg Pike to the northeast. The cemetery is situated west of the church on a rolling 
terrain with scattered mature trees. The property is located along a portion of the Leesburg Pike that is characteristically suburban and 
includes many recent subdivisions constructed within the last twenty years. Across Trap Road, south and east of the former Andrew 
Chapel, is the circa 1964 building with modern additions that presently houses the Andrew Chapel United Methodist Church 
congregation. 

Architectural Description: 
Andrew Chapel UMC is a wood frame, gable roofed structure. The overhanging boxed eaves contain dentils. There were initially 

windows in the primary facade (facing Leesburg Pike) which were glazed and tinted glass of several different colors, a large central 
pane being surrounded by smaller square panes. Those windows have been covered with siding. Windows on the side elevations are 
one-over-one double hung sash metal stained glass units with plain board surrounds. These windows were added in 1996-97. A six-
over-six double-hung sash window is located on the southeast wall of the vestibule. A vestibule terminating in an open bell 
tower with pyramidal roof is located at the northeast corner of the structure. It was built in 1907. The main entrance is a double-leaf 
wood door located in the vestibule. The door is within a gable-front porch with two wood post supports. The bell tower and center 
gable are covered with fishscale shingles; the main block of the building is covered with asbestos shingles. All roofs are covered with 
composition shingles. The sanctuary was expanded by ten feet at the east end of the church when the tower was 
constructed in 1907. The gable ornamentation and window design of this addition were based on Antioch Christian Church on Beulah 
Road, also on the Inventory of Historic Sites. This addition contains a decorative truss in the gable end in the shape of a cross; 
however, the large ornamental window that was added in 1907 is obscured by exterior siding that was installed after a fire in 1961. 
The gable truss has also been greatly simplified. Extensive interior changes in 1907 include a recessed pulpit, removal of the gallery, 
plaster removal, ceilings reconfigured from flat to angled, chimneys moved, windows changed. The' 
concrete staircase at the northeast corner next to the vestibule leads to a wood door in the basement, which was excavated in 1936. 
At that time six classrooms, two restrooms, a small kitchen, and a boiler room were added. In the summer of 1948 the bell was placed 
in the tower. The bell came from the Wiehle Church tower in Sunset Hills (the Wiehle Town Hall/Bowman Distillery, also listed on the 
Fairfax County Inventory of Historic Sites). It was retained by the Andrew Chapel Methodist Church, now located at 1301 Trap Road. 
A one-story wood-frame gable-front and shed-roof bay extends from the rear elevation of the church building. The current 
congregation renovated the altar around 1995. Note that the Antioch Christian Church on Beulah Road 
in Vienna, built in 1903, has an almost identical primary elevation, except that its entry/bell tower is located on the right side of the 
elevation instead of the left. Antioch Christian has retained its windows. The builders of the 1907 addition to Andrew Chapel 
specifically chose to duplicate Antioch Christian. 
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PART II: STATEMENT OF JUSTIFICATIOIPEPAHiiai^ 
PLANNING DIVISION 

l E E E U M  

A. DESCRIPTION OF PROPOSED USE 

1. Project description- Applicants are submitting this application to construct a 
telecommunication facility, housed within a 120 foot tall church bell tower, on 
the property located at 1301 Trap Road, Vienna, Virginia (the "Property"). The 
Property (7.0127 acres owned by the Andrew Chapel United Methodist Church) 
is used for religious and institutional purposes and is located at the intersection 
of Trap Road and Route 7 (Leesburg Pike), two miles west of Tysons Corner. 
The Property is located in the Dranesville District and is zoned R-l. The 
proposed telecommunication facility (more fully described on the attached 
drawing entitled "CWS 91 ACUMC-Bell Tower") consists of the 120 foot bell 
tower and related equipment sited in a 35 by 70 foot fenced equipment 
compound adjacent to the church parking lot. 

2. Area to be served by proposed use- The proposed facility will enhance wireless 
service to Fairfax County citizens, visitors, businesses and emergency personnel 
in and traveling through the area. Specifically it will improve service along 
heavily traveled Route 7 (Leesburg Pike), as well as in the residential 
neighborhoods and communities to the north of Wolf Trap and to the south of the 
Old Dominion Drive corridor. This facility will work in conjunction with other 
carrier facilities to the north, south, east and west to provide consistent, reliable 
wireless coverage in this area of Fairfax County. 

3. Maintenance requirements and frequency- A service technician will visit the 
site approximately once or twice a month to perform routine maintenance, 
Emergency repairs will be performed as needed but typically are rare. 

4. Propagation maps (for telecommunications applications) - Propagation maps 
have been provided by T-Mobile and Verizon Wireless, the two initial service 
providers to be located at the facility. 

B. REQUIREMENT FOR PROPOSED USE 

1. Why the new or expanded facility is needed- Verizon Wireless and T-Mobile 
require a facility in this location in order to address both network coverage and 
capacity requirements in the surrounding area. There are no existing tall 
structures (i.e. monopoles, utility structures, water towers, tall buildings, etc.) in 
this immediate area of Fairfax County suitable for the mounting of antennas that 
could be utilized to address the carrier technical requirements at this location. 
Other antenna support structures in the vicinity of the proposed facility are 
detailed on the enclosed "Wireless Infrastructure in the Vicinity of CWS Site 
91". 

The closest support structure for telecommunications purposes is the Filene 
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Center at Wolf Trap, approximately one mile south of the proposed bell tower. 
Both T-Mobile and Verizon are currently installed here, and utilize these rooftop 
sites to address the capacity needs of Wolf Trap, the Dulles Toll Road and the 
neighborhoods in closest proximity. Neither of the two initial carriers currently 
has adequate coverage to the north, along and near Route 7. 

2. Why the proposed location is the best location for the proposed use- The 
Property offers an excellent land-use and visual solution. The parcel was selected 
because of its current non-residential use, large acreage and potential for 
screening .from neighboring residential areas and the public roadways. A church 
property provides an excellent opportunity for disguising a telecommunication 
facility as a bell tower that is both in context with and complimentary to the 
existing use of the Property. 

3. Why the proposed location and type of facility is the least disruptive 
alternative- The Property was selected based on its current use, size and 
existing screening from neighboring residential parcels. By using a stealth bell 
tower, the visual impact will be minimal. Although the upper sections of the bell 
tower will be visible from some nearby properties, its appearance is compatible 
and in context with the existing church use and will not create an adverse visual 
impact (refer to enclosed photo-simulations). The antennas will be hidden inside 
the bell tower, and the equipment compound will be surrounded by an 8 foot tall 
board on board fence and screened from view. 

C. ANTICIPATED IMPACTS/MITIGATION 

1. Visual- The location for the proposed facility is well screened by existing 
mature white pines planted along the property perimeter many years ago (refer to 
the enclosed aerial photos). The height of the stealth bell tower has been limited 
to 120 feet, and the design is in keeping with the primary use of the parcel 
(church). Supplemental landscaping (to include a variety of trees and shrubs as 
recommended by the Urban Forester) will be planted on all sides of the proposed 
compound, as well as along Trap Road and Route 7, as shown on sheet Z-7A 
and Z-7B of the SE Plat entitled "CWS 91 ACUMC-Bell Tower" prepared by 
Entrex Communications Services, Inc., dated April 2, 2014. 

2. Noise and light- The proposed facility is unmanned and will not produce any 
material noise or vibrations. The church bells will not be operational and there 
will be no lighting of the facility. There will be no new or additional glare or light 
generated by the proposed use. 

3. Air and water quality- The proposed facility will not impact air or water 
quality. 

4. Environmental- The proposed facility will have a limited footprint and area of 
disturbance and will not produce any adverse environmental impacts. 

5. Transportation (including trip generation) - Traffic impact is negligible. The 
proposed facility is unmanned, and will be visited approximately one or two 
times per month by service technicians for routine maintenance. Emergency 
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repairs will be performed as needed but emergency service requirements are rare. 

6. Mitigation measures as applicable for 1 through 5-Mitigation is not required. 

D. CONFORMANCE WITH THE COMPREHENSIVE PLAN AND OTHER 
STANDARDS 

The property is located in the McLean Planning District, Wolf Trap Community Planning Sector 
(M7), in Planning Area II. This Planning Sector is planned for low-density residential use at 1-2 
dwelling units per acre. The church property is shown on the Comprehensive Plan for residential 
use at 1-2 dwelling units per acre. The Andrew Chapel United Methodist Church is shown under 
the Inventory of Historic Sites McLean Planning District on page 9 of the District-Wide 
recommendations for the District. 

The Applicants proposed telecommunication facility use is consistent with the objectives under 
the policy plan element of the Comprehensive Plan regarding Mobile and Land Based 
Telecommunications Services. 

Objective 42: In order to provide for the mobile and land based telecommunications 
network for wireless telecommunications systems licensed by the Federal Communications 
Commission, and to achieve opportunities for the collocation of related facilities and the 
reduction or elimination of their visual impact, locate the network's necessary support 
facilities which include 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 
telecommunications facilities on available existing structures such as 
rooftops, telecommunication and broadcast support structures, electric 
utility poles and towers, and water storage facilities when the 
telecommunication facilities can be placed inconspicuously to blend with 
such existing structures. 

The Applicants searched for existing tall structures in the area as a first choice for 
the location of its communications facility. However this general area of the 
County is residential in nature and there are no suitable existing structures to 
support the proposed communications facility and provide coverage in the target 
area. Construction of a new facility is needed to provide the required services. 

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. 
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As there are no existing structures available for carrier co-location, Applicants are 
proposing to locate the communications facility on a vacant portion of the 
Property, away from the church and inside the mature white pines that line Route 
7. Applicants are proposing a stealth bell tower that will blend with the church 
property and minimize the facility's visual impact. Antennas and other 
appurtenances will be hidden behind stealth panels. Equipment shelters and 
cabinets will be located inside the fenced in compound, screened by an 8 foot tall 
wood fence and landscaping. 

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 are proposing a stealth bell tower design to camouflage the use and 
minimize visual impact. DAS is not a cost effective solution and would not 

. provide effective coverage to the surrounding neighborhoods. 

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

Within the Applicants' search area there are no public properties that meet the 
technical requirements and offer an equal or better opportunity to minimize visual 
impacts on the surrounding area. The nearest public parcels are detailed on 
Attachment 1. 

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. 

The proposed facility will not be located on public property. 

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. 

The proposed facility will not be located on public property. 

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 when a co-location 
structure for multiple service providers is not desirable or feasible due to 
technological differences, site limitations or visual impact concerns. 
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The proposed structure is designed for the co-location of up to four service 
providers. The site and design of the structure can successfully accommodate co-
location without creating visual impact concerns. 

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

A height of 120 feet is the minimum necessary to allow for the co-location of four 
service providers and to meet coverage requirements. The bell tower design 
mitigates the visual impacts. 

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 nonresidential 
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. 

The stealth bell tower is in keeping with the existing use of the property and 
character of the surrounding neighborhoods. The bell tower design is consistent 
and in context with the current place of worship, and there are several other 
churches in the surrounding area. Mature pines along Route 7 and Trap Road on 
the Property and in the surrounding area will screen and block views of the 
facility from surrounding vantage points (refer to the enclosed aerial photos). 

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. 

The stealth bell tower design of the proposed facility minimizes impacts on the 
character of the property and surrounding area. Existing tree cover on the 
Property and in the surrounding area will screen and obstruct views of the facility 
from surrounding vantage points. In addition, Applicants will install supplemental 
landscaping (as recommended by the Urban Forester) around the compound and 
the perimeter of the Property (refer to sheet Z-7A and Z-7B of the SE Plat entitled 
"CWS 91 ACUMC- Bell Tower" prepared by Entrex Communications Services, 
Inc., dated April 2, 2014). 
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The enclosed site plan details the design of the structure and the surrounding 
equipment compound and their relationship to the site. Photo-simulations have 
also been provided to demonstrate the appropriateness of the bell tower design 
and its relationship to the surrounding 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. 

The attached photo simulations provide an analysis of the visual impact of the 
proposed use from several vantage points throughout the nearby community. The 
proposed facility will be located adjacent to a church use immediately adjacent to 
a major arterial roadway (Leesburg Pike). The photo simulations demonstrate that 
while there are some views of the proposed structure from various vantage points, 
the views are mitigated by the structure's design, by existing vegetation on-site 
and in the overall surroundingarea, and distance. There are no other sites in the 
search area that provide a greater potential camouflage solution consistent with 
the site and its existing use. 

Policy 1. A key concept in assessing the telecommunication facilities is mitigation 
which is defined as actions taken to reduce or eliminate negative visual 
impacts. 

Applicants have followed the recommendations of this policy by: 

1. Proposing a bell tower consistent and in context with the existing non
residential use and character of the property, and 
2. Locating the proposed structure within an area of mature vegetation and tree 
cover. 
3. Proposing supplemental landscaping around the fenced compound and along 
Trap Road and Route 7. 

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. 

The Andrew Chapel United Methodist Church is identified in the Comprehensive 
Plan under the Historic Sites Inventory for the McLean Planning District in 
Planning Area II. However, the site is not within a historic overlay district. The 
proposed facility and the bell tower design will not negatively impact the church 
property or other historically significant landscapes or cultural resources. 
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Applicants submitted a full engineering study showing compliance with all NEPA 
regulations, including Section 106 historic review. 

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. 

The proposed facility will not have adverse impacts on areas of environmental 
quality or sensitivity. Applicants submitted a full engineering study showing 
compliance with all NEPA regulations, including those dealing with areas of 
environmental sensitivity. 

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

The proposed structure and associated compound have been designed to 
accommodate up to four service providers. 

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. 

The facility compound is located approximately 136 feet from the edge of the 
nearest Route 7 traffic lane, and will not impede upon any areas planned or 
reserved for future road right-of-way or improvement. 

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. 

The facility is a Mobile and Land-based Telecommunication use. 

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. 

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 context and 
belong to the setting where placed. 

The proposed use will be designed as a bell tower and located adjacent to 
a church use to camouflage and disguise its appearance and reduce its 
prominence and visual presence. The bell tower design will conceal the 
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intended purpose of the structure and be in context with the setting in 
which it is located. 

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. 

The design, bulk, mass, and height of the camouflaged structure is 
consistent with that of a bell tower on a church property and will appear in 
context with the portion of the church site on which it is located. 

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

The bell tower will be in proximity to the church building that will complement 
and reinforce its design. Existing mature vegetation on the property and 
throughout the nearby areas will serve to mitigate views of the proposed use. 

E. ALTERNATIVE SITES CONSIDERED FOR THIS USE 

An analysis of alternative sites is provided in Attachment 1. 

CONCLUSIONS 

In light of the foregoing and the reasons stated, Applicants submit that this proposal is in 
compliance and general conformancewith the Fairfax County Comprehensive Plan and 
provisions of Virginia Code Section 15.2-2232 and respectfully requests that the 2232 Review 
Application be approved. 
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120ft. Balloon Test

ACUMC Bell Tower
1301 Trap Road, Vienna, VA 22182

120ft. Bell Tower
Simulation

View #12 from Lucky Estates Drive
approximately 830ft. south of site
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MILLENNIUM ENGINEERING, P.C. 
508 Ferncastle Drive 

Downingtown, Pennsylvania 19335 
Cell: 610-220-3820                                                                                                                                      Fax: 610-458-8612 
www.millenniumengineering.net                                                                                             Email: pauldugan@comcast.net 
 
 
 
October 7, 2014 
 
 
Attn: Thomas A. Murray 
Community Wireless Structure (CWS) 
2800 Shirlington Road, Suite 716 
Arlington, VA 22206 
 
 
Re: Supplemental RF Information for Proposed Verizon Wireless Communications Facility  
Site Name: Old Ash, Proposed 120’ Bell Tower 
Andrew Chapel Methodist Church, 1301 Trap Road, Vienna, VA 22182 (Fairfax County) 
   
       
Dear Mr. Murray, 
 
I am forwarding you some radiofrequency propagation plots with some additional information to supplement the 
above referenced application.  I will be present at the Planning Commission hearing to give testimony and 
answer questions.  My professional experience and academic credentials are attached.  
 
The objective of the proposed communications facility is to provide continuous reliable wireless communication 
4G LTE coverage and capacity relief to a northern portion of Fairfax County in an area known as Vienna.  Due 
to dense population combined with heavy traffic in the area, a new facility is necessary at this location in order 
to serve the area that the proposed site will cover.  The proposed facility will improve service and provide better 
handoff between the existing sites serving the heavily traveled Leesburg Pike (State Route 7)/Washington 
Dulles Access & Toll Road (State Route 267) junction (including the Hirst Brault Expressway), primarily those 
identified on the attached propagation plots as Wolf Trap, Westwood and Tyco Park.  The facility will provide 
0.5-1.0 mile of enhanced new 4G LTE service to the area including in-building coverage to the residences along 
heavily traveled portions of Leesburg Pike (State Route 7), Trap Road (State Route 676), Lewinsville Road 
(State Route 694), Towlston Road (State Route 676), Washington Dulles Access & Toll Road (State Route 267), 
the Hirst Brault Expressway, and other adjoining roads in the area.  There are no other existing tall structures 
suitable for collocation in this target area which I have identified during my site visit.  The proposed facility 
location is particularly suited to fulfill the objectives of providing new reliable 4G LTE coverage and capacity 
relief to the area in which it will serve.    
 
The existing Verizon Wireless facilities in the area are identified on the propagation plots as follows: 
 
Maderia – treepole at 9200 Old Dominion Drive, Great Falls, VA 
Greenway Heights North – outdoor DAS node off Georgetown Pike, McLean, VA 
Greenway Heights South – outdoor DAS node off Swinks Mill Road, McLean, VA 
Tyco Park – building at 1410 Spring Hill Road, Vienna, VA 
Westwood – building at 8661 Leesburg Pike, Vienna, VA 
Wolf Trap – building at 1551 Trap Road, Vienna, VA 
Hunter Mill – monopole at 10907 Sunset Hills Road, Reston, VA 
Colvin Run – treepole at 1139 Walker Road, Great Falls, VA 
 

1 of 5



 

Attached are five maps which consist of: 1) a zoomed-in Delorme map of the area identifying the proposed 
structure, any tall structures within 0.5 mile of the proposed facility location, and the roads in the area (the 
0.25/0.5 mile radius black dashed circles are simply a distance reference), 2) a zoomed-out Delorme map of area 
identifying the existing surrounding adjacent Verizon Wireless base station facilities, 3) a propagation map 
depicting existing 4G LTE coverage, 4) a propagation map depicting proposed 4G LTE coverage at the Old Ash 
location, and 5) a propagation map depicting proposed 4G LTE coverage at the Fire Station alternate location.   
 
The existing steeple (AT&T) at the Providence Baptist Church approximately 0.5 mile southeast of the Old Ash 
location is not suitable for Verizon Wireless since this structure is not tall enough and too far from the heart of 
the target area to fulfill the objectives of the proposed facility. 
 
As shown from the propagation maps, the proposed facility at the Old Ash location provides continuous reliable 
wireless communications 4G LTE coverage to the target area while providing enough coverage overlap with the 
existing Wolf Trap, Westwood and Tyco Park facilities to offload wireless traffic from these surrounding 
adjacent sites (capacity relief).  Although a proposed facility at the Fire Station alternate location is in 
consideration for an additional future facility, the Fire Station location does not fulfill the objectives of the Old 
Ash location.  The proposed facility at the Fire Station alternate location does not fulfill the objectives of the 
proposed Old Ash facility since the afforded coverage would leave a 0.75 mile coverage gap on heavily traveled 
Leesburg Pike (State Route 7) including a number of residences to the east of the subject location.  The 
proposed facility at this alternate location will also not provide enough coverage overlap with the existing Wolf 
Trap, Westwood and Tyco Park facilities to offload wireless traffic from these surrounding adjacent sites 
(capacity relief).   
 
These plots represent a 700 MHz downlink target signal level design threshold of -95 dBm RSRP (all colored 
areas of plot) which is characterized as targeted “in-building” coverage for 700 MHz LTE (all white areas on 
plot do not meet the target signal level design threshold).  However, this target signal level threshold is not 
strictly for “in-building” service as it is prudent to maintain the target signal level threshold for most conditions 
for high speed data among other wireless uses and applications.  Reaching the target level where possible and 
where the users are using the devices is a critical design criteria even for most outdoor locations.  The plots 
attached at the back of this report depict the same coverage areas at the same design threshold (-95 dBm RSRP) 
as the original plots submitted by CWS which depict existing and proposed coverage in the color “green”.  The 
plots attached at the back of this report simply break down the coverage into individual sectors from each 
facility in order to show which sector is covering each area of the community.   
 
RSRP (reference signal received power) is generally the preferred signal measurement used for LTE networks 
whereas RSSI (received signal strength indicator) was the traditional signal measurement used for earlier 
technologies.  The design thresholds contain a margin of safety (aka fade margin) that should be maintained in 
the design for a higher level of reliability under all reasonable conditions.  Also, the connection and download 
speed of broadband wireless internet services degrades dramatically at or below this threshold.   
 
The proposed structure location places the target design threshold on an area that spans approximately 0.5-1.0 
mile.  If the structure height is reduced below the proposed antenna height of 115’, the coverage afforded by the 
facility is reduced, which will compromise service to the area for which the facility is intended to serve.  The 
proposed antenna height of 115’ will allow Verizon Wireless to meet target design objectives for reliable 4G 
LTE service to the area for which the facility will serve.  More significantly, the proposed structure location 
would also provide service to a far wider area when also considering areas that would be served that do not 
necessarily meet the target threshold.  The proposed structure location is “particularly suited” to provide the 
necessary reliable 4G LTE service to this area. 
 
In response to the Verizon Wireless “Public Map” or “Marketing Map”, these online maps are not an exact 
representation of coverage.  Unlike propagation models and drive test data, Verizon Wireless’ generalized 
“online” website marketing coverage maps are not intended or feasible for network engineering functions.  
Instead, coverage and network performance improvement needs are determined by a combination of real world 
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drive test data and computer modeling submitted in the Supplemental Analysis.  Verizon Wireless’ website 
displays generalized coverage maps for its nationwide network.  In order to do this on a large national scale, the 
marketing department takes site location and antenna height information from the engineering group but uses 
generic propagation settings to simulate coverage and ensure map consistency independent of location.  These 
maps are intended (industry standard) for use as a general guideline for customers to determine where they can 
expect certain levels of service (i.e. is 4G LTE available in a given area).  The received signal strength levels for 
these maps is based on the minimum signal a mobile device can recognize given ideal RF conditions (i.e. no 
interference, outside (not in a vehicle or inside a building or home), and free of surrounding building or tree 
clutter). 
 
This approach is contrary to engineering analysis and design coverage maps, which contain far more detail, 
account for real-world signal degrading effects like fast-moving mobile devices, devices located inside a 
vehicle, local terrain, vegetation, buildings, etc.  The engineering propagation models are tailored to local 
environments and are fine-tuned based on comparison to (and adjustments derived from) billions of drive test 
data points across all RF environments (i.e. urban, dense residential, commercial/industrial, dense deciduous and 
non-deciduous trees, highway, rural mountainous, rural farmland, etc.).  Engineering coverage maps always 
account for, at a minimum, the mobile device placed inside a moving vehicle (a moving device experiences 
continuous signal-fading effects that are not experienced by a non-moving device), whereas marketing maps 
assume coverage outside (i.e. free of signal attenuation associated with penetrating into vehicles) and stationary 
mobile devices.   
 
Generalized marketing maps should in no way be relied upon as an accurate representation of localized coverage 
in a specific area or for designing a network.  It is important to note that online marketing maps have an 
associated disclaimer below the maps confirming that the information should be used as a guideline and not a 
guarantee of coverage (http://www.verizonwireless.com/wcms/consumer/4g-lte.html): 

 

 
 
“These Coverage Locator depictions apply to the following calling plans:  
Share Everything, Nationwide Calling Plans, Mobile Broadband and Prepaid. 

* Access the 4G LTE network within the Coverage Area. 
** Access the 4G LTE network within the Verizon Extended Coverage Area; certain conditions may cause your service to 
connect to 3G in this Area. 
*** Access the 4G LTE network within the Extended Coverage Area; Some of the Coverage Areas include networks run by 
other carriers, the coverage depicted is based on their information and public sources, and we cannot ensure its accuracy. 

Roaming charges apply in Canada Broadband and Canada Enhanced Services areas. 

These Coverage Locator maps depict predicted and approximate wireless coverage. The coverage areas shown do not 
guarantee service availability, and may include locations with limited or no coverage. Even within a coverage area, there are 
many factors, including customer’s equipment, terrain, proximity to or inside buildings, foliage, and weather that may impact 
service. Some of the Coverage Areas include networks run by other carriers, the coverage depicted is based on their 
information and public sources, and we cannot ensure its accuracy.” 

 
In summary, upon consideration of the many factors discussed herein, it is my opinion that the proposed 
communications facility is particularly suited (both in location and minimum height required for Verizon 
Wireless) to provide reliable 4G LTE service to subscribers in a northern section of Fairfax County that 
currently suffer from a significant gap in reliable 4G LTE wireless service.  I am not aware of any other 
more feasible alternatives of providing reliable wireless service is this area.  The proposed 
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communications facility in this location is necessary for the efficient operation and provision of wireless 
services to the area for which it is proposed.   
 
 
Respectfully, 
 
 
 
Paul Dugan, P.E. 
Registered Professional Engineer 
Virginia License Number 036239 
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PAUL DUGAN, P.E. 
508 Ferncastle Drive 

Downingtown, Pennsylvania 19335 
 

Cell: 610-220-3820 
Fax: 610-458-8612 

Email: pauldugan@comcast.net  
Web Page: www.millenniumengineering.net 

 
 
 
EDUCATION: Widener University, Chester, Pennsylvania 

Master of Business Administration, July 1991 
Master of Science, Electrical Engineering, December 1988 

 Bachelor of Science, Electrical Engineering, May 1984 
 
PROFESSIONAL     Registered Professional Engineer in the following jurisdictions: 
ASSOCIATIONS:     

Pennsylvania, License Number PE-045711-E 
New Jersey, License Number GE41731 
Maryland, License Number 24211 
Delaware, License Number 11797 
Virginia, License Number 36239 
Connecticut, License Number 22566 
New York, License Number 079144 
District of Columbia, License Number PE-900355 
West Virginia, License Number 20258 
Puerto Rico, License Number 18946 

   
Full member of The Association of Federal Communications Consulting Engineers 
(www.afcce.org) January 1999 to Present 
Elected to serve on the Board of Directors for 2006-2007 

 
Full member of The National Society of Professional Engineers (www.nspe.org) and the 
Pennsylvania Society of Professional Engineers (www.pspe.org) June 2003 to Present 
Currently serving as State Director on the Board of Directors of the Valley Forge Chapter and the South 
East Region Vice-Chair for the “Professional Engineers in Private Practice” Executive Committee 
 
Actively participate in Chester County ARES/RACES (CCAR www.w3eoc.org) which prepares and 
provides emergency backup communications for Chester County Department of Emergency Services, 
March 2005 to Present 
 
Full member of The National Council of Examiners for Engineering 
(www.ncees.org) May 2001 to Present 
 
Full Member of The Radio Club of America 
(www.radio-club-of-america.org) December 2003 to present 
                                        

PROFESSIONAL Millennium Engineering, P.C., Downingtown, Pennsylvania 
EXPERIENCE: Position: President, August 1999 to Present (www.millenniumengineering.net) 
 

 Verizon Wireless, Plymouth Meeting, Pennsylvania 
 Position: Cellular RF System Design/Performance Engineer, April 1990 to August 1999 
 

Communications Test Design, Inc., West Chester, Pennsylvania 
Position:  Electrical Engineer, May 1984 to April 1990 
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APPENDIX 12 
 
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. 

 
 
 
 
 
 

cbish1
Typewriter

cbish1
Typewriter

cbish1
Typewriter

cbish1
Typewriter



2 
 

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:  

 
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 
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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. 

 
9-304 Standards for all Category 3 Uses  

 
In addition to the general standards set forth in Sect. 006 above, all Category 3 
special exception uses shall satisfy the following standards:  
 
1. For public uses, it shall be concluded that the proposed location of the special 

exception use is necessary for the rendering of efficient governmental 
services to residents of properties within the general area of the location.  
 

2. Except as may be qualified in the following Sections, all uses shall comply 
with the lot size requirements of the zoning district in which located.  

 
3. Except as may be qualified in the following Sections, all uses shall comply 

with the bulk regulations of the zoning district in which located; however, 
subject to the provisions of Sect. 9-607, the maximum building height for a 
Category 3 use may be increased.  

 
4. All uses shall comply with the performance standards specified for the zoning 

district in which located, including the submission of a sports illumination plan 
as may be required by Part 9 of Article 14.  

 
5.  Before establishment, all uses, including modifications or alterations to 

existing uses, shall be subject to the provisions of Article 17, Site Plans.  
 
9-309  Additional Standards for Child Care Centers and Nursery Schools  
 

1. In addition to complying with the minimum lot size requirements of the zoning 
district in which located, the minimum lot area shall be of such size that 100 
square feet of usable outdoor recreation area shall be provided for each child 
that may use the space at any one time. Such area shall be delineated on a 
plat submitted at the time the application is filed.  
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For the purpose of this provision, usable outdoor recreation area shall be 
limited to:  
  
A.  That area not covered by buildings or required off-street parking spaces.  
 
B.  That area outside the limits of the minimum required front yard, unless 

specifically approved by the Board in commercial and industrial districts 
only.  

 
C.  Only that area which is developable for active outdoor recreation 

purposes.  
 
D.  An area which occupies no more than eighty (80) percent of the combined 

total areas of the required rear and side yards.  
 

2.  All such uses shall be located so as to have direct access to an existing or 
programmed public street of sufficient right-of-way and cross-section width to 
accommodate pedestrian and vehicular traffic to and from the use as 
determined by the Director. To assist in making this determination, each 
applicant, at the time of application, shall provide an estimate of the maximum 
expected trip generation, the distribution of these trips by mode and time of 
day, and the expected service area of the facility. As a general guideline, the 
size of the use in relation to the appropriate street type should be as follows, 
subject to whatever modification and conditions the Board deems to be 
necessary or advisable: 

 
Number of Persons  Street Type  

1-75         Local  
         76-660               Collector  

660  more        Arterial  
 

3. All such uses shall be located so as to permit the pick-up and delivery of all 
persons on the site.  
 

4. Such use shall be subject to the regulations of Chapter 30 of The Code or 
Title63.2, Chapter 17 of the Code of Virginia. 

 



 

 
 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. 
 



 - 4 - 

 

 

 

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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