
 

                                                                                                                                              Mary Ann Tsai, AICP 
 

Department of Planning and Zoning  

Zoning Evaluation Division 

12055 Government Center Parkway, Suite 801 

Fairfax, Virginia  22035-5509 

Excellence * Innovation * Stewardship         Phone 703-324-1290  FAX 703-324-3924 

Integrity * Teamwork * Public Service   www.fairfaxcounty.gov/dpz/ 

 

 APPLICATION ACCEPTED:  January 26, 2015 
2232 APPLICATION ACCEPTED: May 18, 2015  

PLANNING COMMISSION:  June 17, 2015 
BOARD OF SUPERVISORS:  June 23, 2015 @ 3:30 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  
 

 

                                                         June 3, 2015         WS 
                              

                    STAFF REPORT   
 

                 SPECIAL EXCEPTION AMENDMENT SEA 91-S-031 
                   AND 2232-S14-9 

 
                                               SPRINGFIELD DISTRICT  
 
 
APPLICANTS:  Milestone Tower Limited Partnership III, Cellco Partnership  
 d/b/a Verizon Wireless & Virginia Electric and Power Company  
 d/b/a Dominion Virginia Power 
 
ZONING: R-C, Residential-Conservation District 
 WS, Water Supply Protection Overlay District  
  
PARCEL: 75-3 ((1)) 10  
 
ACREAGE: 95.11 acres 
 
PLAN MAP: Public Facilities, Governmental and Institutional 
 
SE CATEGORY: Light Public Utility Uses (Category 1) 
  
PROPOSAL: The applicants request an amendment of a special exception 

for an electric substation to permit the addition of a 140-foot 
tall monopole (telecommunications facility) and a modification 
in land area and have filed for a review by the Planning 
Commission to determine whether the proposed 140-foot 
monopole and related equipment compound satisfies the 
criteria of location, character, and extent pursuant to Section 
15.2-2232 of the Code of Virginia, as amended. 

 
STAFF RECOMMENDATIONS: 
 
Staff recommends that the Planning Commission find that the telecommunications facility 
proposed under 2232-S14-9 satisfies the criteria of location, character, and extent, as specified  
 
 
 
 
 

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


 
 
in Section 15-2.2232 of the Code of Virginia, as amended, and therefore, is substantially in 
accord with the Comprehensive Plan. 
 
Staff recommends approval of SEA 91-S-031, subject to the approval of the proposed 
developments contained in Appendix 1 of the staff report. 
 
Staff recommends approval of a modification of Sect. 13-303 of the Zoning Ordinance for the 
transitional screening requirement in favor of the existing vegetation on the site, the landscape 
plantings shown on the Special Exception Amendment Plat and the development conditions. 
 
Staff recommends approval of a waiver of Sect. 13-304 of the Zoning Ordinance for the barrier 
requirement along all property lines. 
 
It should be noted that it is not the intent of staff to recommend that the Board of Supervisors,  
in adopting any conditions, relieve the applicant/owner from compliance with the provisions of 
any applicable ordinances, regulations, or adopted standards.  

 
It should be further noted that the content of this report reflects the analysis and 
recommendation of staff; it does not reflect the position of the Board of Supervisors. 
 
The approval of this application does not interfere with, abrogate or annul any easement, 
covenants, or other agreements between parties, as they may apply to the property subject to 
this application. 

 
For information, contact the Zoning Evaluation Division, Department of Planning and Zoning, 
12055 Government Center Parkway, Suite 801, Fairfax, Virginia 22035-5505,  
(703) 324-1290. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

 

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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82-W-051

92-W-007*
(.20 D/U)

82-W-054

WS (ENTIRE PAGE)

R-C

R-C

R-C

R-C

0 100200300400500 Feet

Special Exception Amendment
SEA    91-S -031

k

Applicant: MILESTONE TOWER LIMITED PARTNERHIP III, CELLCO
PARTNERSHIP D/B/A VERIZON WIRELESS &
VIRGINIA ELECTRIC AND POWER COMPANY 
D/B/A DOMINION VIRGINIA POWER

Accepted: 01/26/2015
Proposed: AMEND SE 91-S-031 PERVIOUSLY APPROVED

FOR ELECTRIC SUBSTATION TO PERMIT A
TELECOMMUNICATIONS FACILITY AND
CHANGE IN LAND AREA

Area: 95.11 AC OF LAND; DISTRICT - SPRINGFIELD

Zoning Dist Sect: 03-0C0403-0C04
Located: 12895 CLIFTON CREEK DRIVE, CLIFTON VA 20124
Zoning: R-  C
Plan Area: 3,
Overlay Dist: WS
Map Ref Num: 075-3- /01/  /0010

Ivakota Rd

Clifton Creek Dr



T-1

TITLE SHEET

R

APPLICANT:

PROJECT MANAGEMENT FIRM:

ENGINEERING FIRM:

MILESTONE COMMUNICATIONS
12110 SUNSET HILLS ROAD, SUITE 100
RESTON, VA 20190
(703) 620-2555

VIRGINIA POWER AND ELECTRIC COMPANY
PO BOX 27007 FLR 12TH DOMINION RESOURCES INC
C/O BLAINE GARRETT RICHMOND, VA 23261

NETWORK BUILDING + CONSULTING, LLC.
6095 MARSHALEE DRIVE, SUITE 300
ELKRIDGE, MD 21075
(410) 712-7092

NB+C ENGINEERING SERVICES, LLC.
6095 MARSHALEE DRIVE, SUITE 300
ELKRIDGE, MD 21075
(410) 712-7092

PROJECT TEAM

SITE INFORMATION

PROJECT MANAGER DATE

SIGNATURE BLOCK

T-1

Z-1

Z-2

Z-3

Z-4

Z-5

A-1

A-2

A-3

A-4

SWM-1

SWM-2

SWM-3

SWM-4

ES-1

ES-2

TITLE SHEET

SPECIAL EXCEPTION PLAT

CIVIL MAPS

PARTIAL SITE PLAN

EXISTING VEGETATION PLAN

LANDSCAPE PLAN

COMPOUND PLAN & ELEVATION

TOWER ELEVATION DETAILS

EQUIPMENT  DETAILS

ANTENNA DETAILS

DRAINAGE AREA MAPS

STORMWATER MANAGEMENT PLAN

STORMWATER MANAGEMENT CALCULATIONS

WATER QUALITY CALCULATIONS

EROSION & SEDIMENT CONTROL PLAN

EROSION & SEDIMENT CONTROL DETAILS

THESE DRAWINGS ARE FORMATTED TO BE FULL-SIZE AT 24"X36". CONTRACTOR SHALL
VERIFY ALL PLANS AND EXISTING DIMENSIONS AND CONDITIONS ON THE JOB SITE AND
SHALL IMMEDIATELY NOTIFY THE DESIGNER / ENGINEER IN WRITING OF ANY
DISCREPANCIES BEFORE PROCEEDING WITH THE WORK OR MATERIAL ORDERS OR BE
RESPONSIBLE FOR THE SAME. CONTRACTOR SHALL USE BEST MANAGEMENT PRACTICE
TO PREVENT STORM WATER POLLUTION DURING CONSTRUCTION.

DRAWING  INDEX

DO NOT SCALE DRAWINGS

SITE NAME: CLIFTON CREEK SUBSTATION
12895 CLIFTON CREEK DRIVE

CLIFTON, VA 20124
FAIRFAX COUNTY

LEASING DATE

SCOPE OF WORK:

SITE ADDRESS:

PROPERTY OWNER:
ADDRESS:

MAP #:
PARCEL AREA:

LATITUDE (NAD 83):
LONGITUDE (NAD 83):

JURISDICTION:

ZONING:
ZONING AREA:

GROUND ELEVATION:

STRUCTURE TYPE:

STRUCTURE HEIGHT:

HANDICAP REQUIREMENTS:

MILESTONE COMMUNICATIONS PROPOSES TO BUILD A
TELECOMMUNICATIONS FACILITY ON THE PROPERTY LISTED
BELOW.  THE FACILITY CONSISTS OF A 140' MONOPOLE AND
SPACE FOR MULTIPLE CARRIERS IN A FENCED-IN COMPOUND.

12895 CLIFTON CREEK DRIVE
CLIFTON, VA 20124

ELECTRIC AND POWER, CO VIRGINIA
PO BOX 27007 FLR 12TH DOMINION RESOURCES INC
C/O BLAINE GARRETT RICHMOND, VA 23261

0753 01 0010
95.11± ACRES

 38° 46' 47.36" NAD 83
-77° 23' 55.44" NAD 83

FAIRFAX COUNTY

RC (WS)
95.11± ACRES

269.7' (AMSL) NAVD 88

MONOPOLE

140.0' (AGL)

FACILITY IS UN-MANNED AND NOT FOR HUMAN HABITATION.
DISABLED ACCESS NOT REQUIRED

FROM MILESTONE OFFICE:
HEAD WEST ON VA-675/SUNSET HILLS RD. CONTINUE TO FOLLOW VA-675. SLIGHT RIGHT ONTO THE RAMP TO VA-286 S/FAIRFAX
COUNTY PKWY. SHARP RIGHT ONTO VA-286 S/FAIRFAX COUNTY PKWY. SLIGHT RIGHT ONTO THE US 29 N RAM.TURN RIGHT ONTO
VA-608 S. TAKE THE RAMP ONTO US-29 S/LEE HW. TURN LEFT ONTO VA-645/CLIFTON RD. CONTINUE TO FOLLOW VA-645. TURN
RIGHT ONTO MAIN ST. TAKE THE 1ST RIGHT ONTO CLIFTON CREEK DR. SITE WILL BE LOCATED ON THE LEFT.

ALL WORK AND MATERIALS SHALL BE PERFORMED AND INSTALLED IN ACCORDANCE WITH THE CURRENT EDITIONS OF
THE FOLLOWING CODES AS ADOPTED BY THE LOCAL GOVERNING AUTHORITIES. NOTHING IN THESE PLANS IS TO BE
CONSTRUED TO PERMIT WORK NOT CONFORMING TO THE LATEST EDITIONS OF THE FOLLOWING CODES.

• VIRGINIA UNIFORM BUILDING CODE (USBC 2009)

• ANSI/TIA-222-G

• TIA 607

• INSTITUTE FOR ELECTRICAL & ELECTRONICS ENGINEER 81

• IEEE C2 NATIONAL ELECTRIC SAFETY CODE LATEST EDITION

• TELECORDIA GR-1275

• ANSI/T 311

VICINITY MAP

DIRECTIONS

CODE COMPLIANCE

• 2009 INTERNATIONAL BUILDING CODE

• 2008 NATIONAL ELECTRICAL CODE

• 2009 NFPA 101, LIFE SAFETY CODE

• 2009 IFC

• AMERICAN CONCRETE INSTITUTE

• AMERICAN INSTITUTE OF STEEL CONSTRUCTION

• MANUAL OF STEEL CONSTRUCTION 13TH EDITION

SITE

REVISIONS

DESCRIPTIONDATEREV BY

12110 SUNSET HILLS ROAD, SUITE 100
RESTON, VA 20190
TEL. (703) 620-2555
FAX. (703) 620-8889

6095 MARSHALEE DRIVE, SUITE 300
ELKRIDGE, MD 21075

(410) 712-7092

NB+C ENGINEERING SERVICES, LLC.

0 12/15/14 FINAL RNC

1 1/14/15 EVM PLAN RNC

2 03/24/15 SWM COMMENTS RNC

3 05/07/15 REVISED RNC

4 05/18/15 REVISED LANDSCAPE PLAN RNC

TRENT SNARR, P.E.
VA PROFESSIONAL ENGINEER LIC. #049978

Lic. No. 049978

Milestone

COMMUNICATIONS

PRIOR SPECIAL EXCEPTION APPROVALS

SE 91-S-031 APPROVED 3/9/92

SE-1

SE-2

SE-3

SE-4

SPECIAL EXCEPTION PLAT

SPECIAL EXCEPTION PLAT

SPECIAL EXCEPTION PLAT

SPECIAL EXCEPTION PLAT



CLIFTON CREEK DRIVE

NORFOLK SOUTHERN RAILROAD

Z-1

SPECIAL
EXCEPTION

PLAT

JURISDICTION:

DIMENSION

FRONT YARD SETBACK:

SIDE YARD SETBACK:  

REAR YARD SETBACK:

(ALL MEASUREMENTS ARE IN FEET ± UNLESS OTHERWISE NOTED)

PROPOSED ±

680'

590'

1340'

FAIRFAX COUNTY

ZONING: RC (WS)

LOT AREA: 95.11± ACRES

ELECTRIC AND POWER, CO VIRGINIA
PO BOX 27007 FLR 12TH DOMINION RESOURCES INC

C/O BLAINE GARRETT RICHMOND, VA 23261
MAP # 0753 01 0010

ZONING: RC
AREA: 95.11± ACRES

DEED BOOK 3955   PAGE 369

REVISIONS

DESCRIPTIONDATEREV BY

12110 SUNSET HILLS ROAD, SUITE 100
RESTON, VA 20190
TEL. (703) 620-2555
FAX. (703) 620-8889

6095 MARSHALEE DRIVE, SUITE 300
ELKRIDGE, MD 21075

(410) 712-7092

NB+C ENGINEERING SERVICES, LLC.

0 12/15/14 FINAL RNC

1 1/14/15 EVM PLAN RNC

2 03/24/15 SWM COMMENTS RNC

3 05/07/15 REVISED RNC

4 05/18/15 REVISED LANDSCAPE PLAN RNC

TRENT SNARR, P.E.
VA PROFESSIONAL ENGINEER LIC. #049978

Lic. No. 049978

1 INCH =           FEET
(IN FEET)

GRAPHIC SCALE
0

200

200 100 200 400 800

 SITE PLAN
SCALE: 1" = 200'

1

Z-1

NOTES:

1. THE SITE PLAN IS BASED ON A FIELD RUN SURVEY COMPLETED BY POINT TO
POINT LAND SURVEYORS DATED 9/26/13.

2. ALL SETBACKS SHOWN ARE FROM PROPOSED TOWER TO EXISTING PROPERTY
LINES.

3. THIS EASEMENT SURVEY WAS PREPARED FOR THE EXCLUSIVE USE OF
MILESTONE COMMUNICATIONS AND EXCLUSIVELY FOR THE TRANSFERAL OF
THE LEASEHOLD AND THE RIGHTS OF EASEMENT SHOWN HEREON AND SHALL
NOT BE USED AS AN EXHIBIT OR EVIDENCE IN THE FEE SIMPLE TRANSFERAL OF
THE SUBJECT PROPERTY NOR ANY PORTION OR PORTIONS THEREOF. NO
BOUNDARY SURVEY WAS PERFORMED.

4. THIS SURVEY WAS PREPARED WITHOUT THE BENEFIT OF A TITLE REPORT
WHICH MAY REVEAL ADDITIONAL CONVEYANCES, EASEMENTS, OR
RIGHTS-OF-WAY NOT SHOWN HEREON.

5. EQUIPMENT USED FOR ANGULAR & LINEAR MEASUREMENTS: LEICA TCRA 1103
ROBOTIC.

6. THE FIELD DATA UPON WHICH THIS AS-BUILT SURVEY IS BASED HAS A
CLOSURE PRECISION OF ONE FOOT IN 20,000± FEET AND AN ANGULAR ERROR
OF 5.0" PER ANGLE POINT AND WAS ADJUSTED USING LEAST SQUARES.

7. THE PLAT HAS BEEN CALCULATED FOR CLOSURE AND IS FOUND TO BE
ACCURATE TO WITHIN ONE FOOT IN 995,107 FEET.

8. THE 2' CONTOURS SHOWN ON THIS EASEMENT SURVEY ARE ADJUSTED TO
NAVD 88 DATUM AND HAVE A VERTICAL ACCURACY OF ±1'. CONTOURS OUTSIDE
THE IMMEDIATE SITE AREA ARE APPROXIMATE.

9. BEARINGS SHOWN ON THIS EASEMENT SURVEY ARE BASED ON MD GRID
NORTH (NAD 83).

10. NO PORTION OF THIS EXISTING LEASE AREA AND ACCESS EASMENT IS
LOCATED IN A SPECIAL FLOOD AREA AS PER F.I.R.M. COMMUNITY PANEL NO.
421891 0005 B DATED 09/02/1988.

11. THE UNDERGROUND UTILITIES SHOWN HAVE BEEN LOCATED FROM ABOVE
GROUND FIELD SURVEY INFORMATION. THE SURVEYOR MAKES NO
GUARANTEES THAT THE UNDERGROUND UTILITIES SHOWN COMPRISE ALL
SUCH UTILITIES IN THE AREA, EITHER IN-SERVICE OR ABANDONED. THE
SURVEYOR FURTHER DOES NOT WARRANT THAT THE UNDERGROUND UTILITIES
SHOWN ARE IN THE EXACT LOCATION INDICATED ALTHOUGH THEY ARE
LOCATED AS ACCURATELY AS POSSIBLE FROM INFORMATION AVAILABLE. THE
SURVEYOR HAS NOT PHYSICALLY LOCATED THE UNDERGROUND UTILITIES.

12. NO BURIAL SITE IS PRESENT ON THE PROPERTY.

13. THE PROPOSED SITE DOES NOT ALTER THE EXISTING DRAINAGE DIVERSION.

14. THE PROPOSED BMP WILL BE PRIVATELY MAINTAINED

PRIOR SPECIAL EXCEPTION APPROVALS

SE 91-S-031 APPROVED 3/9/92

 EXISTING VEGETATION 
SCALE: NOT TO SCALE

2

Z-1

EXISTING VEGETATION DESCRIPTION:

EXISTING VEGETATION ON THE PROPERTY CONSISTS
OF HEAVILY WOODED AREAS WITH MATURE TALL
TREES AND OPEN GRASS FIELDS.

TOTAL AREA OF:
PROPERTY 95.11 ACRES
ZONING (RC) 95.11 ACRES
CONSERVATION EASEMENTS 37.05 ACRES



Z-2

CIVIL MAPS

REVISIONS

DESCRIPTIONDATEREV BY

12110 SUNSET HILLS ROAD, SUITE 100
RESTON, VA 20190
TEL. (703) 620-2555
FAX. (703) 620-8889

6095 MARSHALEE DRIVE, SUITE 300
ELKRIDGE, MD 21075

(410) 712-7092

NB+C ENGINEERING SERVICES, LLC.

0 12/15/14 FINAL RNC

1 1/14/15 EVM PLAN RNC

2 03/24/15 SWM COMMENTS RNC

3 05/07/15 REVISED RNC

4 05/18/15 REVISED LANDSCAPE PLAN RNC

TRENT SNARR, P.E.
VA PROFESSIONAL ENGINEER LIC. #049978

Lic. No. 049978

 ZONING MAP
SCALE: 1"=1000'

4

Z-2

PRIOR SPECIAL EXCEPTION APPROVALS

SE 91-S-031 APPROVED 3/9/92

 RESOURCE MANAGEMENT MAP
SCALE: 1"=1000'

3

Z-2

 SOILS MAP
SCALE: 1"=1000'

5

Z-2

 FLOOD ZONE MAP
SCALE: 1"=1000'

6

Z-2

 LAND USE MAP
SCALE: 1"=2000'

1

Z-2

 TRAIL MAP
SCALE: 1"=2000'

2

Z-2

SITE

SITE

SITE SITE SITE

SITE



NORFOLK SOUTHERN RAILROAD

Z-3

PARTIAL SITE PLAN

REVISIONS

DESCRIPTIONDATEREV BY

12110 SUNSET HILLS ROAD, SUITE 100
RESTON, VA 20190
TEL. (703) 620-2555
FAX. (703) 620-8889

6095 MARSHALEE DRIVE, SUITE 300
ELKRIDGE, MD 21075

(410) 712-7092

NB+C ENGINEERING SERVICES, LLC.

0 12/15/14 FINAL RNC

1 1/14/15 EVM PLAN RNC

2 03/24/15 SWM COMMENTS RNC

3 05/07/15 REVISED RNC

4 05/18/15 REVISED LANDSCAPE PLAN RNC

TRENT SNARR, P.E.
VA PROFESSIONAL ENGINEER LIC. #049978

Lic. No. 049978

1 INCH =           FEET
(IN FEET)

GRAPHIC SCALE
0

50

50 25 50 100 200 SITE PLAN
SCALE: 1" = 50'

1

Z-3

PRIOR SPECIAL EXCEPTION APPROVALS

SE 91-S-031 APPROVED 3/9/92



Z-4

EXISTING
VEGETATION PLAN

REVISIONS

DESCRIPTIONDATEREV BY

12110 SUNSET HILLS ROAD, SUITE 100
RESTON, VA 20190
TEL. (703) 620-2555
FAX. (703) 620-8889

6095 MARSHALEE DRIVE, SUITE 300
ELKRIDGE, MD 21075

(410) 712-7092

NB+C ENGINEERING SERVICES, LLC.

0 12/15/14 FINAL RNC

1 1/14/15 EVM PLAN RNC

2 03/24/15 SWM COMMENTS RNC

3 05/07/15 REVISED RNC

4 05/18/15 REVISED LANDSCAPE PLAN RNC

TRENT SNARR, P.E.
VA PROFESSIONAL ENGINEER LIC. #049978

Lic. No. 049978

1 INCH =           FEET
(IN FEET)

GRAPHIC SCALE
0

150

50 25 50 100 200 PRE-DEVELOPMENT EVM PLAN
SCALE: 1" = 150'

1

Z-4

PRIOR SPECIAL EXCEPTION APPROVALS

SE 91-S-031 APPROVED 3/9/92

A

COVER TYPE PRIMARY SPECIES UNDERSTORY SPECIES COMMENTS SUCCESSIONAL
STAGE CONDITIONAL

B

UPLAND
FOREST

DEVELOPED

AREA

® 



14

NORFOLK SOUTHERN RAILROAD

CLIFTON CREEK DRIVE

Z-5

LANDSCAPE PLAN

REVISIONS

DESCRIPTIONDATEREV BY

12110 SUNSET HILLS ROAD, SUITE 100
RESTON, VA 20190
TEL. (703) 620-2555
FAX. (703) 620-8889

6095 MARSHALEE DRIVE, SUITE 300
ELKRIDGE, MD 21075

(410) 712-7092

NB+C ENGINEERING SERVICES, LLC.

0 12/15/14 FINAL RNC

1 1/14/15 EVM PLAN RNC

2 03/24/15 SWM COMMENTS RNC

3 05/07/15 REVISED RNC

4 05/18/15 REVISED LANDSCAPE PLAN RNC

TRENT SNARR, P.E.
VA PROFESSIONAL ENGINEER LIC. #049978

Lic. No. 049978

1 INCH =           FEET
(IN FEET)

GRAPHIC SCALE
0

150

150 75 150 300 600 LANDSCAPE PLAN
SCALE: 1" = 150'

1

Z-5

PRIOR SPECIAL EXCEPTION APPROVALS

SE 91-S-031 APPROVED 3/9/92

A

BUFFER YARD PRIMARY SPECIESAREABUFFER TYPE PERCENTAGE OF
TREE CANOPY

YARD WIDTH

B

C

AREA OF
TREE COVER



 COMPOUND PLAN
SCALE: 1"=5'=0"

1

A-1 A-1

COMPOUND PLAN
& ELEVATION

REVISIONS

DESCRIPTIONDATEREV BY

12110 SUNSET HILLS ROAD, SUITE 100
RESTON, VA 20190
TEL. (703) 620-2555
FAX. (703) 620-8889

6095 MARSHALEE DRIVE, SUITE 300
ELKRIDGE, MD 21075

(410) 712-7092

NB+C ENGINEERING SERVICES, LLC.

0 12/15/14 FINAL RNC

1 1/14/15 EVM PLAN RNC

2 03/24/15 SWM COMMENTS RNC

3 05/07/15 REVISED RNC

4 05/18/15 REVISED LANDSCAPE PLAN RNC

TRENT SNARR, P.E.
VA PROFESSIONAL ENGINEER LIC. #049978

Lic. No. 049978

1 INCH =           FEET
(IN FEET)

GRAPHIC SCALE
0

5

5 2.5 5 10 20

 ELEVATION
SCALE: 1/8"=1'=0"

2

A-1
1 INCH =           FEET

(IN FEET)

GRAPHIC SCALE
0

8

8 4 8 16 32

PRIOR SPECIAL EXCEPTION APPROVALS

SE 91-S-031 APPROVED 3/9/92



A-2

TOWER ELEVATION
DETAILS

REVISIONS

DESCRIPTIONDATEREV BY

12110 SUNSET HILLS ROAD, SUITE 100
RESTON, VA 20190
TEL. (703) 620-2555
FAX. (703) 620-8889

6095 MARSHALEE DRIVE, SUITE 300
ELKRIDGE, MD 21075

(410) 712-7092

NB+C ENGINEERING SERVICES, LLC.

0 12/15/14 FINAL RNC

1 1/14/15 EVM PLAN RNC

2 03/24/15 SWM COMMENTS RNC

3 05/07/15 REVISED RNC

4 05/18/15 REVISED LANDSCAPE PLAN RNC

TRENT SNARR, P.E.
VA PROFESSIONAL ENGINEER LIC. #049978

Lic. No. 049978

 ELEVATION
SCALE: 1/16"=1'=0"

1

A-2
1 INCH =           FEET

(IN FEET)

GRAPHIC SCALE
0

16

16 8 16 32 64

PRIOR SPECIAL EXCEPTION APPROVALS

SE 91-S-031 APPROVED 3/9/92



 TYPICAL FENCE AND GATE DETIALS 
SCALE: 3/8''=1'

1

A-3

A-3

EQUIPMENT
DETAILS

REVISIONS

DESCRIPTIONDATEREV BY

12110 SUNSET HILLS ROAD, SUITE 100
RESTON, VA 20190
TEL. (703) 620-2555
FAX. (703) 620-8889

6095 MARSHALEE DRIVE, SUITE 300
ELKRIDGE, MD 21075

(410) 712-7092

NB+C ENGINEERING SERVICES, LLC.

0 12/15/14 FINAL RNC

1 1/14/15 EVM PLAN RNC

2 03/24/15 SWM COMMENTS RNC

3 05/07/15 REVISED RNC

4 05/18/15 REVISED LANDSCAPE PLAN RNC

TRENT SNARR, P.E.
VA PROFESSIONAL ENGINEER LIC. #049978

Lic. No. 049978

PRIOR SPECIAL EXCEPTION APPROVALS

SE 91-S-031 APPROVED 3/9/92

 GENERATOR ELEVATIONS  
SCALE: 3/4''=1'

3

A-3

 METAL CANOPY DETAIL 
SCALE: NOT TO SCALE

4

A-3

 CHARLES LT-PM63922RF2 OUTDOOR PRIMARY CABINET
SCALE: 3/4''=1'

2

A-3

 CHARLES CUBE-BBDLJ2HN1 BATTERY CABINET
SCALE: 3/4''=1'

5

A-3



ANTENNA MODEL AZIMUTH

ANTENNA INFORMATION CHART

MECHANICAL
DOWN TILT RRH QUANTITY & MODEL COAX/HYBRID CABLE

QUANTITY & SIZE
CABLE

LENGTHSECTOR STATUS ANTENNA
MANUFACTURER

RAD
CENTER

A-4

ANTENNA DETAILS

REVISIONS

DESCRIPTIONDATEREV BY

12110 SUNSET HILLS ROAD, SUITE 100
RESTON, VA 20190
TEL. (703) 620-2555
FAX. (703) 620-8889

6095 MARSHALEE DRIVE, SUITE 300
ELKRIDGE, MD 21075

(410) 712-7092

NB+C ENGINEERING SERVICES, LLC.

0 12/15/14 FINAL RNC

1 1/14/15 EVM PLAN RNC

2 03/24/15 SWM COMMENTS RNC

3 05/07/15 REVISED RNC

4 05/18/15 REVISED LANDSCAPE PLAN RNC

TRENT SNARR, P.E.
VA PROFESSIONAL ENGINEER LIC. #049978

Lic. No. 049978

 LOW PROFILE PLATFROM 
NOT TO SCALE 

3

A-4

 ANTENNA DETAILS 
NOT TO SCALE 

2

A-4

PRIOR SPECIAL EXCEPTION APPROVALS

SE 91-S-031 APPROVED 3/9/92

 ANTENNA SCHEDULE 
NOT TO SCALE 

1

A-4

 ANTENNA PLAN 
SCALE: 1/2''=1'

4

A-4



REVISIONS

DESCRIPTIONDATEREV BY

12110 SUNSET HILLS ROAD, SUITE 100
RESTON, VA 20190
TEL. (703) 620-2555
FAX. (703) 620-8889

6095 MARSHALEE DRIVE, SUITE 300
ELKRIDGE, MD 21075

(410) 712-7092

NB+C ENGINEERING SERVICES, LLC.

0 12/15/14 FINAL RNC

1 1/14/15 EVM PLAN RNC

2 03/24/15 SWM COMMENTS RNC
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Virginia Runoff Reduction Method New Development Worksheet - v2.8 - June 2014

To be used w/ 2011 BMP Standards and Specifications

Site Data

Project Name: Clifton Creek

Date: 9/4/2014

data input
cells
calculation
cells
constant
values

1. Post-Development Project & Land Cover Information

Constants

Annual Rainfall (inches) 43
Target Rainfall Event (inches) 1.00
Phosphorus EMC (mg/L) 0.26 Nitrogen EMC (mg/L) 1.86
Target Phosphorus Target Load (lb/acre/yr) 0.41
Pj 0.90

Land Cover  (acres)

A soils B Soils C Soils D Soils Totals

Forest/Open Space (acres) -- undisturbed, protected forest/open space or reforested
land 0.00 0.00 0.00 0.00 0.00
Managed Turf (acres) -- disturbed, graded for yards or other turf to be
mowed/managed 0.00 0.04 0.00 0.00 0.04
Impervious Cover (acres) 0.00 0.06 0.00 0.00 0.06

Total 0.10

Rv Coefficients

A soils B Soils C Soils D Soils

Forest/Open Space 0.02 0.03 0.04 0.05
Managed Turf 0.15 0.20 0.22 0.25
Impervious Cover 0.95 0.95 0.95 0.95

Land Cover Summary

Forest/Open Space Cover (acres) 0.00
Weighted Rv(forest) 0.00
% Forest 0%
Managed Turf Cover (acres) 0.04
Weighted Rv(turf) 0.20
% Managed Turf 40%
Impervious Cover (acres) 0.06

Rv(impervious) 0.95
% Impervious 60%
Total Site Area (acres) 0.10
Site Rv 0.65

Post-Development Treatment Volume (acre-ft) 0.01
Post-Development Treatment Volume (cubic feet) 236
Post_Development Load (TP) (lb/yr) 0.15 Post_Development Load (TN) (lb/yr) 1.06
Total Load (TP) Reduction Required (lb/yr) 0.11

Drainage Area A

Drainage Area A Land Cover  (acres)

A soils B Soils C Soils D Soils Totals Land Cover Rv

Forest/Open Space (acres) 0.00 0.00 0.00 0.00 0.00 0.00
Managed Turf (acres) 0.00 0.04 0.00 0.00 0.04 0.20
Impervious Cover (acres) 0.00 0.06 0.00 0.00 0.06 0.95

Total 0.10 Post Development Treatment Volume (cf) 236

Practice Unit

Description of Credit

Credit

Credit Area

(acres)

Volume from

Upstream RR

Practice (cf)

Runoff

Reduction (cf)

Remaining

Runoff Volume

(cf)

Phosphorus

Efficiency (%)

Phosphorus Load

from Upstream

RR Practices (lbs)

Untreated

Phosphorus Load

to Practice (lbs.)

Phosphorus

Removed By

Practice (lbs.)

Remaining

Phosphorus

Load (lbs.)

Downstream Treatment to be

Employed

4. Grass Channel

4.a. Grass Channel A/B Soils (Spec #3)

impervious acres draining to grass
channels 20% runoff volume reduction 0.20 0.06 0 41 166 15 0.00 0.13 0.04 0.09

9.a. Sheetflow to Conservation
Area with A/B Soils

turf acres draining to grass
channels 20% runoff volume reduction 0.20 0.04 0 6 23 15 0.00 0.02 0.01 0.01

9.a. Sheetflow to Conservation
Area with A/B Soils

4.b. Grass Channel C/D Soils (Spec #3)

impervious acres draining to grass
channels 10% runoff volume reduction 0.10 0.00 0 0 0 15 0.00 0.00 0.00 0.00

turf acres draining to grass
channels 10% runoff volume reduction 0.10 0.00 0 0 0 15 0.00 0.00 0.00 0.00

4.c. Grass Channel with Compost Amended
Soils as per specs (see Spec #4)

impervious acres draining to grass
channels 30% runoff volume reduction 0.30 0.00 0 0 0 15 0.00 0.00 0.00 0.00

turf acres draining to grass
channels 30% runoff volume reduction 0.30 0.00 0 0 0 15 0.00 0.00 0.00 0.00

Nitrogen Efficiency

(%)

Nitrogen Load

from Upstream

RR Practices (lbs)

Untreated

Nitrogen Load to

Practice (lbs.)

Nitrogen

Removed By

Practice (lbs.)

Remaining

Nitrogen Load

(lbs.)

4. Grass Channel

20 0.00 0.93 0.33 0.59

20 0.00 0.13 0.05 0.08

20 0.00 0.00 0.00 0.00

20 0.00 0.00 0.00 0.00

20 0.00 0.00 0.00 0.00

20 0.00 0.00 0.00 0.00
TOTAL IMPERVIOUS COVER TREATED (ac) 0.06

TOTAL TURF AREA TREATED (ac) 0.04

AREA CHECK OK.

TOTAL PHOSPHORUS REMOVAL REQUIRED ON

SITE (lb/yr) 0.11
TOTAL RUNOFF REDUCTION IN D.A. A (cf) 189

PHOSPHORUS REMOVAL FROM RUNOFF REDUCTION PRACTICES IN D.A. A (lb/yr) 0.12

SEE WATER QUALITY COMPLIANCE TAB FOR SITE COMPLIANCE CALCULATIONS

TOTAL RUNOFF REDUCTION IN D.A. A (cf) 189
NITROGEN REMOVAL FROM RUNOFF REDUCTION PRACTICES IN D.A. A

(lb/yr) 1.06

 DRAINAGE AREA A
SCALE: NONE
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Site Results

D.A. A D.A. B D.A. C D.A. D D.A. E AREA CHECK

IMPERVIOUS COVER 0.06 0.00 0.00 0.00 0.00 OK.

IMPERVIOUS COVER TREATED 0.06 0.00 0.00 0.00 0.00 OK.

TURF AREA 0.04 0.00 0.00 0.00 0.00 OK.

TURF AREA TREATED 0.04 0.00 0.00 0.00 0.00 OK.

AREA CHECK OK. OK. OK. OK. OK.

Phosphorus

TOTAL TREATMENT VOLUME (cf)

236

TOTAL PHOSPHORUS LOAD REDUCTION REQUIRED (LB/YEAR)

0.11

RUNOFF REDUCTION (cf)

189

PHOSPHORUS LOAD REDUCTION ACHIEVED (LB/YR)

0.12

ADJUSTED POST-DEVELOPMENT PHOSPHORUS LOAD (TP)

(lb/yr)

0.03

REMAINING PHOSPHORUS LOAD REDUCTION (LB/YR) NEEDED

CONGRATULATIO

NS!! YOU

EXCEEDED THE

TARGET

REDUCTION BY 0

LB/YEAR!!

Nitrogen (for information purposes)

TOTAL TREATMENT VOLUME (cf)

236

RUNOFF REDUCTION (cf)

189

NITROGEN LOAD REDUCTION ACHIEVED (LB/YR)

1.06

ADJUSTED POST-DEVELOPMENT NITROGEN LOAD (TN) (lb/yr)

0.00

Site Data Summary
Total Rainfall =  43 inches

Site Land Cover Summary

A Soils B Soils C Soils D Soils Total % of Total
Forest (acres) 0.00 0.00 0.00 0.00 0.00 0.00

Turf (acres) 0.00 0.04 0.00 0.00 0.04 40.00

Impervious (acres) 0.00 0.06 0.00 0.00 0.06 60.00
0.10 100.00

Site Rv 0.65
Post Development Treatment Volume (ft3) 236
Post Development TP Load (lb/yr) 0.15
Post Development TN Load (lb/yr) 1.06
Total TP Load Reduction Required (lb/yr) 0.11

Total Runoff Volume Reduction (ft3) 189
Total TP Load Reduction Achieved (lb/yr) 0
Total TN Load Reduction Achieved (lb/yr) 1.06

Adjusted Post Development TP Load (lb/yr) 0.03

Remaining Phosphorous Load Reduction (Lb/yr)
Required

0.00

Site Rv 0.65
Post Development Treatment Volume (ft3) 236
Post Development TP Load (lb/yr) 0.15
Post Development TN Load (lb/yr) 1.06
Total TP Load Reduction Required (lb/yr) 0.11

Total Runoff Volume Reduction (ft3) 189
Total TP Load Reduction Achieved (lb/yr) 0
Total TN Load Reduction Achieved (lb/yr) 1.06

Adjusted Post Development TP Load (lb/yr) 0.03

Remaining Phosphorous Load Reduction (Lb/yr)
Required

0.00

Drainage Area Summary

D.A. A D.A. B D.A. C D.A. D D.A. E Total
Forest (acres) 0.00 0.00 0.00 0.00 0.00 0.00

Turf (acres) 0.04 0.00 0.00 0.00 0.00 0.04

Impervious (acres) 0.06 0.00 0.00 0.00 0.00 0.06
0.10

Drainage Area Compliance Summary

D.A. A D.A. B D.A. C D.A. D D.A. E Total
TP Load Red. (lb/yr) 0.12 0.00 0.00 0.00 0.00 0.12
TN Load Red. (lb/yr) 1.06 0.00 0.00 0.00 0.00 1.06

Drainage Area A Summary

Land Cover Summary

A Soils B Soils C Soils D Soils Total % of Total
Forest (acres) 0.00 0.00 0.00 0.00 0.00 0.00

Turf (acres) 0.00 0.04 0.00 0.00 0.04 40.00

Impervious (acres) 0.00 0.06 0.00 0.00 0.06 60.00
0.10

BMP Selections

Practice Credit Area (acres) Downstream
Practice

4.a. Grass Channel A/B Soils (Spec #3) Impervious: 0.06 9.a.
Sheetflow to
Conservation
Area with
A/B Soils

Turf
(Pervious):

0.04 9.a.
Sheetflow to
Conservation
Area with
A/B Soils

9.a. Sheetflow to Conservation Area with A/B Soils
(Spec #2)

Impervious: 0
Turf
(Pervious):

0

Total Impervious Cover Treated (acres) 0.06
Total Turf Area Treated (acres) 0.04
Total TP Load Reduction Achieved in D.A. A (lb/yr) 0.12

Total TN Load Reduction Achieved in D.A. A (lb/yr) 1.06

Channel and Flood Protection

Weighted CN 1-year
storm
Adjusted
CN

2-year storm
Adjusted CN

10-year
storm
Adjusted
CN

Target Rainfall Event (in) 2.70 3.20 5.20
D.A. A CN 83 73 75 77
D.A. B CN 0 #N/A #N/A #N/A
D.A. C CN 0 #N/A #N/A #N/A
D.A. D CN 0 #N/A #N/A #N/A
D.A. E CN 0 #N/A #N/A #N/A

1-year storm 2-year storm 10-year storm

Target Rainfall Event (in) 2.70 3.20 5.20

Drainage Area A

Drainage Area (acres) 0.10
Runoff Reduction Volume (cf) 189
Based on the use of Runoff Reduction

practices in the selected drainage

areas, the spreadsheet calculates an

adjusted RVDeveloped and adjusted

Curve Number.

Drainage Area A

A soils B Soils C Soils D Soils

Forest/Open Space -- undisturbed, protected forest/open space or
reforested land

Area (acres) 0.00 0.00 0.00 0.00

CN 30 55 70 77

Managed Turf -- disturbed, graded for yards or other turf to be
mowed/managed

Area (acres) 0.00 0.04 0.00 0.00

CN 39 61 74 80

Impervious Cover

Area (acres) 0.00 0.06 0.00 0.00

CN 98 98 98 98
Weighted CN

S

83 2.05
1-year storm 2-year storm 10-year storm

RVDeveloped (in) with no Runoff Reduction 1.21 1.61 3.36
RVDeveloped (in) with Runoff Reduction 0.69 1.09 2.84

Adjusted CN

73 75 77

 WATER QUALITY COMPLIANCE
SCALE: NONE
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DESCRIPTION OF THE APPLICATIONS 
 
The applicants, Milestone Tower Limited Partnership III, Cellco Partnership (Milestone 
Communications) d/b/a Verizon Wireless and Virginia Electric and Power Company 
d/b/a Dominion Virginia Power request an amendment of a special exception for an 
electric substation to permit the addition of a telecommunications facility and a 
modification in land area.  The applicants also filed an application for a 2232 Public 
Facility Review Determination for review by the Planning Commission to determine 
whether the proposed telecommunications facility satisfies the criteria of location, 
character, and extent pursuant to Section 15-2.2232 of the Code of Virginia, as 
amended; and therefore, may be determined to be in substantial conformance with the 
Comprehensive Plan.  The telecommunications facility consists of a 140-foot tall 
monopole and associated equipment for up to five carriers at heights of 140, 130, 120, 
110, and 100 feet located in a 2,450-square foot leased area.  Verizon Wireless will be 
the initial carrier at the facility and up to four additional carriers could collocate at the 
facility in the future.   
 
The site currently is developed with an 8.1-acre unmanned fenced electric substation 
that consists of a series of electrical towers, power lines, transformers, circuits, and a 
control building.  A 230-foot wide Virginia Electric and Power Company (VEPCO) 
easement also is located on the property and contains transmission towers and poles 
and overhead utility wires that run in an east-west direction across the property.  Three 
of the transmission towers are used for collocation of telecommunication antennas with 
adjacent equipment cabinets.  No changes are proposed to the substation or VEPCO 
easement.   
 
The applicants also request a modification in land area from the 92.91-acre land area 
previously approved under SE 91-S-031 to reflect that the subject property now 
contains 95.11 acres. 
 
 
MODIFICATION AND WAIVER 
 
The applicants request the following modification and waiver: 
 

 Modification of Sect. 13-303 of the Zoning Ordinance for the transitional 
screening requirement in favor of the existing vegetation on the site, the 
landscape plantings shown on the Special Exception Amendment Plat, and the 
development conditions. 
 

 Waiver of Sect. 13-304 of the Zoning Ordinance for the barrier requirement. 
 
A reduction of the SEA Plat is provided at the front of this staff report.  Staff’s proposed 
development conditions, the applicant’s statement of justification, and affidavit are 
provided as Appendices 1-3, respectively. 
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LOCATION AND CHARACTER 
 
The subject property is located north of the Norfolk Southern Railroad right-of-way 
corridor, south of Ivakota Road, and west of Clifton Creek Drive, as shown in Figure 1.  
All adjacent parcels are zoned Residential Conservation (R-C) and Water Supply 
Protection Overlay District (WS) and planned for low density residential uses at  
0.1-0.2 dwelling units per acre.  Properties to the north, east, and west of the subject 
property consist of five acres or more and are developed with single family detached 
dwellings with the exception of five lots adjacent to the northeast corner of the site, 
which contain approximately 1 to 1 ½-acres. 
 

Figure 1:  Subject property and surrounding area, Source: Fairfax County Aerial Photography, 2013 
 
 
BACKGROUND 
 
On March 9, 1992, the Board of Supervisors approved Special Exception SE 91-S-031 
and SE 91-S-046 to permit two electric substations on the subject property.  Since the 
substation permitted under SE 91-S-046 was never established, the special exception 
approval has expired.  The staff reports and development conditions are available in the 
Zoning Evaluation Division.   
 
On March 29, 2001, the Planning Commission concurred with the staff determination for 
Feature Shown FS-S01-2 to permit nine panel antennas at a height of 120 feet on an 
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existing 115-foot high transmission tower on the subject property and a 240-square foot 
equipment shelter near the base of the tower with a landscape buffer. 
 
On June 29, 2006, the Planning Commission concurred with the staff determination for 
FS-S06-22 to permit nine antennas at a height of 130 feet on an existing 130-foot high 
transmission tower on the subject property and a 120-square foot equipment shelter 
near the base of the tower with a chain link fence. 
 
On June 10, 2009, the Planning Commission concurred with the staff determination for 
FS-S09-12 to permit six antennas and one microwave dish to be mounted at a 
maximum height of 117 feet on an existing 111-foot high transmission tower with two 
equipment cabinets near the base of the tower and an 8-foot high cedar fence.   
 
Feature shown determinations are based on a public facility, public utility facility, or 
public service corporation facility use or area that is specifically identified on the 
Comprehensive Plan map or described in and supported by Comprehensive Plan text.  
The site specific Comprehensive Plan text describes and supports public utilities on the 
site.  The feature shown determinations are available in the Planning Division in  
Suite 701 of the Herrity Building, 12055 Government Center Parkway, Fairfax. 
 
 
COMPREHENSIVE PLAN 
 
The Fairfax County Comprehensive Plan, 2013 Edition Area III, Pohick Planning 
District, amended through October 28, 2014, P3-Johnny Moore Community Planning 
Sector, page 48, provides the following recommendation for the property. 
 

Public Facilities 
 

1. In order to meet the growing need for public utilities, transmission lines 
and two electrical substations will be required on Parcel 75-3((1))10 by 
Virginia Power and the Northern Virginia Electric Cooperative. The 
Fairfax County Zoning Ordinance requires that electric substation and 
distribution centers including transformer stations obtain special 
exception approval. Further, utility transmission facilities including but 
not limited to poles, structures, or other similar equipment for the 
transmission of electricity require special exception approval. Under 
the Zoning Ordinance, transmission lines approved by the State 
Corporation Commission (SCC) pursuant to Section 56.46.1 of the 
Code of Virginia, as amended, are not included as utility transmission 
facilities. Virginia Power and the Northern Virginia Electric Cooperative 
should participate in the Fairfax County public hearing process for any 
facilities to be constructed on this site. 

 
There should be no transmission lines through the Town of Clifton. 
Special exception applications filed for the two electrical 
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substations/distribution centers shall include sufficient acreage 
surrounding the proposed facilities in order to ameliorate the visual and 
audio impacts on nearby properties. Additional buffering and screening 
in excess of minimum Zoning Ordinance provisions shall be required in 
those areas which do not contain existing substantial vegetation. 

 
 
SPECIAL EXCEPTION AMENDMENT (SEA) PLAT ANALYSIS 
 
The SEA Plat entitled “Milestone Communications,” was prepared by NB+C Engineering 
Services, LLC and consists of 20 sheets dated December 15, 2014, and revised 
through May 18, 2015, and is reviewed below. 
 
Site Layout 
 
The subject property currently is developed with an approximately 8.1-acre unmanned 
fenced electric substation consisting of a series of electrical towers, power lines, 
transformers, circuits, and a control building, as shown in Figure 2.  A 230-foot wide 
VEPCO easement containing utility easements and the Columbia Liquefied Natural Gas 
easement is located in the eastern portion of the property.  The VEPCO easement 
contains two rows of large transmission structures in the form of lattice towers and poles 
between 122 feet and 142 feet in height.  Utility poles and overhead wires connect the 
substation with the transmission line to distribute power off the property.  
Telecommunication antennas are collocated on three of the transmission towers, which 
are between 122 and 137 feet in height and located in the VEPCO easement with 
adjacent equipment cabinets. 
 

 
                      Figure 2: Site Layout, Source: SEA Plat, Sheet Z-1 
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The proposed telecommunications facility is located southwest of the substation and 
consists of a 140-foot tall monopole and associated equipment located in a  
2,450-square foot lease area.  The monopole and equipment compound are designed 
to accommodate up to five telecommunication carriers at heights of 140, 130, 120, 110, 
and 100 feet.   Within the compound area, there are five carrier lease areas for 
equipment cabinets, a meter board, and a telecommunication cabinet.  A transformer is 
located to the east of the equipment compound area.  The compound area is enclosed 
by an 8-foot high fence with privacy slats.  Figure 2A provides an enlargement of the 
equipment compound area and proposed monopole. 

 
Figure 2A: Compound Area and Proposed 140-Foot Monopole, Source: SEA Plat, Sheet Z-1 

 
Access 

 
The subject property is located off Clifton Creek Drive.  This portion of Clifton Creek 
Drive is a public road, but the northern portion of Clifton Creek Drive, which intersects 
with Ivakota Road, is privately maintained.  Access from Clifton Creek Drive to the 
substation and to the proposed telecommunications facility is provided from an 
approximately 2,000-foot long gravel driveway that is privately maintained.  A 20-foot 
wide access easement is shown.  Access to the property is restricted via a locked gate 
at the driveway entrance on Clifton Creek Drive. 
 
Landscaping and Open Space 
 
The 95.11-acre site is heavily wooded with mature trees and vegetation along all 
property lines, except for those areas within the VEPCO easement that are precluded 
from being landscaped.  The telecommunications facility is located on an existing 
grassy area and is buffered by mature trees and the substation.  A 50-foot wide 
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transitional screening width is required along the northern, eastern, and western 
property lines for the telecommunications facility.  Tree canopy covers 86 percent  
(1.8 acres) of the northern property line; 74 percent (2.6 acres) along the eastern 
property line; and 98 percent (2 acres) along the western property line.  No transitional 
screening is required adjacent to the southern property line, which is adjacent to the 
Norfolk Southern Railroad corridor.  The applicants are requesting a modification of the 
transitional screening requirement and a waiver of the barrier requirement, which is 
discussed in the Modification and Waiver section of this report.  Approximately 69 acres 
of the site contains upland forest vegetation that is in good condition, with 37 acres 
located in four conservation easements.  A small portion of the site along the southwest 
boundary lies within the Chesapeake Bay Preservation area.   
 
Stormwater Management 
 
Since the total area being disturbed is greater than 2,500 square feet, water quality 
management is required.  The SEA Plat indicates that water quality management/best 
management practices will be met through a 7,405-square foot grass swale located 
around the equipment compound.  The swale is intended to detain and treat the first 
inch of rainfall from a 24-hour storm event and released by a broad crest earthen weir (a 
structure used for stormwater discharge).  The discharge from the grass swale will enter 
the existing woods and enter a natural conveyance system.  Since the swale is able to 
detain the entire one-year storm event, there is no need to control the release rate, nor 
is channel protection needed.  The peak release rates for the 2 and 10-year storms will 
be reduced to a level that is less than or equal to the existing peak flow rates for the 
same storm events through storage and detention with the grass swale.  The natural 
drainage divide will be maintained and the release rates will be less than the existing 
and will not have an adverse downstream impact. 
 
SE 91-S-031 Plat 
 
The Special Exception Plat for the electric substation is carried forward and included as 
part of the SEA Plat.  There is no disturbance or changes proposed to the substation as 
part of this application. 
 
 
ANALYSIS 
 
Land Use 
 
Since there is no proposed change to the existing electric substation or to the subject 
property other than the addition of the proposed telecommunications facility and a 
modification of land area, staff’s analysis is focused on the proposed 
telecommunications facility. 
 
The proposed telecommunications facility is a Category 1, Light Public Utility use, which 
is consistent with the site specific Comprehensive Plan recommendation for public utility 
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uses on the subject property.  As previously discussed, the subject property is 
developed with an electric substation and contains an existing 230-foot wide VEPCO 
easement containing of transmission towers, poles, and overhead wires.  
Telecommunication antennas are collocated on three of the existing transmission 
towers.  As indicated in the Background section of this report, these antennas were 
permitted through the Planning Commission’s concurrence with staff’s determination 
that the three telecommunication facilities (antennas and equipment cabinets) were 
determined to be a “feature shown” of the Comprehensive Plan pursuant to  
Section 15.2-2232 of the Code of Virginia, as amended.   
 
In addition to the proposed telecommunications facility, the applicants are requesting a 
change in land area from the land area that was previously approved under  
SE 91-S-031, which currently governs the use of the site.  SE 91-S-031 included the 
subject property with the exception of a five acre portion of the site located along the 
southern property line and included 2.8 acres of land that is now part of tax map parcels 
75-4 ((4)) 2A and 2B.  The five acre portion of the property was part of SE 91-S-046, a 
concurrent application to permit a second substation on the subject property.  The 
second substation was never established and SE 91-S-046 has since expired.  The 
applicants are proposing to add in the five acres from SE 91-S-046 and to delete the  
2.8 acres for a total land area of 95.11 acres.  Sect. 9-014, Amendment of a Special 
Exception, of the Zoning Ordinance permits a modification in land area when such 
modification does not:  adversely affect the use of the property that is subject to the 
special exception but not incorporated into the amendment application; inhibit, 
adversely affect, or preclude in any manner the fulfillment of the special exception 
conditions that is applicable to the area not incorporated into the amendment 
application; and increase the overall approved density/intensity for the development.  
The proposed modification in land area satisfies these conditions. 
 
2232-S14-9 Review (Appendix 4) 
 
With this special exception amendment application, the applicants filed a concurrent 
application for a 2232 Public Facility Review Determination pursuant to Sect. 15.2-2232 
of the Code of Virginia, as amended.  Section 15.2-2232 of the Code of Virginia, as 
amended, requires the Planning Commission to determine whether the general or 
approximate location, character, and extent of the proposed telecommunications facility 
is substantially in accord with the adopted Comprehensive Plan.  The proposed 
telecommunications facility was reviewed against the Mobile and Land-Based 
Telecommunication Services General Guidelines in the Public Facilities Element of the 
Policy Plan of the Comprehensive Plan, which provides objectives and policies 
(Objective 42, Policies a-q and Objective 43, Policies a-c) for telecommunication 
facilities and services.  Staff’s evaluation is provided below and a copy of the staff 
review memorandum for 2232-S14-9, the Mobile and Land-Based Telecommunication 
Services General Guidelines contained within the staff memorandum, and the 2232 
application are provided as Appendix 4. 
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Location:  The subject property is located off Clifton Creek Drive and setback 
approximately 2,000 feet from Clifton Creek Drive.  The site contains 95.11 acres and is 
planned for public utilities and developed with an existing electric substation.  There is a 
230-foot wide VEPCO easement in the eastern portion of the site.  The site contains 
existing mature tree cover that provides a natural buffer to the surrounding residential 
properties to the north and west of the site.   
 
The proposed telecommunications facility is located approximately 40 feet south of the 
nearest point to the substation fence.  The telecommunications facility is set back  
1,450 feet from northern property line; 770 feet from the eastern property line; 545 feet 
from the southern property line, which is adjacent to the Norfolk Southern Railroad 
corridor; and 1,255 feet from the western property line, which is adjacent to an 83-acre 
vacant Park Authority property located along the southwest property line.  The nearest 
residence is approximately 1,050 feet east of the proposed telecommunications facility. 
 
While Objective 42, Policy a, states “[a]void the construction of new structures by 
locating proposed telecommunication facilities on available existing structures such 
as…electrical utility poles and towers,” Milestone Communications determined that 
collocation on existing transmission structures on the subject property is not feasible.  
According to Milestone Communications, while the existing transmission poles and 
towers are of sufficient height, the transmission poles and towers that are structurally 
capable of accommodating telecommunication antennas already are occupied by other 
telecommunication carriers and are not able to support Milestone Communications’ 
proposed antennas.  It is staff’s understanding that the proposed antennas are 4G LTE 
antennas, which are heavier than the 3G antennas collocated on the existing 
transmission towers.  Milestone Communications reviewed alternative locations and 
determined that the buildings in the immediate vicinity are not tall enough to collocate 
and the non-residential uses in the area (an elementary school, a place of worship, and 
commercial properties in the Town of Clifton), are not in a location to fulfill the 
applicant’s service area needs.  Milestone Communications indicated that a new 
telecommunications structure on these non-residential properties would be more 
prominent and would have little context or compatibility with the existing uses compared 
with the subject property.   
 
In accordance with Objective 12, Policy b and c, the subject location provides the best 
opportunity to conceal a new telecommunications structure based on the site’s 
expansive area, topography, existing tree cover, and existing pattern of 122-142-foot tall 
transmission towers, poles, and overhead wires that are comparable in height and 
material to the proposed monopole.  In this setting, the 140-foot tall monopole blends 
into the surrounding area to reduce the visual impact of the tower and antennas.  The 
proposed location is consistent with the Comprehensive Plan objective and policies to 
locate new facilities on properties that provide the greatest opportunity to conceal the 
facility and to minimize its visual impact on the surrounding area. 
 
Character:  The character of the 95.11-acre site predominately consists of heavily 
wooded open space.  Approximately 70 acres is upland forest with 37 acres located in 
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four conservation easements.  The site is developed with an 8.1-acre electric substation 
and contains a 230-foot wide VEPCO easement.  The VEPCO easement contains two 
rows of large transmission structures in the form of lattice towers and steel tower poles 
that are between 122 and 142 feet in height, which is comparable in height to the 
proposed 140-foot tall monopole.  Eight transmission poles and towers are located in 
the VEPCO easement and another five utility poles are used to connect the substation 
with the transmission line to distribute power off the property.  Three of the transmission 
towers are used for collocation of telecommunication antennas.  The character of the 
surrounding area consists of wooded low density, mainly large acre residential lots 
served by overhead electrical wires and poles.   
 
In accordance with Objective 42, Policies g through i, the applicants are proposing to 
collocate up to five carriers on the proposed monopole.  Such collocation ensures that 
the proposed 140-foot tall monopole is not greater in height than necessary to allow for 
collocation based on service area requirements while still mitigating the visual impact of 
the facility and remaining in character with the surrounding area, in accordance with 
Policies h and i.  Milestone Communications indicated that the proposed 140-foot height 
is the minimum extent feasible to meet wireless coverage objective.  The proposed 
height is consistent with surrounding transmission towers that are 142 feet in height. 
 
Objective 42, Policies j and k recommend minimizing impacts on the character of the 
property and surrounding areas and to analyze potential impacts from vantage points in 
the area and Objective 43, Policies a through c recommend designing 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.   
 
To address Objective 42, Policies j and k and Objective 43, Policies a through c, 
Milestone Communications provided photographic (photo) simulations of the monopole 
without camouflage and camouflaged as a tree (tree pole) from different vantage points 
in the area to demonstrate the height, design, relationship, and visual impact with other 
structures and to the surrounding area.  The photo simulations of the monopole are 
provided as Appendix 2A and the tree pole simulations are provided as Appendix 2B.   
 
Staff believes that the character of the existing development on the subject property 
does not warrant a need to camouflage the monopole as a tree.  Camouflage, in staff’s 
opinion, appears to have the opposite effect by making the monopole more visible.  The 
monopole is proposed to be constructed of galvanized steel, silver in color, which is 
compatible with the surrounding utility towers, poles, and overhead wires that are similar 
in color.  As previously discussed, telecommunication antennas are collocated on three 
existing 122 and 137-foot tall transmission towers, comparable in height to the proposed  
140-foot tall monopole.  In staff’s opinion, the monopole without camouflage would 
blend into the existing pattern of tall utility structures, overhead wires, and antennas and 
the existing tree canopy reduces the visual impact of the monopole.  The proposed 
height and design is in accordance with the Comprehensive Plan guidance to blend 
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proposed telecommunication facilities with an existing pattern of tall structures.  The 
proposed 140-foot height does not adversely impact the character of the area. 
 
A tree pole, in staff’s opinion, would to have a greater visual impact than a monopole 
without such camouflage as it would have to be designed with an additional 15 feet of 
height for the branches used to disguise the antennas and tower.  Based on the photo 
simulations in Appendix 2B, the tree pole appears taller than the surrounding trees and 
utility structures.  In staff’s opinion, the additional 15 feet of height needed to achieve a 
concealed design makes the concealment more visible and prominent than a monopole 
and meets the applicant’s service area requirements.  A monopole without camouflage 
better addresses Objective 43 than a tree pole to design a proposed 
telecommunications facility to mitigate its visual presence and prominence.   
 
At the base of the monopole is the equipment cabinet compound, which is proposed to 
be screened by an 8-foot high chain link fence with privacy slats.  The equipment 
compound will not be visible from surrounding property and is in character with the 
existing equipment cabinets. 
 
It is important to note that while a 140-foot tall monopole is proposed, Section 6409(a) 
of the Middle Class Tax Relief and Job Creation Act of 2012 states “a State or local 
government may not deny, and shall approve, any eligible facilities request for a 
modification of an existing wireless tower or base station that does not substantially 
change the physical dimensions of such tower or base station.1”  
 
It is staff’s understanding that since the monopole is outside of public rights-of-way and 
not proposed to be camouflaged, a modification, such as an increase in height to the 
monopole tower by not more than 10 percent, or by the height of one additional antenna 
array with separation from the nearest existing antenna not to exceed 20 feet, 
whichever is greater, could be administratively permitted under Section 6409(a) without 
a public hearing because it would not be considered a substantial change to the 
physical dimensions of the tower.   
 
While the applicants have not expressed a desire in the future to increase the height of 
the tower, staff does not believe a monopole taller than 140 feet would be appropriate.  
A monopole higher than 140 feet in height would be taller than the existing 142-foot tall 
transmission towers, overhead utility lines, and tree canopy, and in staff’s opinion, 
would appear out of character with the surrounding area, be more noticeable, and have 
a bigger profile.  A monopole up to 140 feet is concealed by the site’s setting, which 
reduces its visual presence and is more compatible with the surrounding area than a 
monopole taller than 140 feet. 
 

                                                           
1
 Federal Register, Volume 80, Number 5, Part IV, Federal Communications Commission, “Acceleration of 

Broadband Deployment by Improving Wireless Facilities Siting Policies; Final Rule,” page 1248, 
http://www.gpo.gov/fdsys/pkg/FR-2015-01-08/pdf/2014-28897.pdf 
 

 

http://www.gpo.gov/fdsys/pkg/FR-2015-01-08/pdf/2014-28897.pdf
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In recognition that the visual impact of the monopole is mitigated by the site’s setting 
and character and that a tower taller than 140 feet would have a greater visual 
presence, staff proposes a development condition to limit the height of the monopole to 
130 feet.  If the application is approved, under Section 6409(a), Milestone 
Communications could then submit a request to the County for a modification to 
increase the tower height from 130 feet to 140 feet, which is the height of one additional 
antenna array.  Section 6409(a) permits local governments a 60-day administrative 
review period and a public hearing is not required.  However, staff anticipates that if a 
request is submitted to increase the height to 140 feet, the request could quickly be 
reviewed in less than 60 days since staff has already evaluated the monopole at such 
height.  Staff feels that the proposed development condition is appropriate at this 
location since the existing character and setting of the site contributes to the 
concealment of a 140-foot tall monopole and helps to reduce its visual impact.  In staff’s 
opinion, a monopole tower taller than 140 feet would be more visible and would have a 
greater visual impact on the surrounding area.   
 
Extent:  To address Objective 42, Policy i to ensure that a new structure is necessary to 
meet service area requirements, the applicant provided radio frequency coverage maps 
as part of the Statement of Justification in Appendix 2 to show the existing coverage 
and coverage with the proposed telecommunications facility.  Milestone 
Communications’ objective with the proposed telecommunications facility is to be able 
to provide coverage and capacity in the Clifton area, specifically along Main Street in 
the Town of Clifton and to Clifton Creek Drive.  The telecommunications facility will 
resolve the need for adequate coverage in the area surrounding the subject property 
and will ensure adequate overlapping coverage between and among the carrier’s 
existing sites in the area and for other telecommunication carriers in the future.  
Ultimately, the facility will provide residents and commuters with better quality service 
and diminished dropped calls.  In addition to the applicants’ antennas, as shown in 
Figure 2B, collocation of up to four additional wireless carriers are feasible on the 
monopole in an integrated placement of antennas at 10-foot intervals, in accordance 
with Objective 42, Policies g, k, and o, which recommend collocating facilities operated 
by different service providers on single sites and/or structures.  Milestone 
Communications indicated that 140 feet is the minimum extent feasible to meet wireless 
coverage objectives and accommodate up to five telecommunication carriers.  The 
height is comparable with adjacent and nearby transmission structures. 
 
A Section 106 Review under the National Historic Preservation Act of 1966 was 
required to determine whether the proposed telecommunications facility will have an 
impact on the Clifton National Register Historic District, the Clifton Historic District, and 
the Bristoe Station Battlefield/Bull Run Bridge/Kettle Run Battlefield/Manassas Station 
Operations Battlefield/Union Mills.  Milestone Communications submitted a Section 106 
Review, which concluded that the proposed telecommunications facility has no direct or 
visual effect on the Clifton National Register Historic District, the Clifton Historic District, 
and the Bristoe Station Battlefield/Bull Run Bridge/Kettle Run Battlefield/Manassas 
Station Operations Battlefield/Union Mills.  This determination addresses Objective 42, 
Policy m to ensure the protection of historically significant landscapes and cultural 
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resources and to not impair or diminish the views of and vistas from historically 
significant structures. 
 
A total of 37 acres of the subject property is located in four conservation easements and 
the proposed telecommunications facility is not located on any environmentally sensitive 
area pursuant to Objective 42, Policy n.  No adverse impacts on stream valleys, 
watersheds, natural or scenic areas, or agricultural lands are anticipated with this 
application.  Likewise, no adverse impact is anticipated to existing traffic since the 
proposed facility will be unmanned and may be visited once or twice a month for routine 
maintenance or inspection.   
 
Transportation (Appendix 5) 
 
Staff raised concern on the impact from semi-trucks and large vehicles used to deliver 
construction materials for the monopole and equipment compound to traffic on Clifton 
Road and Clifton Creek Drive during the morning and afternoon peak hours.  Staff has 
proposed a development condition to prohibit semi-trucks and large delivery vehicles on 
Clifton Road and on Clifton Creek Drive during the morning and afternoon peak hours  
(6:00-9:00 a.m. and 3:00-7:00 p.m.).  As previously discussed, the proposed facility will 
be unmanned and may be visited once or twice a month for routine maintenance with 
available on-site parking.  No adverse traffic impact is anticipated with the proposed 
use.  The Virginia Department of Transportation (VDOT) indicated that since the facility 
does not connect to a VDOT maintained road, VDOT has no comments. 
 
Heritage and Cultural Resources (Appendix 6) 
 
A cultural resources review was previously completed as part of the original special 
exception application.  There are no additional cultural resources issues and no 
archaeological work is warranted.  As previously discussed, a review under Section 106 
of the National Historic Preservation Act was required and concluded that the proposed 
telecommunications facility has no direct or visual effect on the Clifton National Register 
Historic District, the Clifton Historic District, or Bristoe Station Battlefield/Bull Run 
Bridge/Kettle Run Battlefield/Manassas Station Operations Battlefield/Union Mills. 
 
Urban Forest Management (Appendix 7) 
 
The applicants addressed staff’s comment to delineate and label the required 50-foot 
wide transitional screening yards along all property lines on the SEA Plat and provided 
how the existing vegetation meets the intent of the transitional screening requirements, 
as shown on Sheet Z-5.  The applicants are requesting a modification for transitional 
screening and a waiver of the barrier requirement, which are discussed in more detail in 
the Modification and Waiver section of this report. 
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Stormwater Management (Appendix 8) 
 
The applicants addressed staff comments to depict the Chesapeake Bay Preservation 
area on the SEA Plat and indicated that no land disturbance is proposed in the resource 
protection area or in the floodplain.  The natural drainage divide is not proposed to be 
altered and stormwater discharge is not anticipated to have an impact on adjacent or 
downstream properties.  A vegetated swale around the equipment compound is 
proposed to meet best management practices (BMP) and detention requirements.  The 
BMP will be privately maintained and the BMP sizing computations were provided on 
the SEA Plat.  The applicants also addressed staff comments to provide a narrative and 
computations on how the concentrated stormwater flow will be released into a natural 
swale; to provide a narrative and summary of computation on the concentrated 
stormwater flow; and to provide a description of the adequacy and stability of the outfall.  
All issues have been addressed. 
 
 
ZONING ORDINANCE PROVISIONS 
 
Staff review of the applicable Zoning Ordinance provisions is based on Sect. 9-006 of 
the Zoning Ordinance, General Standards, which provides that all such uses shall 
satisfy the general standards for special exception uses.  In addition to the general 
special exception standards, special exception uses have to satisfy specific use 
standards.  The proposed telecommunications facility is a Category 1 special exception 
use and the following is an analysis of the use standards.   
 
Standards for all Category 1 Uses (Sect. 9-104) 
 
In addition to the general standards set forth in Sect. 006, all Category 1 special 
exception uses shall satisfy the following standards: 
 
Standard 1:  Category 1 special exception uses shall not have to comply with the lot 
size requirements or the bulk regulations set forth for the zoning district in which 
located. 
 
As indicted in the standard, the proposed telecommunications facility is not required to 
comply with the lot size requirements or bulk regulations of the R-C District. 

 
Standard 2:  No land or building in any district other than the I-5 and I-6 District shall be 
used for the storage of materials or equipment, or for the repair or servicing of vehicles 
or equipment, or for the parking of vehicles except those needed by employees 
connected with the operation of the immediate facility. 
 
The applicants are not proposing to store materials or equipment, repair or service 
vehicles or equipment, or to use the site for the parking of vehicles. 
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Standard 3:  If the proposed location of a Category 1 use is in an R district, there shall 
be a finding that there is no alternative site available for such use in a C or I district 
within 500 feet of the proposed location; except that in the case of electric transformer 
stations and telecommunication central offices, there shall be a finding that there is no 
alternative site available in a C or I district within a distance of one (1) mile, unless there 
is a substantial showing that it is impossible for satisfactory service to be rendered from 
an available location in such C or I district. 
 
There is no alternative site available for the proposed telecommunications facility use in 
a C or I District that is within 500 feet of the proposed location.  The surrounding zoning 
districts are residential. 
 
Standard 4:  Before establishment, all uses, including modifications or alterations to 
existing uses, shall be subject to the provisions of Article 17, Site Plans. 
 
The application is subject to Article 17, Site Plans, of the Zoning Ordinance. 
 
Additional Standards for Mobile and Land Based Telecommunication Facilities  
(Sect. 9-105) 
 
Additional Standard 1:  Except for antennas completely enclosed within a structure, all 
antennas and their supporting mounts shall be of a material or color that closely 
matches and blends with the structure on which it is mounted. 
 
The monopole is proposed to be constructed of silver galvanized steel.  The antennas 
and their supporting mounts will be a color that closely matches and blends with the 
monopole on which it is mounted.  Staff has proposed a development condition to 
address this issue. 

 
Additional Standard 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 commercial advertising or signs will be posted on the monopole, tower, antenna, 
antenna support structure, or related equipment cabinet or structure.  Staff has 
proposed a development on signage. 
 
Additional Standard 3:  If any additions, changes or modifications are to be made to 
monopoles or towers, the Director shall have the authority to require proof, through the 
submission of engineering and structural data, that the addition, change, or 
modifications conforms to structural wind load and all other requirements of the Virginia 
Uniform Statewide Building Code. 
 



SEA 91-S-031 | 2232-S14-9  Page 15 
 
 

The construction of any additions, changes, or modifications will be required to conform 
to structural wind load and all other requirements of the Virginia Uniform Statewide 
Building Code. 
 
Additional Standard 4:  No signals, lights or illumination shall be permitted on an 
antenna unless required by the Federal Communications Commission, the Federal 
Aviation Administration or the County, provided, however, that on all antenna structures 
which exceed 100 feet in height, a steady red marker light shall be installed and 
operated at all times, unless the Zoning Administrator waives the red marker light 
requirement upon a determination by the Police Department that such marker light is 
not necessary for flight safety requirements for police and emergency helicopter 
operations. All such lights shall be shielded to prevent the downward transmission of 
light. 
 
No signals, lights, or illumination will be located on the monopole unless required by the 
Federal Communications Commission, the Federal Aviation Administration, or the 
County.  The Zoning Administrator waived the requirement for a steady red light marker 
light in consultation with the Fairfax County Police Department.  A copy of the Zoning 
Administrator’s determination is provided as Appendix 9.   
 
Additional Standard 5:  All antennas and related equipment cabinets or structures shall 
be removed within 120 days after such antennas or related equipment cabinets or 
structures are no longer in use. 
 
All antennas and related equipment cabinets or structures will be removed within  
120 days after such antennas or related equipment cabinets or structures are no longer 
in use.  Staff has proposed a development condition on the removal of antennas, 
equipment cabinets, or structures that are no longer in use. 
 
General Standards (Sect. 9-006) 
 
In addition to the standards for all Category 1 uses, all proposed special exception uses 
also need to satisfy the following special exception general standards.  The following 
provides an analysis of the general standards. 
 
General Standard 1:  The proposed use at the specified location shall be in harmony 
with the adopted comprehensive plan. 
 
The site is planned for public facilities, governmental, and institutional uses and 
developed with public utilities, transmission lines, and an electric substation.  The 
proposed telecommunications facility is a light public utility use and is in harmony with 
the Comprehensive Plan. 
 
General Standard 2:  The proposed use shall be in harmony with the general purpose 
and intent of the applicable zoning district regulations. 
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The purpose and intent of the R-C District is to protect water courses, stream valleys, 
marshes, forest cover in watersheds, aquifer recharge areas, rare ecological areas, and 
areas of natural scenic vistas; to minimize impervious surface and to protect the quality 
of water in public water supply watersheds; to promote open, rural areas for the growing 
of crops, pasturage, horticulture, dairying, floriculture, the raising of poultry and 
livestock, and for low density residential uses. 
 
Light public utility uses are permitted in the R-C District by special exception approval.  
The proposed telecommunications facility is a low density, light public utility use 
proposed on a small portion (2,450 square feet) of the 95-acre site that already contains 
a substation and 230-foot wide VEPCO easement.  Minimal vehicle trips are associated 
with the proposed use for routine maintenance or inspection once or twice a month.  
The telecommunications facility is not located in a conservation easement or in any 
environmentally sensitive areas and will not impact water courses, stream valleys, 
watersheds, or natural scenic vistas.  The limits of disturbance are not anticipated to 
impact any environmentally sensitive areas.  In staff’s opinion, the proposed use is in 
harmony with the purpose and intent of the R-C District and compatible with the 
surrounding low density residential uses. 
 
General Standard 3:  The proposed use shall be such that it will be harmonious with 
and will not adversely affect the use or development of neighboring properties in 
accordance with the applicable zoning district regulations and the adopted 
comprehensive plan. The location, size and height of buildings, structures, walls and 
fences, and the nature and extent of screening, buffering and landscaping shall be such 
that the use will not hinder or discourage the appropriate development and use of 
adjacent or nearby land and/or buildings or impair the value thereof. 
 
As previously discussed, the subject property is developed with existing transmission 
poles and towers that are comparable in height to the proposed 140-foot tall monopole.  
Telecommunication antennas are collocated on three existing transmission towers.  The 
monopole is located in the southwest quadrant of the site and is over 500 feet from the 
closest property line and approximately 1,050 feet from the nearest dwelling.  The 
equipment compound will be screened by an eight-foot high chain link fence with 
privacy slats.  The site is heavily wooded and developed with mature tree canopy 
covering over 70 acres of the site with 37 acres located in four conservation easements.  
The visual impact of the proposed monopole on the surrounding area is reduced by 
existing tree cover, overhead utility lines, and transmission towers, which help to 
conceal the structure, as discussed in the 2232 Review and as shown in the photo 
simulations in Appendix 2A.  The size of the site and existing tree cover provide a 
natural buffer between the proposed use and the surrounding residential dwellings and 
area.  The proposed 140-foot tall monopole is anticipated to be harmonious with and is 
not anticipated to affect the use or development of neighboring properties.   
 
As previously discussed in the 2232 Review, staff has proposed a development 
condition to limit the height of the monopole to 130 feet.  If approved, under Section 
6409(a), Milestone Communications could then submit a request to the County for a 
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modification to increase the tower height from 130 feet to 140 feet, which is the height of 
one additional antenna array.  Staff anticipates that if a request is submitted to increase 
the height to 140 feet, the request could quickly be reviewed since staff has already 
evaluated the monopole at such height.  In staff’s opinion, a monopole higher than  
140 feet in height would be taller than the existing 142-foot tall transmission towers, 
overhead utility lines, and tree canopy; out of character with the surrounding area; more 
noticeable; and have a bigger profile.  A monopole up to 140 feet is better concealed by 
the site’s setting, which reduces its visual presence and is more compatible with the 
surrounding area than a monopole taller than 140 feet.  Therefore, staff feels that the 
development condition is appropriate. 
 
General Standard 4:  The proposed use shall be such that pedestrian and vehicular 
traffic associated with such use will not be hazardous or conflict with the existing and 
anticipated traffic in the neighborhood. 
 
The proposed telecommunications facility is an unmanned facility.  No pedestrian traffic 
is anticipated.  Initially, vehicular traffic to the site will be for delivery of building 
materials for the telecommunications facility.  Staff has proposed a development 
condition to prohibit the truck traffic associated with the delivery of construction 
materials for the telecommunications facility on Clifton Road and on Clifton Creek Drive 
during the morning and afternoon peak hours (6:00-9:00 a.m. and 3:00-7:00 p.m.).  
After the telecommunications facility is constructed, once or twice a month, vehicles 
may access the site for routine maintenance or inspection and parking is provided 
onsite.  With the proposed development condition, the proposed use is not anticipated 
to be hazardous or conflict with the existing and anticipated traffic in the neighborhood. 
 
General Standard 5:  In addition to the standards which may be set forth in this Article 
for a particular category or use, the Board shall require landscaping and screening in 
accordance with the provisions of Article 13. 
 
Milestone Communications is providing an 8-foot high chain link fence with privacy 
slats.  The privacy slats will be compatible in color with the substation fence that may be 
replaced by the substation owner.   
 
The telecommunications facility is located on property that is governed by an existing 
special exception approval in which the Board of Supervisors approved a modification of 
the transitional screening requirement and waived the barrier requirement.  The 
applicants are requesting a similar modification and waiver, which is discussed in more 
detail in the Modification and Waiver section of this report. 
 
General Standard 6:  Open space shall be provided in an amount equivalent to that 
specified for the zoning district in which the proposed use is located. 
 
In the R-C District, there is no open space requirement except for cluster development. 
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General Standard 7:  Adequate utility, drainage, parking, loading and other necessary 
facilities to serve the proposed use shall be provided. Parking and loading requirements 
shall be in accordance with the provisions of Article 11. 
 
As previously discussed, adequate utility and drainage are provided.  On-site parking is 
available along the access road and in front of the substation.   
 
General Standard 8:  Signs shall be regulated by the provisions of Article 12; however, 
the Board may impose more strict requirements for a given use than those set forth in 
this Ordinance. 
 
All other signage on the property is subject to Article 12, Signs, of the Zoning 
Ordinance.   
 
 
MODIFICATION AND WAIVER 
 
The applicants request approval of the following modification and waiver of the Zoning 
Ordinance: 
 
Modification of Sect. 13-303 of the Zoning Ordinance on the transitional screening 
requirement  
 
In accordance with Sect. 13-303, Transitional Screening 3 is required between a 
Category 1 Light Public Utility use and the adjacent R-C District zoned properties to the 
north, east, and west.  Transitional Screening 3 consists of an unbroken strip of open 
space a minimum of 50 feet wide planted with large and medium evergreen trees, large 
deciduous trees, or medium evergreen shrubs, as described in Sect. 13-303 of the 
Zoning Ordinance,  
 
With the Board of Supervisors’ approval of SE 91-S-031, the Board approved a 
modification of the Transitional Screening 3 requirement for the substation, which is also 
a Category 1 use in favor of the existing vegetation on the site, the landscape plantings 
shown on the SE Plat, and the development conditions.  Likewise, the applicants are 
seeking a modification of the transitional screening requirement in favor of the existing 
vegetation on the site, the landscape plantings shown on the Special Exception 
Amendment Plat, and the development conditions.  No land disturbance or clearing is 
proposed in the transitional screening yards by the applicants.  Staff supports the 
modification request.   
 
Waiver of Sect. 13-304 of the Zoning Ordinance for the barrier requirement 
 
In accordance with Sect. 13-304, Barrier D (42-48 inch chain link fence), E (6-foot wall), 
or F (6-foot high solid wood fence) is required between a Category 1 Light Public Utility 
use and the adjacent R-C District zoned properties, which border the subject property 
on all sides.   
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With the Board of Supervisors’ approval of SE 91-S-031, the Board approved a waiver 
of the barrier requirement.  Likewise, the applicants are seeking a waiver of the barrier 
requirement.  No land disturbance or clearing is proposed along the property lines by 
the applicants and an 8-foot high chain link fence with privacy slats is proposed around 
the equipment compound.  Staff supports the waiver request.   
 
 
CONCLUSIONS AND RECOMMENDATIONS 
 
Staff Conclusions 
 
In staff’s opinion, a telecommunications facility is an appropriate use on the 95.11-acre 
subject property since it is planned for public utilities, developed with an existing electric 
substation, and contains a 230-foot wide VEPCO easement that runs across a portion 
of the property.  A monopole up to 140 feet is better concealed by the site’s setting, 
which reduces its visual presence and is more compatible with the surrounding area 
than a monopole taller than 140 feet.  Staff has proposed a development condition to 
limit the height of the monopole to 130 feet.  If approved, under Section 6409(a), 
Milestone Communications could then submit a request to the County for a modification 
to increase the tower height from 130 feet to 140 feet.  Staff feels that the proposed 
development condition is appropriate at this location since the existing character and 
setting of the site contribute to the concealment of the 140-foot tall monopole and 
mitigates its visual impact.  
 
Staff finds that the proposed telecommunications facility consisting of a monopole and 
associated equipment compound satisfies the criteria of location, character, and extent 
as specified in Section 15.2-2232 of the Code of Virginia, as amended.  Staff concludes 
that the proposed use is in harmony with the Comprehensive Plan and in conformance 
with applicable Zoning Ordinance provisions with staff’s proposed development 
conditions. 
 
Recommendations 
 
Staff recommends that the Planning Commission find that the telecommunications 
facility proposed under 2232-S14-9 satisfies the criteria of location, character, and 
extent, as specified in Section 15-2.2232 of the Code of Virginia, as amended, and 
therefore, is substantially in accord with the Comprehensive Plan. 
 
Staff recommends approval of SEA 91-S-031, subject to the approval of the proposed 
developments contained in Appendix 1 of the staff report. 
 
Staff recommends approval of a modification of Sect. 13-303 of the Zoning Ordinance 
for the transitional screening requirement in favor of the existing vegetation on the site, 
the landscape plantings shown on the Special Exception Amendment Plat and the 
development conditions. 
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Staff recommends approval of a waiver of Sect. 13-304 of the Zoning Ordinance for the 
barrier requirement along all property lines. 
 
It should be noted that it is not the intent of staff to recommend that the Board of 
Supervisors, in adopting any conditions, relieve the applicant/owner from compliance 
with the provisions of any applicable ordinances, regulations, or adopted standards. 
 
It should be further noted that the content of this report reflects the analysis and 
recommendations of staff; it does not reflect the position of the Board of Supervisors. 
 
 
APPENDICES 
 
1. Proposed Development Conditions 
2. Statement of Justification 
2A. Photographic Simulations 
2B. Tree Pole Photographic Simulations 
3. Affidavit  
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8. Stormwater Management Memo 
9. Determination on Red Light Marker 
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PROPOSED DEVELOPMENT CONDITIONS 

 
SEA 91-S-031 

 
June 3, 2015 

 
If it is the intent of the Board of Supervisors to approve Special Exception Amendment 
SEA 91-S-031, located at Tax Map Parcel 75-3 ((1)) 10, to permit an electric substation 
and telecommunications facility consisting of a monopole and associated equipment 
pursuant to Sect. 3-C04 and 9-104 of the Zoning Ordinance, staff recommends that the 
Board of Supervisors condition its approval by requiring conformance with the following 
development conditions.  These development conditions incorporate and supersede all 
previous development conditions on the electric substation, which will remain 
unchanged on the property, and are carried forward, some updated, are marked with an 
asterisk (*).  Changes from the previous approval are included as strike out and 
underlined. 

 
1. This Special Exception Amendment (SEA) is granted for and runs with the land 

indicated in this application and is not transferable to other land.* 
 

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

 
3. This Special ExceptionSEA is subject to the provisions of Article 17, Site Plans. 

Any plan submitted pursuant to this Special Exception SEA shall be in 
conformance with the approved Special Exception SEA Plat entitled “Clifton 
Creek Substation,” prepared by NB+C Engineering Services, LLC and consists of 
20 sheets dated December 15, 2014, and revised through May 18, 2015 and 
these conditions.  Since this SEA proposes no modifications to the existing 
Clifton Creek Electrical Substation Facility, the existing electrical substation 
facility, which is subject to the approved Special Exception Plat for SE 91-S-031, 
entitled Clifton Substation and prepared by Virginia Power/North Carolina Power, 
dated April 25, 1991 and revised through February 21, 1992, has been carried 
forward as Sheets SE-1 through SE-4 in this SEA Plat, and these conditions, 
except where specifically superseded. 

 
4. Landscaping shall be installed and maintained as shown on the Landscape Plan 

prepared by Virginia/North Carolina Power and dated November 19, 1991, as 
revised through February 21, 1992, subject to final approval by the Urban 
Forestry BranchForest Management Division (UFMD) of in the Department of 
Environmental Public Works and Environmental Services (DPWES) Management 
(DEM) and modified as follows.:* 

 

APPENDIX 1 
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A. Evergreen plantings shall be provided along the entire eastern boundary of 
the property adjacent to Lots 3, 5, 7, 9 and 10 in order to provide a continuous 
year-round screen between the substation property and the residential lots. 
The location, type and number of plantings shall be determined by the Urban 
Forestry Branch of DEMUFMD at the time of Site Plan review. The location of 
these supplemental plantings shall, to the maximum extent possible, minimize 
the disturbance of existing quality vegetation.* 

 
In several instances due to topography, the most strategic planting location 
for the mitigation of visual impacts along the eastern boundary may be on the 
adjacent residential lots.  If the permission of the individual property owners 
can be obtained, the supplemental evergreen plantings may be provided on 
the respective residential properties instead of along the boundary of the 
application property as shown on the Special ExceptionSEA Plat.* 

 
B. For the portion of the eastern property boundary which is adjacent to Lots 2A 

and 2B, supplemental evergreen plantings as defined in Paragraph A above 
shall be provided on the residential lot, if the permission of the property owner 
can be obtained.* 
 

C. For the portion of the eastern property boundary which is adjacent to Lot 7, 
supplemental evergreen plantings as defined in Paragraph A above shall be 
provided on the residential lot, if the permission of the property owner can be 
obtained.  Plantings on this lot shall at a minimum consist of seven (7) white 
pine trees (or equivalent), having a height of 16 to 18 feet at the time of 
planting, and additional evergreen trees to be planted on either side ranging 
from 6 to 12 feet in height at the time of planting.* 

 
D. For the portion of the eastern property boundary which is adjacent to Lot 5, 

supplemental evergreen plantings as defined in Paragraph A above shall be 
provided on the residential lot, if the permission of the property owner can be 
obtained.* 
 
Plantings on this lot shall at a minimum consist of fourteen (14) evergreen 
trees (white pine or equivalent) having a height of 12 feet at the time of 
planting, and additional evergreen trees to be planted along the boundary of 
the application property having a minimum height of 6 feet at the time of 
planting.* 
 

E. The permission of individual property owners to allow landscape plantings on 
the residential lots, as referenced in Paragraphs A, B and C, and D above, 
shall be in the form of an executed private agreement acceptable to the 
landowner and to Virginia Power and shall be provided prior to first Site Plan 
submission. For a period of two years from the time of planting, any plantings 
installed on the adjacent residential properties under the terms of this 
condition, which do not survive, shall be replaced at the expense of the 
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applicant.  Planting schemes for the individual residential properties shall be 
subject to final approval by the Urban Forestry Branch of DEMUFMD at the 
time of Site Plan review.* 
 

F. Landscape plantings to be provided on-site along the eastern boundary shall 
be installed at the beginning of the first planting season after the completion 
of construction of the access road. Landscape plantings, which may be 
planted on adjacent properties, shall be installed at the beginning of the 
planting season prior to the commencement of any construction on the site, or 
if not possible due to the fact that construction of the access road is 
commenced prior to the planting season, the plantings shall be installed at the 
beginning of the next possible planting season.* 

 
G. Supplemental plantings shall be provided to the north and east of the 

entrance road, as determined by the Urban Forestry Branch of DEMUFMD in 
order to provide a year round screen of the railroad siding as viewed from 
Clifton Creek Drive and the adjacent properties.* 

 
5. Slats (made of vinyl, plastic or other material) shall be provided in the 

southeastern section of the chain link fence around the substation platform to 
give it the appearance of a solid barrier.  The slats shall be colored in earthen 
tones of green, brown or black. The chain link fence shall be seven (7) feet in 
height, with an additional possible extension of one (1) foot comprised of wire 
without slats for a total height of eight (8) feet.* 

 
6. Prior to construction and after the substation facility becomes operational, a 

noise survey shall be performed at the property line adjoining residential lots by 
the applicant to verify compliance with the County Noise Ordinance. The results 
of these surveys shall be made available to the County Zoning Enforcement 
Branch of the Office of Comprehensive Planning (OCP) and to the Town of 
Clifton. If the survey shows that the County Noise Ordinance is not being met, 
the applicant shall take appropriate actions to ensure compliance. Compliance 
with the County Noise Ordinance shall be specified as a condition in the 
construction contracts for the substation facilitPrior to any clearing and grading 
activity on the site, clearing limits shall be marked and a walking survey of these 
delineations shall be undertaken by the applicant with the representatives of the 
adjacent residential community associations and the Town of Clifton. This survey 
shall be coordinated by the applicant with the site inspection conducted by the 
Urban Forestry Branch of DEM during site plan review. After first site plan 
submission, the applicant shall contact the Urban Forestry Branch of DEM to 
request scheduling of the site inspection. 

7.6. Prior to Site Plan approval,under Under the provisions of the Open Space Land 
Act (Section 10.1-1701 of the Virginia Code) an open space/conservation 
easement to the Board of Supervisors shall be recorded in the land records of 
Fairfax County for the area designated as an Environmental Quality Corridor 
(EQC) on the Special Exception Amendment Plat. The easement shall specify 
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that this area shall remain undisturbed, with the exception of the location of the 
existing and proposed transmission lines, access road and stormwater 
management ponds, as shown on the Special Exception SEA Plat, stormwater 
easements required by DEMDPWES, the removal of "danger trees" which may 
be located too close to power lines, and an area fifty (50) feet east and sixty (60) 
feet north of the transmission line right-of-way running south from the substation 
and west along the property boundary which may be needed in the future for the 
addition of a second transmission line. With the exception of the above, the 
easement shall specify that there shall be no clearing of any vegetation within the 
preservation area, except for dead or dying vegetation, as determined by the 
Urban Forestry Branch of DEMUFMD, and that no structures or utilities of any 
kind shall be located within this area. The easement shall be subject to the 
approval of the County Attorney.* 

 
8.7. Limits of clearing and grading shown on the Special Exception SEA Plat shall be 

adhered to. Minor adjustments which may be necessary due to final engineering 
considerations may be approved subject to approval by the Department of 
Environmental ManagementDPWES. Should any such adjustments be approved, 
revegetation of the additional cleared area and/or equivalent additional save 
areas shall be provided on the site as determined by DEMDPWES.*   

 
Within the clearing areas shown for transmission lines running south of the 
substation facility and then west along the railroad right-of-way, the applicant 
shall, where possible, reduce the amount of clearing and grading on steep slopes 
from the limits shown on the Special Exception SEA Plat and allow the shrub 
layer to remain, as determined by DEMDPWES, subject to the requirements of 
the National Electrical Safety Code and considering Virginia Power's normal 
maintenance cycle. The applicant shall also employ "tree topping" techniques 
rather than total removal of trees where possible, as determined by 
DEMDPWES, subject to the requirements of the National Electrical Safety Code 
and considering Virginia Power's normal maintenance cycle.* 

 
9.8. The County Archaeologist shall be notified five working days prior to any clearing 

and grading activity on the subject site and shall be permitted to inspect the site 
during and immediately after these operations are completed.* 

 
10.9. To mitigate environmental impacts resulting from highly erosive soils on steep 

slopes, erosion and sedimentation controls shall be provided prior to and during 
construction activities, including oversized catchment basins or redundant 
perimeter controls if necessary, as determined by DEMDPWES.* 

 
11.10. Appropriate measures shall be taken during the construction process to protect 

existing trees designated for preservation within the limits of clearing and grading 
as shown on the Special ExceptionSEA Plat, as determined by DEMDPWES. 
Any tree designated for preservation, which fails to be preserved during 
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construction, shall be replaced as determined by the Chief of the Urban Forestry 
BranchUFDM, DEMDPWES.* 

 
12.11. In order to replace portions of the natural habitat disturbed by the development of 

this site, habitat mitigation areas shall be provided as shown on the Special 
Exception Amendment Landscape Plan, subject to final approval by the Urban 
Forestry Branch of DEMUFMD, DPWES at the time of Site Plan review.* 

 
13.12. Lighting of the substation shall be limited to four (4) lights at the locations shown 

on the Special Exception SEA Plat. The maximum height of the three lights within 
the substation fence shall be 30 feet. These lights shall be operated with a 
manual on/off switch and shall be used only when necessary for night 
inspections of the property or in case of emergency. The fourth light, located at 
the substation gate, shall have a maximum height of 14 feet and shall be 
operated by a photo cell control for the security of the facility. All lights shall be of 
a low splash design (e.g. shoe-box design as in model UCS Concourse III by 
McGraw Edison or its equivalent) and have a maximum illumination of 7000 
lumens each, subject to the final approval of by DEMDPWES.* 

 
14.13. Transformers, breakers, transmission line structures and the control building 

shall have nonreflective finishes. Transformers and breakers shall be painted 
with ASA grey 70 paint, or its equivalent; transmission line structures shall be 
made of weathering steel; and the control building shall be painted in earthen 
tone.* 

15. In order to mitigate transportation impacts on the Town of Clifton during the 
construction of the substation facility, the following construction traffic 
management plan shall be implemented. 
 

A. The construction work force at any one time shall not exceed 50 people. On-
site parking shall be provided for all vehicles. 
 

B. No construction traffic shall be routed through the Town of Clifton (Town). 
Contractors shall be directed to access the site using Clifton Road (Route 
645) coming from the north, turning west on Clifton Creek Drive and entering 
the site using the existing access road until the new access road is 
constructed. 

 
C. Notice shall be given to project personnel that Clifton Creek Drive north of the 

substation access road is a private road and no construction traffic is allowed. 
This notice shall be contained in and enforceable by Virginia Power's 
agreement with contract personnel. A copy of this portion of the contract shall 
be provided to the Town of Clifton, and the Presidents of the Clifton Ridge 
and the Clifton Creek Civic Associations.  Signage indicating this construction 
traffic restriction shall be placed at the site entrance. 

 



SEA 91-S-031                                                                                                        Page 6 
 

 

D. Contract personnel shall be instructed not to exceed 15 mph on Clifton Creek 
Drive. 

 
E. While excess material (dirt/rock) is being trucked from the site, the contractor 

shall provide a flagman at the intersection of Clifton Creek Drive and Clifton 
Road during high traffic periods (generally 7-8 a.m. and 3-6 p.m.). 

 
F. Any proposed road improvements to Clifton Creek Drive shall be submitted to 

the Virginia Department of Transportation (VDOT) and the Town of Clifton for 
approval. Should any damage to this road occur as a result of construction, 
Virginia Power shall provide for repairs. Should there be a conflict between 
VDOT and the Town approval referenced above, VDOT requirements shall 
take precedence. 

 
G. No construction traffic shall block the fire department's designated access to 

Popes Head Creek from Clifton Creek Drive. 
 
H. Transformers for the substation shall be transported to the site by railroad and 

unloaded on-site. 
 
I. Prior to the commencement of construction, a local telephone number, which 

will allow communication with the construction operation, shall be provided to 
the Town of Clifton, and the Presidents of the Clifton Ridge and the Clifton 
Creek Civic Associations. 

 
16.14. The maximum height of the transformers shall not exceed forty-five (45) feet. The 

maximum height of the control building shall not exceed thirteen (13) feet.* 
 

17.15. Best Management Practices (BMPs) for stormwater management shall be 
provided as shown on the SEA Plat in accordance with the Water Supply 
Protection Overlay District (WSPOD) requirements of the Public Facilities Manual 
subject to approval by DEMDPWES.* 

 
18.16. All requirements established by the U.S. Environmental Protection Agency and 

the Virginia Water Control Board for oil spill prevention, control and emergency 
response procedures shall be met. Copies of the emergency response 
procedures shall be provided to the Department of Fire and Rescue and the 
Town of Clifton.* 

 
In addition, given the environmental sensitivity of the site and its location within 
the Water Supply Protection Overlay DistrictWSPOD, a self-contained oil 
containment system shall be installed for each transformer, as shown on the SE 
SEA Plat, to capture any oil that may leak in the event of a spill in order to 
prevent any adverse impacts on groundwater quality. The system shall 
encompass an area around the transformers of sufficient size to collect and 
contain the full volume of oil in a transformer. The system shall be constructed of 
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a material impervious to transformer oil in order to prevent penetration of oil into 
the ground surface. Final design of the containment system shall be subject to 
the approval by DEM DPWES for conformance with this condition. Written 
documentation shall be provided which demonstrates the specific inclusion of this 
spill containment system in an emergency response spill containment plan to the 
satisfaction of the Department of Fire and Rescue.* 

 
In the event that any spill occurs on the property, notification shall be provided 
within twelve (12) hours to the County Department of Fire and Rescue, the Town 
of Clifton, and the Presidents of the Clifton Ridge and the Clifton Creek Civic 
Associations.* 

 
19.17. In order to mitigate the potential of a pipeline accident, Miss Utility shall be 

contacted to mark the location of existing gas pipelines clearly on the property. 
These lines shall be marked prior to the start of clearing and grading activity and 
shall remain identified during all construction work on the site.* 

20. An ingress/egress easement shall be provided to parcel 75-3 ((1)) 10 pt. located 
directly south of the Virginia Power electric substation as shown on the Special 
Exception Plat. 

 
21.18. In the event any blasting occurs on the property, the applicant shall prior to 

blasting: (A) ensure that the Fairfax County Fire Marshal has reviewed the 
blasting plans and all safety recommendations of the Fire Marshal, including the 
use of blasting mats, shall be followed; and (B) provide independent, qualified 
inspectors approved by DEM DPWES to inspect the wells on the adjacent 
properties. The inspector shall check the flow rate of the inspected wells before 
and after blasting. Any damage to the inspected wells, determined by the 
inspector to have resulted from blasting on the property, shall be repaired by the 
applicant.* 

 
22.19. Site access from Clifton Creek Drive shall be designed to allow access to parcel  

75-4 ((4)) 2B subject to final approval by VDOT at the time of Site Plan review.* 
 

23.20. After construction of the facility is complete, there shall be no storage of materials 
or equipment, or repair or servicing of vehicles or equipment, or the parking of 
vehicles except those needed by employees connected with the operation of the 
facility on the site.*  

 
24.21. A security gate, supplemented by treated wood timbers placed on ten-foot 

centers and joined by heavy duty cable, shall be located at the site entrance.* 
 
22. The direction and location of transmission lines exiting and running through the 

site shall be as shown on the Special Exception SEA Plat, that is, no new 
transmission lines will be routed through the Town of Clifton.* 
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23. The initial height of the monopole shall not exceed 130 feet inclusive of all 
antennas and other appurtenances.  The maximum width of each platform shall 
be 15 feet measured from each end of the platform to the other end of the same 
face of the platform.  

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

with a locked 8-foot tall chain link fence with privacy slats, as shown on the SEA 
Plat.  The area of the compound shall not exceed 2,450 square feet. 
 

25. The privacy slats shall be made of plastic, vinyl, or other material and the color of 
the slats shall be coordinated with the fence that surrounds the electric 
substation located on the subject property so that the two fences are compatible 
in color. 

 
26. All antennas and supporting hardware mounted on the telecommunications 

monopole shall be of a material or color that closely matches and blends with the 
monopole structure. 
 

27. 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. 
 

28. No commercial advertising or signs shall be allowed on the telecommunications 
monopole or equipment on the site. 
 

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

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

 
31. Prior to site plan approval, an emergency vehicle access easement shall be 

recorded and all necessary permissions received to ensure legal access to the 
site across the subject property and the neighboring property Tax Map 75-4 
((4))2B, as depicted on the Special Exception Amendment Plat. 

 
32. Prior to installation of landscape material to meet the requirements of the 

approved Landscape Plan, the contractor/developer shall coordinate a pre-
installation meeting on-site with the landscape contractor and a representative of 
UFMD.  Any proposed changes to the location or planting, size of trees or 
shrubs, and any proposed plant substitutions for species specified on the 
approved plans shall be reviewed at this time and shall be approved prior to 
planting.  The installation of plants not specified on the approved plan, and not 
previously approved by UFMD, may require submission of a revision to the 
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Landscape Plan and removal and replacement of approved material, prior to 
bond release.  UFMD shall be contacted a minimum of a week prior to the 
meeting on the site. 
 

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

 
34. The applicant shall coordinate with the Fairfax County Department of 

Transportation and the Virginia Department of Transportation at the time of site 
plan review to assure that truck traffic will have minimal impact on the traffic flow 
through the Town of Clifton. 
 

26.35. Clifton Road and Clifton Creek Drive shall not be used by trucks for the delivery 
of construction materials for the telecommunications facility during the morning 
and afternoon peak hours (6:00 a.m. to 9:00 a.m. and 3:00 p.m. to 7:00 p.m.), 
Monday through Friday. 

 
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 himself responsible for obtaining the required 
Non-Residential Use Permit through established procedures, and this Special Exception 
Amendment shall not be valid until this has been accomplished. 
 
Pursuant to Section 9-015 of the Zoning Ordinance, this Special Exception Amendment 
shall automatically expire, without notice, thirty (30) months after the date of approval 
unless the use has been established or construction has commenced and been 
diligently prosecuted. The Board of Supervisors may grant additional time to establish 
the use or to commence construction if a written request for additional time is filed with 
the Zoning Administrator prior to the date of expiration of the Special Exception 
Amendment. The request must specify the amount of additional time requested, the 
basis for the amount of time requested and an explanation of why additional time is 
required. 
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View from Chestnut Street  
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View from Chestnut Street 

 

 

 

 

 

 

 

 

 

 

 



View from Dunquin Court 

  

 

 

 

 

 

 

 

 



 

View from Evans Ford Road 

 

 

 

 

 

 

 

 

 

 



SPECIAL EXCEPTION AFFIDAVIT 

DATE: May 5, 2015 

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

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

rz%3®5 
(check one) 

in Application No.(s): SEA 91-S-031 

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

(enter County-assigned application number(s), e.g. SE 88-V-001) 

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

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

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

NAME 
(enter first name, middle initial, and 
last name) 
Cellco Partnership d/b/a 
Verizon Wireless 
Brian Stover, Agent 

, Milestone Tower Limited Partnership III 
Leonard NMI Forkas, Jr., Agent 

• Virginia Electric and Power Company 
d/b/a Dominion Virginia Power 

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

v NB+C Engineering Services 
John Rupp, Agent 

' TreesPlease 
Ed Milhouse 

(check if applicable) 

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

9000 Junction Drive 
Annapolis Junction, MD 20701 

12110 Sunset Hills Road, Suite 100 
Reston, VA 20190 

701 East Cary Street 
Richmond, VA 23219 

201 Liberty Street 
Leesburg, VA 20175 

6095 Marshalee Drive, Suite 300 
Elkridge, MD 21075 

6771 Jefferson Street 
Haymarket, VA 20169 

RELATIONSHIP(S) 
(enter applicable relationships 
listed in BOLD above) 

Applicant Tax Map 0753 01 0010 
Applicant/Sub-Lessee 

Applicant Tax Map 0753 01 0010 
Applicant/Lessee and Sub-Lessor 

Owner of Tax Map 0753 01 0010 
Lessor and Applicant 

Attorneys/Agents/for Milestone 
Tower Limited Partnership III 
Applicant/Lessee 

Engineers/for Milestone Tower 
Limited Partnership III 

Arborist/for Milestone Tower Limited 
Partnership III 

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

** 

* In the case of a condominium, the title owner, contract purchaser, or lessee of 10% or more of the units 
in the condominium. 
List as follows: Name of trustee. Trustee for (name of trust, if applicable ), for the benefit of: (state 
name of each beneficiary!. 

|RM SEA-1 Updated (7/1/06) 
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Page Two 
SPECIAL EXCEPTION AFFIDAVIT 

DATE: May 5, 2015 \Z%E>0<5 
(enter date affidavit is notarized) 

for Application No. (s): SEA 91-S-031 
(enter County-assigned application number(s)) 

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

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

CORPORATION INFORMATION 

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

One Verizon Way 
Basking Ridge, NJ 07920 

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

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

*** All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down 
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than 10 shareholders 
has no shareholder owning 10% or more of any class of stock. In the case of an APPLICANT, TITLE OWNER, 
CONTRACT PURCHASER, or LESSEE* of the land that is a partnership, corporation, or trust, such successive breakdown 
must include a listing 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) 



Page _1 of 13 
Special Exception Attachment to Par. 1(b) 

DATE: May 5,2015 (zf 

(enter date affidavit is notarized) 
for Application No. (s): SEA 91-S-031 

(enter County-assigned application number (s)) 

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

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

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

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

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

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

DESCRIPTION OF CORPORATION: (check one statement) 

Kl 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) 
Terremark Worldwide, Inc. 

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

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



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

DATE: May 5, 2015 
(enter date affidavit is notarized) 

for Application No. (s): SEA 91-S-031 
(enter County-assigned application number (s)) 

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

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

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

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

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

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

DESCRIPTION OF CORPORATION: (check one statement) 

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

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

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

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

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

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



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

DATE: May 5, 2015 
(enter date affidavit is notarized) 

for Application No. (s): SEA 91-S-031 
(enter County-assigned application number (s)) 

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

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

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

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

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

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

DESCRIPTION OF CORPORATION: (check one statement) 

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

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

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

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

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

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



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

DATE: May 5, 2015 \£<g 2£)3 

(enter date affidavit is notarized) 
for Application No. (s): SEA 91-S-031 

(enter County-assigned application number (s)) 

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

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

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

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

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

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

One Verizon Way 
Basking Ridge, NJ 07920 

DESCRIPTION OF CORPORATION: (check one statement) 

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

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

N GTE Corporation 

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

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



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

DATE: May 5, 2015 3 
(enter date affidavit is notarized) 

for Application No. (s): SEA 91-S-031 
(enter County-assigned application number (s)) 

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

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

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

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

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

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

DESCRIPTION OF CORPORATION: (check one statement) 

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

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

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

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



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

DATE: May 5, 2015 
(enter date affidavit is notarized) 

for Application No. (s): SEA 91-S-031 
(enter County-assigned application number (s)) 

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

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

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

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

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

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

DESCRIPTION OF CORPORATION: (check one statement) 

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 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) 
MCI International Services, Inc. 

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

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



Page _7 of 13 
Special Exception Attachment to Par. 1(b) 

DATE: May 5, 2015 
(enter date affidavit is notarized) 

for Application No. (s): SEA91-S-031 
(enter County-assigned application number (s)) 

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

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

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of 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) 
~ MCI International, Inc. 
• Verizon Business Network Services, Inc. 

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

DESCRIPTION OF CORPORATION: (check one statement) 

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

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

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

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

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

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



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

DATE: May 5, 2015 
(enter date affidavit is notarized) 

for Application No. (s): SEA 91-S-031 
128305 

(enter County-assigned application number (s)) 

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

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

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

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

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

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

DESCRIPTION OF CORPORATION: (check one statement) 

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

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of 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) 
•Verizon Americas Holdings, Inc. 

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

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



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

DATE: May 5, 2015 | 3<D 3 
(enter date affidavit is notarized) 

for Application No. (s): SEA 91-S-031 
(enter County-assigned application number (s)) 

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

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

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

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

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

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
- Verizon Americas Finance 2 Inc. 

One Verizon Way 
Basking Ridge, NJ 07920 

DESCRIPTION OF CORPORATION: (check one statement) 

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

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

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

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

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

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



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

DATE: May 5,2015 / 2JI 
(enter date affidavit is notarized) 

for Application No. (s): SEA 91-S-031 
(enter County-assigned application number (s)) 

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

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

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

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

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

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

DESCRIPTION OF CORPORATION: (check one statements 

[•/•] 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) 
' Verizon Americas Inc. 

(check if applicable) \J] 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 11 of 13 
Special Exception Attachment to Par. 1(b) 

DATE: May 5, 2015 
(enter date affidavit is notarized) 

for Application No. (s): SEA 91-S-031 
(enter County-assigned application number (s)) 

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

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

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

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

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

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
-Virginia Electric and Power Company d/b/a Dominion Virginia Power 
701 East Cary Street 
Richmond, VA 23219 

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) 

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

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



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

DATE: May 5, 2015 [ZjL'itOS 
(enter date affidavit is notarized) 

for Application No. (s): SEA 91-S-031 
(enter County-assigned application number (s)) 

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

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

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

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

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

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
NB+C Engineering Services 
6095 Marshalee Drive, Suite 300 
Eldridge, MD 21075 

DESCRIPTION OF CORPORATION: (check one statement) 

[ ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[y ] 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) 
-Tom Kane 

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

DATE: May 5, 2015 ( Z1?3Z2S 
(enter date affidavit is notarized) 

for Application No. (s): SEA 91-S-031 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
•TreesPlease 
6771 Jefferson Street 
Haymarket, VA 20169 

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) 
Ed Milhous 

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. fib) is continued further on a 
"Special Exception Attachment to Par. 1(b)" form. 

FORM SEA-1 Updated (7/1/06) 
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SPECIAL EXCEPTION AFFIDAVIT 

DATE: May 5, 2015 [ 'Z^bCQ 
i (enter date affidavit is notarized) 

for Application No. (s): SEA 91-S-031 
(enter County-assigned application number(s)) 

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

PARTNERSHIP INFORMATION 

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

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

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

• Bell Atlantic Mobile Systems LLC General Partner 
GTE Wireless Inc. General Partner 
JV PartnerCo LLC General Partner 
PCS Nucleus L.P. General Partner 

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

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

FORM SEA-1 Updated (7/1/06) 
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DATE: May 5, 2015 
(enter date affidavit is notarized) 

for Application No. (s): SEA 91-S-031 
(enter County-assigned application number (s)) 

PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code) 
' PCS Nucleus, L.P. 

One Verizon Way 
Basking Ridge, NJ 07920 

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

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

" Verizon Holdings LLC General Partner 
JV PartnerCo, LLC General Partner 

(check if applicable) [•] 

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

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



Special Exception Attachment to Par. 1(c) 
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DATE: May 5, 2015 
(enter date affidavit is notarized) 

for Application No. (s): SEA 91-S-031 
(enter County-assigned application number (s)) 

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

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

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

- Milestone Communications Management General Partner 
III, Inc. 

\Zgd05 

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

FORM SEA-1 Updated (7/1/06) 
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SPECIAL EXCEPTION AFFIDAVIT 

DATE: May 5,2015 
(enter date affidavit is notarized) 

for Application No. (s): SEA 91-S-031 

[zZ'bQZ 

(enter County-assigned application number(s)) 

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

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

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

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

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

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

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



Application No.(s): SEA 91-S-031 
(county-assigned application number(s), to be entered by County Staff) 

SPECIAL EXCEPTION AFFIDAVIT 

DATE: May 5, 2015 
(enter date affidavit is notarized) 

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

> During the twelve month period Frank W. Stearns, Esq., a partner in the law firm of Donohue & Stearns, PLC, made contributions 
in excess of $100 to Supervisor Pat Herrity and Supervisor John Cook. "During the twelve month period Leonard NMI Forkas, Jr., 
with Milestone Tower Limited Partnership III, made contributions in excess of $100 to Supervisor Pat Herrity, Supervisor Lynda 

-Smyth, and Supervisor Jeff McKay. 

Page Five 

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: 

(check one) 
(/J' 

[J\ Applicant 

Frank W. Stearns 

/] Applicant's Authorized Agent 

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

20 ) r~Tin the State/Comm. Subscribed and sworn to before me this 5^ day of ffi , 
of < J \yQ , County/City of_^ > ' ,> 1 Dft U " 

My commission expires: 

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

Notary Public 

Warren W. Grossman 
Commonwealth of Virginia 

Notary Public 
Commiaaion No. 120231 

My Commission Expires 2/28/2017 



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

DATE: May 8, 2015 

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

FROM: Chris Caperton, Chief 
Public Facilities Planni iPZ 

SUBJECT: Section 15.2-2232 Review 
Application 2232-S14-9 (Concurrent with SEA 91-S-031) 
Milestone Tower Limited Partnership III, Cellco Partnership d/b/a Verizon 
Wireless, and Virginia Power and Electric Company 
Proposed Telecommunications Facility 
12895 Clifton Creek Drive, Clifton, VA 20124 
Tax Map 0753 01 0010 

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

Project Description: The applicants, Milestone Tower Limited Partnership III, Cellco 
Partnership d/b/a Verizon Wireless, and Virginia Power and Electric Company, propose to 
construct a 140' tall monopole structure and associated equipment compound designed to hold 
telecommunications antennas for Verizon and up to 4 future carriers. The proposal is also 
subject to review and approval of SEA 91-S-031. The installation is needed by Verizon 
Wireless to provide coverage and capacity in the Clifton area, specifically along Main Street 
and Clifton Creek Drive. The site will also enhance in-building coverage to the neighboring 
residential communities. 

Location: 12895 Clifton Creek Drive, Clifton, VA 20124. The 95.11 acre property is located 
to the west of Clifton Creek Drive between Ivakota Road to the north and the Southern 
Railway right-of-way to the south. 

Site: The site is currently developed with the Clifton substation electrical distribution facility 
owned by the Virginia Power and Electric Company. The use will be located in the southeast 
quadrant of the substation property. The site is adjacent to a major electrical transmission 
easement. 
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Proposed Facility: The proposed 140' tall monopole and equipment compound will be 
constructed in an undeveloped area immediately southeast of the substation. Verizon 
Wireless is the initial carrier, and is installing 12 panel antennas (4 per sector) located with 
a RAD center of 136' on the structure. The equipment compound is 2,450 square feet, 
containing the monopole, a 2040 cubic foot equipment shelter and a 234 cubic foot diesel 
generator. 

Screening: Mature woodland areas on and adjacent to the substation property in all 
directions will serve to screen the use from nearby residences and the Town of Clifton. 
The large acreage of the site, with the nearest residential dwelling unit 1,050 feet away, will 
assist in mitigating the visual impact of the telecommunication facility. A major 
transmission power line easement runs through the property and contains numerous tall 
towers and poles. The proposed equipment compound will be enclosed by an 8' tall chain 
link fence with brown privacy slats. 

Access: Access is provided by an existing gravel driveway off of Clifton Creek Drive. 

Operations: The telecommunications facility will be unmanned and will be visited once 
or twice a month by a technician for site inspection, repairs, or alterations. 

Service Area: The proposed use will provide coverage and capacity in the Clifton area, 
specifically along Main Street and Clifton Creek Drive, and will enhance coverage to the 
neighboring residential communities. 

COMPREHENSIVE PLAN GUIDANCE 

The subject property is located in the Area III, Pohick Planning District, Johnny Moore 
Community Planning Sector. The Comprehensive Plan Map identifies the property as 
planned for Public Facilities, Governmental and Institutional use. 

Area Plan 
Fairfax County Comprehensive Plan, Area III, 2013 Edition, Pohick Planning District, 
Amended through 10-28-2014, P3-Johnny Moore Community Planning Sector, Page 74: 

"RECOMMENDATIONS 

Land Use 

2. Nonresidential uses requiring special exception or special permit approval should be 
rigorously reviewed. In general, these uses should be located at the boundary of Low 
Density Residential Areas and Suburban Neighborhoods or where their impact on 
existing residences is minimal. These uses should be granted only if the following 
conditions are met: 
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• Access for the use is oriented to an arterial; 
• The use is of a size and scale that will not adversely impact the character of the area in 

which it is located; and 
• The use is designed to mitigate impacts on the water quality of the Occoquan 

Reservoir. [Not shown] 

Heritage Resources 

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

Fairfax County Comprehensive Plan, Area III, 2013 Edition, Pohick Planning District, 
Amended through 10-28-2014, P3-Johnny Moore Community Planning Sector, Page 48: 

Public Facilities 

"In order to meet the growing need for public utilities, transmission lines and two electrical 
substations will be required on Parcel 75-3((l))10 by Virginia Power and the Northern Virginia 
Electric Cooperative. The Fairfax County Zoning Ordinance requires that electric substation 
and distribution centers including transformer stations obtain special exception approval. 
Further, utility transmission facilities including but not limited to poles, structures, or other 
similar equipment for the transmission of electricity require special exception approval. Under 
the Zoning Ordinance, transmission lines approved by the State Corporation Commission 
(SCC) pursuant to Section 56.46.1 of the Code of Virginia, as amended, are not included as 
utility transmission facilities. Virginia Power and the Northern Virginia Electric Cooperative 
should participate in the Fairfax County public hearing process for any facilities to be 
constructed on this site. 

There should be no transmission lines through the Town of Clifton. Special exception 
applications filed for the two electrical substations/distribution centers shall include sufficient 
acreage surrounding the proposed facilities in order to ameliorate the visual and audio impacts 
on nearby properties. Additional buffering and screening in excess of minimum Zoning 
Ordinance provisions shall be required in those areas which do not contain existing substantial 
vegetation." 

Policy Plan 
Fairfax County Comprehensive Plan, Policy Plan, 2013 Edition, Public Facilities, Amended 
through 3-4-2014, Mobile and Land-Based Telecommunication Services, Pages 37-40: 
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GENERAL GUIDELINES 

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

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

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

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

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

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

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

Policy g. Co-locate mobile and land-based telecommunication facilities operated by 
different service providers on single sites and/or structures whenever 
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 
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facility based on its service area requirements while still mitigating the 
visual impact of the facility. 

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

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

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

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

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

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

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

• Obscure or block the views of proposed telecommunication 
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 
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when such height increases or structure replacements are visually 
appropriate to the site, including the surrounding area and are 
consistent with the type, style and pattern of the existing structure. 

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

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

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

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

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

Objective 43: 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. 

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." 
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STAFF ANALYSIS 

Department of Planning and Zoning - Zoning Administration Division Attachment B 
The proposed application general meets those standards set forth in Par. 3 of Sect. 2-514 of 
the Zoning Ordinance. In addition, an amendment to the governing special exception is 
required and has been submitted to the Zoning Evaluation Division. 

CONFORMANCE WITH THE COMPREHENSIVE PLAN Attachment C 

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 telecommunications facility will be located on the same parcel as an existing 
electrical substation. The exact site of the enclosed compound will be adjacent and to the 
south of the enclosed substation site. A transmission easement with utility poles of 
comparable height to the proposed monopole is located to the north and east, and the 
Southern Railway right-of-way is located to the south of the proposed site. The location is 
consistent with Comprehensive Plan objectives to locate new facilities that provide the 
greatest opportunity to conceal the facility and minimize its visual impact on surrounding 
areas. The ability to provide room on the monopole for four future carriers is consistent 
with the Comprehensive Plan guidelines of co-locating mobile and land-based 
telecommunication facilities operated by different service providers on single sites and/or 
structures wherever possible. 

Character 
Comprehensive Plan guidelines state that new structures are to be of comparable form and 
style to establish a grouping that complements a camouflaged telecommunication facility 
and supports its design, location, and appearance. Existing electrical towers on the 
property are constructed from the same material and are of a similar height, approximately 
122'-137' tall. The proposed monopole also meets Plan objectives to blend 
telecommunication facilities with an existing pattern of tall structures, and that the use is of 
a size and scale that will not adversely impact the character of the area in which it is 
located. 

The equipment cabinet compound at the base of the proposed tower is screened by an 8' 
tall chain link fence with brown privacy slats. The site is buffered by mature woodlands 
that surround the site on all sides, along with the existing substation to the north, 
transmission easement to the north and east, and the railroad right-of-way to the south. 
The proposal meets Comprehensive Plan guidelines to design, site and/or landscape the 
proposed facility to minimize impacts on the character of the area, and to obscure or block 
the views of proposed telecommunication facilities with other existing structures, 
vegetation, tree cover, or topographic features to the maximum extent feasible. 
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Extent 
The proposed monopole will be located on an electrical substation property that contains 
95.11 acres and is identified on the Comprehensive Plan map as Public Facilities, 
Governmental, and Institutional use. The monopole will be located approximately 1,450 
feet west of Clifton Creek Drive, with the nearest residential dwelling unit located 
approximately 1,050 feet to the east. No adverse impacts on stream valleys, watersheds, 
natural or scenic areas, or agricultural lands are envisioned. The proposed monopole will be 
unmanned and will be visited one or twice a month by a technician, therefore, the proposed 
facility will have no impact on traffic or parking. The proposed telecommunication facility 
is consistent with Comprehensive Plan guidelines to ensure that new structures are 
necessary to meet the service area requirements, the height and mass of the 
telecommunication facility is in character with the surrounding area, and the visual impact 
of the facility on surrounding areas is mitigated. 

CONCLUSION AND RECOMMENDATIONS 

Staff concludes that the subject proposal, as amended, by Milestone Tower Limited Partnership 
III, Cellco Partnership d/b/a Verizon Wireless, and Virginia Power and Electric Company, to 
install a telecommunications facility at 12895 Clifton Creek Drive, Clifton, VA 20124, 
satisfies the criteria of location, character, and extent as specified in Va. Code Sec. 15.2-2232, 
as amended. 

Staff therefore recommends that the Planning Commission find the subject Application 
2232-S14-9, as amended, substantially in accord with provisions of the adopted 
Comprehensive Plan. 

CBC: HDC 
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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 
Date application received • by. 
Date(s) Revised 
Date application accepted by. 

(Please Type or Clearly Print). 

PART I: APPLICATION SUMMARY 

LOCATION OF PROPOSED USE 
Address 12895 Clifton Creek Drive 

City/Town Clifton Zip Code 20124 
Place Name (example: Dale High School) Clifton Substation 
Tax Map I.D, Number(s) 0753 01 10 
Fairfax County Supervisor District Springfield 
APPLICANT(S) 
Name (Company or Agency) 

Agent Name Frank W. Stearns 

Milestone Tower Limited Partnership III, Cellco Partnership d/b/a Verizon Wireless; Virginia Power and Electric Company 

(Note: Failure to notify County of a change in agent may result in application processing delays) 

Agent's Mailing Address 201 Liberty Street 
City/Town Leesburg state VA Zip Code 20175 
Telephone Number f 7031 726-2547 pax f 703-^ 737-3793 
E-maii fwsteams@donohuestearns.com 

Secondary Contact Cristian Hernandez 
Telephone Number cZ21) 620-2555 x1Q2 E_mai| cris@milestonecorp.com 

BRIEF DESCRIPTION OF PROPOSED USE 

Construction of a telecommunications monopole structure with an overall height of 140 feet 
above ground level and an associated 35 feet by 70 feet (2,450 square feet) equipment 
compound area. The monopole and equipment compound are designed to accommodate a 
total of five telecommunication carriers. Verizon Wireless will be the initial carrier on the facility 
and up to four additional carriers will co-locate on the facility in the future. 

1 



Telecommunications Facility 2232 Review Application 6/2013 

Total Area of Subject Parcel(s) 95.11 acres 
Zoning District R"C (ws) 

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

exceptions, variances, development plans) 

None by applicant. Others pertaining to site: 

SE 91-S-031 
SE 91-S-046 

PROPERTY OWNER(s) OF RECORD 
Owner Virginia Electric and Power Company c/o Blaine Garrett 
Street Address PO Box 27007, 12th Dominion Resources Inc. 
City/Town Richmond state V^ Zip Code 23261 

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

SIGNATURE 

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

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

Signature of Applicant or Agent ^ 

Date Ju'y 15, 2015; Revisions(mape January 28, 2015 

Submit completed application to: 

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

PART II: STATEMENT OF JUSTIFICATION 
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Telecommunications Facility 2232 Review Application 6/2013 

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 treepoles, flagpoles and other freestanding stealth structures. 

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

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

None by applicant 

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 

proposed 
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Telecommunications Facility 2232 Review Application 6/2013 

C. ANTENNA(S) Provide a separate page for each provider listed as part of the application 

Provider Verizon Wireless 

Model # or name 
Type 

Panel, Dish, 
Omni 

Quantity Height Width Diameter 
Location 

height on the 
structure 

BXA-70063-8CF Panel 6 94.6" 11.2" 140' rad center 

BXA-171063-12BF Panel 6 72.5" 4.1" 140' rad center 

Existing structure color: galvanized steel- silver Antenna color: s'lver 

Is antenna painted to match existing structure? Yes • No JZL 
If No, please explain: Antenna will match the new monopole strucutre 

Will the antennas be screened? Yes • noB If Yes, describe the screening to be provided: 

Will the antennas be flush-mounted to the structure on which they are located? Yes • No m 
If No, please explain: Antenna will be attached to platform on strucutre 

Additional information: 

D. EQUIPMENT 

Model # or name 
Type 

cabinet or 
shelter 

Quantity Height Width Depth Location 

Charles LT-PM63922RF2 Cabinet 1 89.1" 

C
M

 C
O

 

32.3" equipment compound 

Charles Cube-BBDLJ2HN1 Battery Cabinet 1 

C
O

 

32" 32" equipment compound 

Power Backup Generator 1 7'8" 9'2" 3'4" equipment compound 

How will the equipment cabinet or shelter be screened? fence 
Screen material: chain link with slats Screen color: brown 

Additional information: 

The compound and equipment is on a 95.1 acre site surrounded by wooded areas. 
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Application for Determination 
Pursuant to 

Section 15.2-2232, Code of Virginia 

Part II: Statement of Justification 

Supervisor District: 
Parcel Number: 
Comprehensive Plan: 
Zoning Classification: 
Property Owner: 

Applicants: 

Site Name: 
Property Address: 

Milestone Tower Limited Partnership III, Cellco Partnership d/b/a 
Verizon Wireless, and Virginia Power and Electric Company 
Clifton Substation 
12895 Clifton Creek Drive, Clifton, Virginia 20124 
(the "Property") 
Springfield 
075 3 01 0010 
Public Facilities, Governmental and Institutional Use 
Residential-Conservation District, R-C (WS) 
Virginia Electric and Power Company 

Description of Proposed Use 

Pursuant to Section 15.2-2232 of the Code of Virginia, Milestone Communications, 
Cellco Partnership Verizon Wireless, along with the property owner, Virginia Power and Electric 
Company ("Applicant") respectively request that a proposed 140 feet tall telecommunications 
facility monopole structure with a supporting equipment compound at the base be approved at 
the Clifton Substation, 12895 Clifton Creek Drive, Clifton, VA 20124. 

The Property consists of 95.11 acres, is zoned R-C (Residential Conservation), and is 
planned for Public Facilities, Governmental and Institutional use. The property is owned by the 
Virginia Electric and Power Company and is currently improved with an electric substation. It is 
adjacent to and connects with utility structures located in major electrical transmission corridor 
with an easement width of two hundred thirty feet (230') that runs from east to west across the 
property. The existing substation use is located within a fenced area with two transformer banks 
consisting of seven transformers, circuits, and a 70' by 20' building that houses control and 
communications equipment. The existing substation facility occupies approximately 8.1 acres of 
the total 95.11 acre site. It operates continuously and is unmanned with only routine service 
visits. Access to the substation property is via a controlled access gravel driveway off of Clifton 
Creek Drive. The existing substation property is bordered by heavy vegetation in all directions 
except as cleared for the transmission easement and transmission lines. 

The substation on the property was approved under special exception SE 91-S-031 on 
March 9, 1992. A special exception amendment application has been submitted with the Zoning 
Evaluation Division of the Department of Planning and Zoning for the proposed 
telecommunications facility described in this 2232 Review application. 
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The proposed facility will consist of a one hundred forty feet (140') tall monopole 
structure and associated equipment to house a telecommunications use. The use will be designed 
to accommodate up to a total of five (5) wireless telecommunications carriers, including the co-
applicant, Verizon Wireless. The use will be located in the southeast quadrant of the substation 
property, approximately 545 feet north of the Norfolk and Southern Railroad corridor and 1,700 
feet west of Clifton Creek Drive. 

Milestone will enter into a lease agreement with the Owner, Virginia Power and Electric 
Company, pursuant to which Verizon Wireless will install and operate a wireless 
telecommunications facility on the Property. Verizon Wireless will install up to twelve (12) 
antennas on the monopole in three sectors at a rad center elevation of one hundred forty feet 
(140'). Verizon Wireless will use two antenna models for the facility: one model will measure 
approximately ninety-four point six inches (94.6") high by eleven point two inches (11.2") wide 
and one model will measure approximately seventy-two point five inches (72.5") high by four 
point one (4.1) inches wide. The antenna details are provided on Sheet A-4 of the Zoning 
Drawings. 

The monopole is designed to accommodate up to four additional future 
telecommunication carriers at rad center heights of one hundred thirty feet (130'), one hundred 
twenty feet (120'), one hundred ten feet (110') and one hundred feet (100'). An elevation of the 
monopole showing the location of all antenna platforms is provided on Sheet A-l of the Zoning 
Drawings. 

Verizon Wireless will have two steel equipment cabinets, one measuring thirty two 
inches (32") by thirty two point three inches (32.3") by eighty nine point one inches (89.1") tall 
and one measuring thirty two inches (32") by thirty two inches (32") by seventy three inches 
(73 ) tall, inside the cabinet area. The cabinet area will be covered by a metal canopy with a 
three inch (3") metal decking roof and measuring twenty feet (20') wide by eight feet six inches 
(8 6 ) tall. Verizon Wireless will also install a back-up generator measuring nine feet two inches 
(9'2") long by three feet four inches (3'4") wide by seven feet eight inches (7'8") high on a 
concrete pad within the compound area. The monopole and the compound area will be designed 
to support Verizon's antennas and equipment and that of up to four (4) additional 
telecommunication carriers. The overall compound area will be enclosed by an eight feet (8') 
tall chain link fence with brown privacy slats and a 12 feet (12') wide access gate. A compound 
plan is provided on Sheet A-l of the Zoning Drawings. The equipment and fencing details are 
provided on Sheet A-3. 

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

Requirement of Proposed Use 

The area served by the proposed telecommunications use is depicted on the attached 
Verizon radio frequency coverage maps. The map identified as "Ivatoka Neighbors Only" shows 
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the current Verizon coverage in the general area as provided by existing or pending sites labeled 
on the map as "Manassas Park", "Stonewall Park", "Sudley", "Clifton", and "Clifton Creek." 
The map identified as "Ivatoka with Neighbors at 140"', shows the coverage from the existing 
and pending sites in the general area with the projected improvement in the coverage from a new 
140 feet tall monopole on the subject application site identified on the map as "Ivatoka". 

Verizon Wireless' objective for this site is to provide coverage and capacity in the Clifton 
area, specifically along Main Street and Clifton Creek Drive. The site will also enhance in-
building coverage to the neighboring residential communities. The new Ivatoka site will resolve 
the need for adequate coverage in the area surrounding the proposed site and also ensure 
adequate overlapping coverage between and among existing Verizon sites in this general area. 
Ultimately, the proposed site will allow residents and commuters to experience better quality and 
diminished dropped calls. 

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

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

Anticipated Impacts On Adjoining Properties 

The telecommunications facility will be located on an electrical substation property 
consisting of 95.11 acres. The property is identified on the Comprehensive Plan map as "Public 
Facilities, Governmental and Institutional". The immediately surrounding area is shown on the 
Comprehensive Plan for Residential Use at .1 - .2 dwelling units per acre. 

The property is currently used for an unmanned electric substation that borders a major 
utility corridor containing two electrical transmission lines supported by a combination of lattice 
tower and pole structures, and an underground-liquefied natural gas pipeline. The existing 
transmission structures in this utility corridor are approximately 122 feet to 137 feet in height 
(see Sheet of the Zoning Drawings for tower elevation details). The use will be located in the 
southeast quadrant of the substation property, approximately 545 feet north of the Norfolk and 
Southern Railroad corridor and approximately 1,450 feet west of Clifton Creek Drive. The 
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nearest residential dwelling unit is approximately 1,050 feet to the east of the proposed 
telecommunications compound. 

The overall substation property is bordered in all directions by wooded areas except as 
cleared for the transmission easement and substation. The property's size, the distance to 
residences, the nature of the nature of the surrounding area, and the other comparable tall 
transmission structures in the area will minimize impacts and the proposed use will not adversely 
affect the existing or proposed uses envisioned for this area by the Comprehensive Plan. The use 
will not impact watercourses, stream valleys or watersheds nor will degrade wooded, natural and 
scenic areas or agricultural lands. The overall addition of the monopole structure and equipment 
compound to the existing sub-station property will not increase the impact on the surrounding R-
C (WS) zoned area, 

The proposed facility will have no impact on traffic or parking as the facility will be 
unmanned and does not generate vehicular traffic other than the once or twice a month for a 
technician to visit to ensure everything is in proper working order. The technician uses a 
standard vehicle and will have access to the structure and compound via an existing access drive 
to the substation property from Clifton Creek Drive. There is no perceptible noise generated by 
the facility, except as needed for the emergency generator use, and there will be no interference 
with electronic equipment for telephone, television, radio or other electronic uses. 

Alternative Sites Considered for the Proposal 

The pioposed monopole will be located to fill an existing service void and to address 
capacity issues. The overall area is characterized by existing large lot single-family residential 
development and collocation on tall existing tall buildings in the area is not an option. Public 
property to the west is owned by the Fairfax County Park Authority, undeveloped and heavily 
wooded. Use of this property would require substantial clearing and site disturbance in order to 
locate a telecommunication use on the property. Other than a small elementary school site to the 
southeast, and a place of worship or commercial properties in the historic Clifton area, there are 
no non-residential sites in the immediate area as an alternative location. 

The applicant identified existing structures of sufficient height in the existing electrical 
transmission corridor in the general area where the monopole is proposed to be located 
However, the existing Dominion Virginia Power (DVP) transmission towers in this corridor that 
are of sufficient height and structurally capable of accommodating a telecommunications use are 
already occupied by other telecommunications carriers. By adding the Verizon Wireless 
equipment to these towers, failure will occur. There are no other suitable structures in the 
immediate area that are structurally capable of collocation or will fulfill the applicant's service 
area objectives. 

Relationship of the Proposed Facility to the Comprehensive Plan 

The property is located in the Johnny Moore Community Planning Sector (P3) of the Pohick 
Planning District in Planning Area III and is planned for Public Facilities, Governmental and 
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Institutional use. On page 50 of the Pohick Planning District section of the Fairfax County 
Comprehensive Plan, as amended through 4-9-2013 the Plan states: 

"1. In order to meet the growing need for public utilities, transmission lines and two 
electrical substations will be required on Parcel 75-3((l))10 by Virginia Power and the 
Northern Virginia Electric Cooperative. The Fairfax County Zoning Ordinance requires 
that electric substation and distribution centers including transformer stations obtain special 
exception approval. Further, utility transmission facilities including but not limited to 
poles, structures, or other similar equipment for the transmission of electricity require 
special exception approval. Under the Zoning Ordinance, transmission lines approved by 
the State Corporation Commission (SCC) pursuant to Section 56.46.1 of the Code of 
Virginia, as amended, are not included as utility transmission facilities. Virginia Power and 
the Northern Virginia Electric Cooperative should participate in the Fairfax County public 
hearing process for any facilities to be constructed on this site. 

There should be no transmission lines through the Town of Clifton. Special exception 
applications filed for the two electrical substations/distribution centers shall include 
sufficient acreage surrounding the proposed facilities in order to ameliorate the visual and 
audio impacts on nearby properties. Additional buffering and screening in excess of 
minimum Zoning Ordinance provisions shall be required in those areas which do not 
contain existing substantial vegetation." 

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

General Guidelines 

Objective 42: In order to provide for the mobile and land-based telecommunication 
network for wireless telecommunication systems licensed by the Federal Communications 
Commission, and to achieve opportunities for the 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 telecommunication 
facilities on available existing structures such as rooftops, telecommunication and 
broadcast support structures, electrical utility poles and towers, and water storage facilities 
when the telecommunication facilities can be placed inconspicuously to blend with such 
existing structures. (See Figures 8, 9,10.) 

Applicants' Response: The applicant identified existing structures of sufficient height in the 
existing electrical transmission corridor in the general area where the monopole is proposed to be 
located. However, the existing Dominion Virginia Power (DVP) transmission towers in this 
corridor that are of sufficient height and structurally capable of accommodating a 
telecommunications use are already occupied by other telecommunications carriers. By adding 
the Verizon Wireless equipment to these towers, failure may likely occur. There are no other 
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suitable structures for collocation in the immediate and surrounding areas that fulfill Verizon's 
service area objectives. 

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

Applicants' Response: The proposed monopole and compound will be located on a large 95-acre 
property developed with an electrical power substation that contains and is adjacent to an 
existing major electrical transmission corridor approximately 230 feet in width. The 
transmission easement that runs through the property and then to both the northwest and 
southeast contains two rows of large transmission structures in the form of lattice towers and 
steel poles approximately one hundred twenty two feet (122') to one hundred thirty seven feet 
(137') in height. Eight tall poles and towers are located on the easement through the property. 
Another five tall poles are used to connect the substation with the major transmission line and to 
distribute power off the property to the south and southwest. At least three poles on the property 
also are used for the collocation of other telecommunication facilities. The proposed monopole 
will be compatible and blend with the numerous existing tall structures on the property and those 
along the utility corridor. The site is also and buffered by wooded areas on and adjoining the 
95-acre property. As such the proposed facility will have minimal visual impact on surrounding 
areas. 

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

Applicants' Response: The proposed structure will not have a camouflaged design but 
will be located on a large public utility site and will blend with existing tall structures, most 
approximately one hundred twenty two feet (122') to one hundred thirty seven feet (137') in 
height, used for electrical transmission purposes in the immediate area. 

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

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

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

Applicants Response: The structure will not be located on a public use site. 
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Policy f. Ensure that the use of public property by mobile and land-based 
telecommunication facilities does not interfere with the existing or planned operational 
requirements of the public use and complies with adopted policies and plans to protect 
natural resources. 

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

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

Applicants' Response: The proposed 140-feet tall monopole will accommodate up to a 
total of five telecommunication providers, including the co-applicant Verizon Wireless. 

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

Applicants' Response: The 140-feet height of the proposed monopole is the minimum 
extent feasible to meet wireless coverage objectives and accommodate up to five 
telecommunication carriers. The height is consistent with adjacent and nearby utility 
transmission structures and will not have a visual impact on surrounding areas. 

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

Applicants' Response: The proposed monopole structure is in keeping with other large 
poles and towers of comparable height on the property and in the power transmission that runs 
through the substation property. The monopole is designed to accommodate up to five 
telecommunication carriers in an integrated placement of antennas at ten-foot intervals. 

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

Applicants' Response: The proposed monopole is of similar height and scale as the 
existing one hundred twenty feet two feet (122') to one hundred thirty seven feet (137') electrical 
transmission poles and towers on the property and in the adjacent transmission corridor. The 
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facility is also consistent with the existing electrical substation facility use of the subject property 
and in context with its immediate surroundings. Extensive and well-established woodland areas 
on and adjoining the substation property, as well as the property's size and distance from most 
properties, will serve to screen the use from nearby residences and the Town of Clifton. The 
appropriateness of the design and site is demonstrated by the elevations of the proposed structure 
and its relationship to nearby structures and trees provided on the Zoning Drawings, Sheet A-l, 
and on the attached site photos and photo-simulations of the structure taken from different 
vantage points throughout the area. 

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

Applicants' Response: The selected site is located in a residentially zoned (RC) area and 
is used for non-residential I electrical substation purposes. The site's relationship to an existing 
pattern of large electrical transmission structures in the area mitigates visual impacts by 
providing context and the opportunity to visually blend the new structure with those existing on 
the property and in the surrounding area. Other non-residential properties in the immediate area 
are used for schools and places of worship or are located in the historic Clifton Town Center. As 
compared with the proposed site, a new structure on these properties would be more solitary and 
prominent and have little context or compatibility to the existing uses. The application contains 
a set of photo-simulations taken from eight vantage points in nearby residential areas that 
demonstrate the appropriateness of the design and any visual impacts on surrounding areas. 

Policy 1. A key concept in assessing telecommunication facilities is mitigation which is 
defined as actions taken to reduce or eliminate negative visual impacts. Mitigate the visual 
impact of proposed telecommunication facilities and their equipment, by using effective 
design options appropriate to the site such as: 
• Design, site and/or landscape the proposed facility to minimize impacts on the 
character of the area; 
• Locate proposed telecommunication facilities near or within areas of mature 
vegetation and trees that effectively screen or provide an appropriate setting for the 
proposed structure provided such location does not adversely impact sensitive resources or 
cause fragmentation of forested communities. When viewed in context, consider 
perspective views, relative topography and other factors, to mitigate the visual presence 
and prominence of the structure; 
• Blend proposed telecommunication facilities with an existing pattern of tall 
structures; 
• ^ Obscure or block the views of proposed telecommunication facilities with other 
existing structures, vegetation, tree cover, or topographic features to the maximum extent 
feasible; and 
• Replace existing telecommunication facilities with taller structures or extend their 
overall height to reduce the need for another structure when such height increases or 
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structure replacements are visually appropriate to the site, including the surrounding area 
and are consistent with the type, style and pattern of the existing structure. 

Applicants' Response: The structure is located on an established non-residential, public 
utility property that contains electrical transmission structures and equipment and is of an 
industrial character. The proposed monopole will blend with an existing pattern of tall structures 
on the property and in the existing transmission corridor that are of a comparable height and 
design. Three of these tall structures are currently equipped with collocated telecommunication 
antenna platforms. Views of the proposed structure from most residences in the area will be 
mitigated by the extensive areas of woodland on the substation property and the surrounding 
area. Distance and the proposed structure's relationship to other tall structures in the existing 
transmission corridor will also reduce the structure's visual presence and impact. 

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

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

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

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

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

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

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

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

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

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

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

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

Applicants' Response: The proposed structure will be of a mass and height similar to 
other large towers and poles used for electric transmission purposes on the subject property and 
along the transmission power line that traverses the area in a generally north to south direction. 

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

Applicants Response: The design, style and height of the proposed monopole are 
comparable with the other existing poles and towers in the electrical transmission corridor that 
traverses the property. The new monopole will be supported by and visually blend with these 
structures. 

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

Conclusion 

Fr 
Donohue and Stearns, PLC 
Agent for Applicant 
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PR OR SPECIAL EXCEPTOR APPROVALS 

SE 91-S-031 AWROVED 31992 

COMMUNICATIONS 

SITE NAME: CLIFTON CREEK SUBSTATION 
12895 CLIFTON CREEK DRIVE 

CLIFTON, VA 20124 
FAIRFAX COUNTY 

SITE INFORMATION 
SCOPE OF WORK. MILESTONE COMMUNICATIONS PROPOSES TO BUILD A 

TELECOMMUNICATIONS FACILITY ON THE PROPERTY LISTED 
BELOW. THE FACILITY CONSISTS OF A1417 MONOPOLE AND 
SPACE FOR MULTIPLE CARRIERS IN A FENCED-IN COMPOUND 

SITE ADDRESS: 12695 CUFTON CREEK DRIVE 
CUFTON, VA 20124 

PROPERTY OWNER 
ADDRESS. 

ELECTRIC AND POWER, CO VIRGINIA 
PO BOX 27007 FLR 12TH DOMINION RESOURCES INC 
CJO BLAINE GARRETT RICHMOND, VA 23261 

PARCEL AREA 
075301 0010 

LATrrUDE (NAD 63) 
LONGITUDE (NAD 63) 

36* 46*4706" NAD 83 
77" Z3* S5 44* NAD 63 

JURISDICTION FAIRFAX COUNTY 

ZONING 
ZONING AREA. 

RCftYSi 
65 114 ACRES 

GROUND ELEVATION 2697 (AMSL) NAVD 68 

STRUCTURE TYPE MONOPOLE 

STRUCTURE HEIGHT 140 0* (ACL) 

HANOICAP REQUIREMENTS FACILITY IS UN-MANNED AND NOT FOR HUMAN HABITATION. 
DISABLED ACCESS NOT REQUIRED 

PROJECT TEAM 

PROJECT MANAGEMENT FIRM: 

ENGINEERING FIRM: 

MILESTONE COMMUNICATIONS 
12110 SUNSET HILLS ROAO.8UITE100 
RESTON, VA20t90 
(703) K20-2S5S 

VIRGINIA POWER MID ELECTRIC COMPANY 
PO BOX 27007 FIR 1ZTH DOMINION RESOURCES INC 
CO BLAINE GARRETT RCHMONO, VA 23261 

NETWORK BLADING • CONSULTING, LLC 
6005 MARSHAL EE DRIVE. SUITE 300 
ELKRIOGE.MD 21075 
(410)712-7092 

NB+C ENGINEERING SERVICES. U-C. 
6005 MARSH ALEE DRIVE. SUITE 300 
ELKRIOGE. MO 21075 
(410)712-7092 

VICINITY MAP 

\ 
sfe-E 

DIRECTIONS 
FROM MILESTONE OFFICE.. 
HEAD WEST ON VA-67SI5UNSET HHXS RD CONTINUE TO FOLLOW VA-67S. SLIGHT RIGHT ONTO T>£ RAMP TO VA-286 6/FAIRFAX 
COUNTY PKWY.SHARP RIGHT ONTO VA-266 5/FAIRFAX COUNTY PKWY. SUGHT RIGHT ONTO THE US 29 N RAM-TURN RIGHT ONTO 
VA-S06 S TAKE THE RAMP ONTO U5-26 SJLEE HW. TURN LEFT ONTO VA-649CUFT0N RO. CONTINUE TO FOaOWVA-645,TURN 
RIGHT ONTO IAUNST.TAKE THE 1ST RKSHT ONTO CLIFTON CREEK DR. SITE WILL BE LOCATED ON THE LEFT. 

CODE COMPLIANCE 

ALL WORK AN0 MATERIALS SHALL BE PERFORMED AND INSTALLED IN ACCORDANCE WITH THE CURRENT EDITIONS OF 
THE FOLLOWING COOES AS ADOPTEO BY THE LOCAL GOVERNING AUTHORITIES- NOTHING IN THESE PLANS IS TO BE 
CONSTRUED TO PERMIT WORK NOT CONFORMING TO THE LATEST EDITIONS OF THE FOLLOWING COOES. 

2009 INTERNATIONAL BUILDING CODE 

2009 NATIONAL ELECTRICAL CODE 

2009 NFPA101. LIFE SAFETY CODE 

2009 IPC 

AMERICAN CONCRETE INSTITUTE 

AMERICAN INSTITUTE OF STEEL CONSTRUCTION 

MANUAL OF STEEL CONSTRUCTION 13TH EDITION 

VIRGINIA UNIFORM BUILDING COOE (USBC 2006) 

ANSVT1A-222-G 

TIA607 

INSTITUTE FOR ELECTRICAL ( ELECTRONICS ENGINEER 61 

IEEE CZ NATIONAL ELECTRIC SAFETY COOE LATEST EDITION 

TELECOS0IA GR-127S 

AN6VT311 

SWM-1 

SWM-2 

SWM-3 

ES-1 

ES-2 

Know whsra below. 
Call before you dig. 

DRAWING INDEX 
TITLE SHEET 

SPECIAL EXCEPTION PLAT 

CIVIL MAPS 

PARTiALSfTE PLAN 

EXISTING VEGETATION PLAN 

COMPOUND PLAN 4 ELEVATION 

TOWER ELEVATION DETAILS 

EQUIPMENT DETAILS 

ANTENNA DETAILS 

DRAINAGE AREA MAPS 

STORMWATER MANAGEMENT PLAN 

STORMWATER MANAGEMENT CALCULATIONS 

EROSION t SEDIMENT CONTROL PLAN 

EROSION A SEDIMENT CONTROL DETAILS 

DO NOT SCALE DRAWINGS 
THESE DRAWINGS AH E FORMATTED TO BE FULL-SIZE AT 24*X36-. CONTRACTOR SHALL 
VERIFY ALL PUNS AND EXISTING DMEN5IONS AND CONDITIONS ON THE JOBSFTE AND 
SHALL IMMEDIATELY NOTIFY THE DESIGNER / ENGINEER IN WRITING OF ANY 
DISCREPANCIES BEFORE PROCEEDING WITH THE WORK OR MATERIAL ORDERS OR BE 
RESPONSIBLE FOR THE SAME. CONTRACTOR SHALL USE BEST MANAGEMENT PRACTICE 
TO PREVENT STORM WATER POLLUTION DURING CONSTRUCTION. 

SIGNATURE BLOCK 

PROJECT MANAGER 
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PRraRSreCtAJ-E^EPTJQN ^pRpyALS 

SE 91-S-031 APPROVED 3WS2 

ANTENNA INFORMATION CHART 

SECTOR STATUS ANTENNA 
MANUFACTURER ANTENNA MODEL RAD 

CENTER AZIMUTH MECHANICAL 
DOWN TILT RRH QUANTITY & MODEL COAX/HYBRID CABLE 

QUANTITY £ 9I2E 
CABLE 

LENGTH 

ALPHA PROPOSED aniel BW-70M3-KF-750VHZ 1«0'-0" 315' 0" - UNKNOWN 
ALPHA PROPOSED ANTEL BXA-1710M-.2BF-E0.N-0 140-0" 3.5 <7 - UWLNQWN 
ALPHA PROPOSED ANTEL BEA-70M3-KF-7SQUKZ HO'-O" 3.5 cr J1) ALCATEL-LUCENT RRH2.40-AWS KrtWW CABLE UWCNOWN 
ALPHA PROPOSED ANTEL BXA-IJIDU-.Sef-EtPN-O 1 AO'—0" 315 0" (1) ALCATEL—UJCEWT RRH2.40-AWS KTBRC CABLE U^NOWN 

BETA PROPOSED ANTEL BXA-700E3-6CF-750UHZ 140-0" 60" D UNKNOWN 
BCTA PROPOSED ANia BXA-l77D«-1MP-ni«-0 140'-0* W a - UNKNOW* 
BCTA PROPOSED ANTEL 0KA-7COS3-9CF-7WUHZ 140*—0" W o• (1) ALCATEL—LUCEHT RRH2.40-AWS KVBRB CABLE FROU ALAPH4 UNKNOWN 
BOA PROPOSED ANTEL BXA-T71M3-l26r-eO"-Q 140'—D" w tr (0 alcatel-lucent rrh2»4q-aws KTWW CABLE nwu ALAPHA UNKNOWN 

GAAAUA PROPOSED ANTEL BW-70063-ACF-7MAH2 140'—0" 215 «r MNOM 
CAA4AA PROPOSED ANTEL BXA-T71OS3-12BF-EW-0 140" -0* 2T5 tr UNKNOWN 
CAWUA PROPOSED ANTEL BXA—70O63—BCF—7S0MHZ 140-0- 215 ' c (0 ALCATEL -LUCENT WW&40-AW5 HTWC CABLE FROM ALAPKA UNKNOWN 
CAUUA PROPOSED ANTEL • «A-17.0tt-1MF-E0«-<. 140' -0" 2.5 sr (1) ALCATEL-LUCENT RRH2*40-AM KTBRlO CABLE rROU ALAPHA L*«NOW* 

•fO" 

-fS:-

BM-TSCBS-Sflf 

/'A ANTENNA DETAILS 

P> f J 
•fo Ja f /»* f* f f 

©ANTENI 
SCALE WW 
ANTENNA PLAN 

l TOTALLY COMMITTED. 
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STORMWATER MANAGEMENT NARRATIVE 
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CUT AND FILL ANALYSIS 
r*CT°*oJ f-L cw lc»i | nu.^cr) 

272 2?S 

/pr: 

•' .SSSLT^ 
CUT-' « 266,50' 

262 2£2 

s 

2 > GRASS SWALE CROSS SECTION B-B 

STAGE STORAGE TABLE 

H l 

AVC END 
X.. 

1 

# 

AVG em 
TOTAL VOL 

< " • f t >  

"coSic" 
<CU. ft.) 

# 

COMC 
TOTAL VOL 

(cu. It.) 
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SCALE. 1-ns 

TOTALLY COMMITTED. 

irr SUWSI-T fRIi.i X-'IAiJ. NL 

TU.:?231«i2S-2ttJ 
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SE B1-S-C31 APPROVED 31992 

EROSION & SEDIMENT CONTROL PLAN 
GRAPHIC SCALE 

CONSTRUCTiON SEQUENCE 
AT LEAST 7 OATS BEFORE 5WTTMC AWT EARTH DISTURBANCE ACTMTtCS, THE D/RP SHALL WTE ALL CONTRACTORS INVOLVED 
M THOSE ACTIVITIES. THE LWOQWUER, ALL APPROPRIATE MUWOPAL OFFTCSALS. THE EROSION AM) SEDfUEKT CONTROL PUN 
PREPARER, AND THE CONSERVATION DISTRICT TO AN ON-SITE METING. ALSO. AT LEAST 3 WORKING OATS BEFORE STARTING 
ANY EARTH DISTURBANCE ACTMTES, ALL CONTRACTORS INVOLVES IN THOSE ACTNTCS SHALL NOTFT THE VtROHIA ONE CAU. 
SYSTEM INCORPORATED AT I-IOO-24S-4A4B FOR BURIED UTUTIES LOCATIONS. 

SCWUENT BUPS MUST BE CONSTRUCTED, STABILIZED, AND FUNCT1CMAL BEFORE 5 

ALL EARTH OTSTURSVvCC ACTMTES SHALL PROCEED IN ACCORDANCE WITH THE FDLLDWINC SEQUENCE. EACH STAGE SHALL 
BE COMPUTED BEFORE ANY FOLLOMNG STAGE IS PHTIATCO. CLEAANC AND GRUBBING SHALL BE UUfTED ONLY TO THOSE 
AREAS DESCRIBED IN EACH STAGE, 

I- HOWLIZAllON 
2. MSTALL SCT FENCE MOUNO COMPOUND AREA. 

3. COMMENCE CLEARING AND CRUBBlNC. SOIL 5TOCKPIC AREA ANO ROUGH GRADE SfTt-

4 EXCAVATE ANO POUR TOWER FOUNDATION. BACKFILL AM) COMPACT rOUKLATtON AREA. 

5, CONSTRUCT ANO MAINTAIN TEMPORARY COVER TO STAMJZE DISTURBED AREAS 

6. MSTALL UTUT1E3. 

7. COLLECT HIT ANO SEDIMENT AM) PLACE SUOC ON SITE 

B. ESTABLISH PERMANENT CCAVER 
9. REMOVE EROSION AM) CONTROL MEASURES 

IUUEEMTELY AFTER EARTH DISTURBANCE ACTMTES CEASE. THE O/RP SHALL STABILIZE ANT AREAS DISTURBED BY 
THE ACTMTK5. DURMC NON-CERMHAJING PERJOOS, MULCH MUST BE APPLIED AT THE SPECIFIED RATES. 
CWTUWW) AREAS WHICH ARE NOT AT FINISHED CRAOC AND TMCH WILL BC RCOlSTURBED WITHIN 1 YEAR MUST BE 
STABILIZED M ACCORDANCE WITH THE TEMPORARY VEGETATIVE STABUZADON SPECIFICATIONS. DISTURBED AREAS 
WHCH ARE AT FIMSHED CRAOC OR MUCH WILL NOT BE RCOSTURKD WITHIN 1 YEAR MUST BE STABILIZE) IN 
ACCORDANCE WITH THE PERMANENT VEGETATIVE STABKJZATKM SPECIFICATIONS. 

AN AREA SHAU. BE CONSIDERED TO HAVE ACHEVED FINN. STABILIZATION WHEN IT HAS A UMUUM UNIFORM 70* 
PERENNIAL VECETATVE COVER OR OTHER PERMANENT NON-VEGETATIVE COVER WITH A OEMSTTY SUFFIOCNr TO 
RESIST ACCELERATED SURFACE ER090M AND SUBSURFACE CHARACTERISTICS SUFFICIENT TO RESIST SLOW AM) 
OTHER MOVEMENTS 

LEGEND 

LOO 

1 

GENERAL EROSION & SEDIMENT CONTROL 
PROCEDURES 

. THE OPERATOR/RESPONSIBLE PERSON (O/RP) S 
SEDIMENT CONTROL PLA" "" —- — 

T THE APPROVED E 

3 SEDIUENT CONTROL P 

i. UNTIL A srre is STABILIZED, ALL EROSION ANO SEDIMENT BUPS MUST BE MAINTAINED PROPERLY. 
MAINTENANCE MUSI INCLUDE INSPECTIONS OF ALL EROSION CONTROL BUPS AFTER EACH RUNOFF 
EVENT AND ON A WEEKLY BASIS. ALL PREVENTATIVE AND REMECXAL MAINTENANCE WORK. I 
CLEAN OUT. REPAIR. REPLACEMENT. R£-CaAO«C. RE-SEESXNC, RE-MULCHING ANO RE—NETTING 
BE PERFORMED lUUEOWTILY IF EROSION AND SEDIMENT CONTROL BU»S FAIL TO PERFORM K 
EXPECTED, REPLACEMENT 6WP5, 0" uOOVICADOKS OF THOSE INSTALLED. VfiLL OE RCOOIRtD 

>. IMMEDIATELY UPON DISCOVERING UNFORESEEN CJRCUUSTAHCE5 POSING THE POTENTIAL FDR 
ACCELERATED EBQSON AHO/OR SEDIMENT POLLUTION. THE OPERATOR SHU 
APPROPRIATE BEST UUMCEUENT PRACTICES TO CUUINATE THE POTENTIAL I 
EROSION AND/OH SEDIMENT POLLUTION. 

I. BEFORE INITIATING ANY REVISION TO THE APPROVED EROSION ANO SEDIMENT CONTROL PLAN OR 
REVISIONS TO OTHER PLANS WHICH MAY AFFECT THE EFFECTNEHE5S OF THE APPROVED EROSION 
ANO SEDIMENT CONTROL PLAN, THE OPERATOR MUST RECEIVE APPROVAL OF THE REVTSXWS FTOU 

A ACCELERATED 

THE CONSERVATION DISTRICT 
1 THE CONTRACTOR IS ADVISED TO BECOME THOROUGHLY FAIPLMR WTTH W 

APPENDIX 6*. EROSION CONTROL RULES ANO REGULATIONS. TITLE 25, P. 
ENVIRONMENTAL PROTECTION, SUBPART C. PROTECTION OF NATURAL RESOURCES. ARTICLE K. 
RESOURCES. CHAPTER 102. EROSION CONTROL. 

E PROVISIONS Of THE 

a. DURING ANY STAGE OF THE REGULATED EARTI 
DESIGNEE MTCRUTFCS THAT ANY BUPS ARE ( 
OOOINANCC. THE UUMCK*HDY MAY SUSPEND 

~ ' "L THE DEFKTCNCieS ARE COR 

DEEMED ACCEPTASLX S 

DISTURBANCE ACTMTIES. TF 
IT BEING IMPLEMENTED IK ACCORDANCE WTTH T 
IP REVOKE AWT ESISTINC PERUITS DR OTXR 

;. MEASURES AS ARE 

13. ALL BWUKNG MAI 
ACCDROANCE WTI» ... 
FEDERAL REGULATIONS. NO BWTDINC UATFY-AV 
BE BORNEO. BURIED. OUMPED OR DISCHARGED 

WASTES MUST BE RFUCNEO R*OU TIC SITE ANO RECYCLED W 
.. . _/0K ^ ADCKTIONAL LOCAL, STATE OR 

1 UNUSED) OR WASTE MATERIALS SHALL 

VED FROM BUPS SHALL BE DISPOSED C 
ES. WETLANDS, FLOOOPLAINS OR ORAJFIL 

~S ANO STuaUZEO. AU. SPOH 3 BC REMOVED D 

LADEN WATER IS ALLOWED TO LEAVE THE SITE WITHOUT FIRST BEINC 

I '.DISTURBED AREAS W WMCH EARTH MOVING ACTMTIC5 HAVE CEASED AND WHICH WW. RCMWN 
EXPOSED SHALL BE STABILIZED luUfCXATav. OTHER TEMPORARILY OR PERMANENTLY. WCLUWG THE 
RESTORATION OF tWVEWAVS. STOCKPILES, 0FF-51TE UHDERCRQUNO UTK/TY UNES AND CRAOCD 
PERIMETER AREAS. TXSTURKQ AREAS THAT ARE AT FINISHED GRADE OR WHICH WU. NOT BC 
RE-OSTORSED WITHN ONE YEAR MUST BE STA&UZED W ACCORDANCE WTTH PERMANENT VCGCTATNt 
STAOIUZATIQH SPEClFTCATIQHS.OUftfNC NON-CERUMATION PERIOOS, MULCH MUST BE APPUED AT 
RECCUW ENDED RATES- CRUSHED 5T0NE DM PAVEMENT SU9GRAOCS IS CONSIOEREO AOEOUATC 

12.WHERE DISTURBED AREAS ARE DIFFICULT TO STABILIZE, NETTING SHOULD BE USED TO HOLD SEES) 
ANO MULCH IN PLACE; THIS IS ESPECIALLY IMPORTANT AROUND WATERCOURSES, IN SWALES ANO 
AREAS OF CONCENTRATED FLOWS ANO STEEP SLOPES. 

VMQ0VA LAWREOUmes 
THREE won 10MO DAYS NOTCE PRIOR TO 

ANY EARTH MOVING ACTIVITIES 

TOTALLY COMMITTED. 
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PHOTO SIMULATIONS 





Photo 1: View from the Clifton Presbyterian Pre-School 
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Photo 2: View from the Main Street 
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Photo 5: View from Chapel Street 
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RF JUSTIFICATION AND 
PROPAGATION MAPS 



weri^onwireless 
We never stop working for you. 

April 29, 2014 

Statement of Certified Engineer 
Site Selection and Performance Standards 

Site Name: 
Site Address: 

Ivatoka 
12895 Clifton Creek Drive, Clifton, VA 20124 

The Dominion substation parcel located at 12895 Clifton Creek Drive was selected by 
Verizon Wireless to provide and improve wireless coverage along Clifton Creek Drive, 
and Main Street in historical Clifton, The site will also enhance in- building coverage to 
the neighboring residential communities. 

The applicant identified existing structures of sufficient height in the area. However, 
each of the existing Dominion Virginia Power (DVP) transmission towers that were of 
sufficient height and structurally capable were already occupied by other carriers. By 
adding Verizon Wireless equipment, these transmission towers would fail structurally. 

The proposed Milestone facility will resolve the need for adequate coverage in the area 
surrounding the proposed site and also ensure adequate overlapping coverage between 
and among existing Verizon sites. Ultimately, the proposed site will allow residents and 
commuters to experience better quality and diminished drop calls. The propagation maps 
attached to the application and prepared by an RF Engineer illustrate the improved 
coverage that will result with the addition of the new telecommunications site. 

j 

Shawn Boykins 
Radio Frequency Engineer 
9000 Junction Drive 
Annapolis Junction, MD 20701 



Ivatoka Neighbors Only 



Ivatoka with Neighbors at 140' 



ANTENNA SPECIFICATION SHEETS 



BXA-70063-8CF-EDIN-X 

X-Poi | FET Panel | 63° j 16.0 dBd 

Replace "X" with desired electrical downiilt. 

Antenna is also available with NE conneGlor(s). 
Replace "EDIN" with "NE" in the model number 
when ordering. 

Electrical Characteristics \ 696-900 MHz 

Frequency bands I 696-806 MHz 806-900 MHz 

Polarization ] ±45° 

65° 63° 

9° 7° 

15.5 dBd (17,6 dBi) 16.0 dBd (18.1 dBi) 

0, 2, 4, 5, 6,7, 10 

50Q 

<4.35:1 

UnotT - iv urn. r..ppx-'s o" if > , ! -16.2 dB -19.0 dB 

Frpnt-to-back ratio (+730°) I -32.9 dB -31.3 dB 

Null« 5% (-26.02 dB) 

^Gdil ) tWC'i" pO'( < -30 dB 

500 W 

Direct Ground 

2 Ports / EDIN or NE / Female / Center (Back) 

, Mechanical, Characteristics ,, . ; 
2405 x 285 x 130 mm 94.6x11.2x5.1 in 

170 mm 6.7 in 

\ c qr t „* out ' p it-v inrtet-. "| 10.9 kg 24 lbs 

Survival wind speed >201 km/hr >125 mph 

Wind ares Front: 0.69 m2 Side: 0.31 m2 Front: 7.4 ft2 Side: 3.4 ft2 

T V ' I  r )  . n  j. 161 <1 '' r i1" i r •• I Front: 1031 N Side: 581 N Front: 232 Ibf Side: 129 Ibf 
1 Mounting Options Pad Number •••• " '• Fits Pipe Diameter •--j 'A Weight ••••.. 

50-160 mm 2.0-6.3 in 

50-160 mm 2.0-6.3 in 

6.3 kg 14 lbs 

7.3 kg 16 lbs 

^-Po t Mo it v B-reset h I i 210003 

•CPo rBra<.«-tKt''-11 J o210004 

Downtilt Mounting Applications j A mounting bracket and downtilt bracket kit must be ordered for downtilt applications 

Concealment Configurations For concealment configurations, order BXA-70063-8CF-EDIN-X-FP 

Horizontal | 850 MHz 0° | Vertical | 850 MHz 2° | Vertical | 850 MHz 4° | Vertical) 750 MHz 5° | Vertical | 850 MHz 

Quoted performance parameters are provided to offer typical or range values only and may vary as a result of normal manufacturing and operational conditions. Extreme operational 
conditions and/or stress on structural supports is beyond our control. Such conditions may result in damage to this product. Improvements to product may be made without notice. 

1 of 2 www.amphenol-antennas.com REV0310 



ANTENAS 

AMPHENOLANTEL 
ADA SERIES 

BCD SERIES 

BCR SERIES 

BSA SERIES 

BUILDING ANTENAS 

BXA SERIES 
BXA-70040-4CF 

BXA-70063-6CF 

BXA-70090-8BF 

BXA-80040-4CF 

BXA-80063-6CF 

BXA-80080-8CF 

BXA-80090-8CF 

BXA-87063-2CF 

BXA-87065-6-M 

BXA-87090-4-M 

BXA-171040-8CF 

BXA-171063-12BF 

BXA-171090-8CF 

BXA-185040-12CF 

BXA-185060-8BF 

BXA-185063-16CF 

BXA-185085-12CF 

BXA-185090-4CF 

BXA-230063-8CF 

C-BXA-80065-1OBF 

C-BXA-80090-4-M 

C-BXA-185065-4-M 

BXD SERIES 

BXV SERIES 

GPS ANTENNAS 

LPA SERIES 

LPD SERIES 

MPA SERIES 

WPA SERIES 

FEEDERS 

^ RADIO FRECUENCIA / ANTENAS / AMPHENOL ANTEL / BXA SERIES / BXA-171063-12BF 
ft *3 K >.*ff i 

BXA-171063-12BF : 

DESCRIPCI6N: 
X-Pol | FET Panel | 63° 119.0 dBi 
Frequency bands 1710-1880 MHz 1850-1990 MHz 
1920-2170 MHz 
Polarization ±45° ±45° ±45° 
Horizontal beamwidth 68° 65° 60° 
Vertical beamwidth 4.5° 4.5° 4.5° 
Gain 16.1 dBd /18.2 dBi 16.5 dBd /18.6 dBi 16.9 dBd / 
19.0 dBi 
Electrical downtilt (X) 0,2, 5 
Impedance 50£1 
VSWR <1.5:1 
First upper sidelobe < -17 dB 
Front-to-back ratio > 30 dB 
In-band isolation > 28 dB 
IM3 (20W carrier) < -150 dBc 
Input power 300 W 
Lightning protection Direct Ground 
Connector(s) 2 Ports / EDIN / Female / Bottom 
Operating temperature -40° to +60° C / -40° to +140° F 

CATEGORIAS 

ENERGIA 

ENERGfAS ALTERNATIVAS 

SOLUCION DE GABINETES 

AIRES ACONDICIONADOS 

RADIO FRECUENCIA 

SERVICIOS 

B U S C A R U N  
PRODUCTO 

l buscar 



ATTACHMENT B 



ClaH^Harve^ 

From: 
Sent: 
To: 
Cc: 
Subject: 

Robalik, Anthony 
Tuesday, August 12, 2014 9:58 AM 
Clark, Harvey 
Hushour, Andrew 
2232-S14-9; Milestone Communications and Verizon Wireless; 12895 Clifton Creek 

2232-S14-9 
Milestone Communications and Verizon Wireless-Construction of new monopole 
12895 Clifton Creek 
Tax Map Ref.: 75-3 ((1)) 10 
Zoning District: R-C 
Comments: The proposed application generally meets those standards set forth in Par. 3 of Sect. 2-514 of the Zoning 
Ordinance. However, given the height of the proposed monopole, a steady red marker light is required pursuant to Par. 
3.H. of Sect. 2-514 of the Zoning Ordinance, unless such is waived by the Zoning Administrator at the request of the 
applicant. In addition, an amendment to the governing special exception is required and has been submitted to the 
Zoning Evaluation Division. 
ZED: Must be in substantial conformance with SE 91-S-03 and RZ 91-S-046. 
Prepared by Tony Robalik 8/12/2014 

l 



ATTACHMENT C 



§ 15.2-2232. Legal status of plan. 

A Whenever a local planning commission recommends a comprehensive plan or ->art thereof for the locality and such plan has 
been approved and adopted by the governing body, it shall control the general or approximate location, character and extent ot 
each feature shown on the plan. Thereafter, unless a feature is already shown on the adopted master plan or part thereof or is 
deemed so under subsection D, no street or connection to an existing street, park or other public area, public building or public 
structure, public utility facility or public service corporation facility other than a railroad facility or an underground natural gas or 
underground electric distribution facility of a public utility as defined in subdivision (b) of § ^-265,1 within its certificated 
service territory, whether publicly or privately owned, shall be constructed, established or authorized, unless and until the general 
location or approximate location, character, and extent thereof has been submitted to and approved by the commission as bemg 
substantially in accord with the adopted comprehensive plan or part thereof. In connection with any such determination the 
commission may, and at the direction of the governing body shall, hold a public hearing, after notice as required by § ^-2204, 
Following the adoption of the Statewide Transportation Plan by the Commonwealth Transportation Board pursuant tc. §_ 33J; 
23.03 and written notification to the affected local governments, each local government through which one or more of the 
designated corridors of statewide significance traverses, shall, at a minimum, note such corridor or corridors on the transportation 
plan map included in its comprehensive plan for information purposes at the next regular update of the transportation plan map. 
Prior to the next regular update of the transportation plan map, the local government shall acknowledge the existence ot corridors 

of statewide significance within its boundaries. 

B The commission shall communicate its findings to the governing body, indicating its approval or disapproval with written 
reasons therefor. The governing body may overrule the action of the commission by a vote of a majority of its membership. 
Failure of the commission to act within 60 days of a submission, unless the time is extended by the governing body shall be 
deemed approval. The owner or owners or their agents may appeal the decision of the commission to the governing bo y wi hin 
10 days after the decision of the commission, The appeal shall be by written petition to the governing body setting forth th 
reasons for the appeal. The appeal shall be heard and determined within 60 days from its filing. A majority vote of the governing 

body shall overrule the commission. 

C. Widening, narrowing, extension, enlargement, vacation or change of use of streets or public areas.shall likewise be 
for approval, but paving, repair, reconstruction, improvement, drainage or similar work and normal service extensions of public 
utilities or public service corporations shall not require approval unless such work involves a change in location or extent of a 

street or public area. 

D. Any public area, facility or use as set forth in subsection A which is identified within, but not the entire subject of, a 
submission under either § 15.2-2258 for subdivision or subdivision A 8 of § .15.2-2286 for development or both may be deemed 
feature already shown on the adopted master plan, and, therefore, excepted from the requirement for submittal to and approval by 
the commission or the governing body; provided, that the governing body has by ordinance or resoluhon defined standards 
governing the construction, establishment or authorization of such public area, facility or use or has approved it through 
acceptance of a proffer made pursuant to § .15,2-2303. 

E Approval and funding of a public telecommunications facility on or before July 1, 2012, by the Virginia Public Broadcasting 
Board pursuant to Article 12 (§ 2.2-2426 et seq.) of Chapter 24 of Title 2.2 or after July 1, 2012, by the Board of Education 
rmrsuant to 8 22 1-20.1 shall be deemed to satisfy the requirements of this section and local zoning ordinances with respect to 
such facility with the exception of television and radio towers and structures not necessary to house electronic apparatus. I he 
exemption provided for in this subsection shall not apply to facilities existing or approved by the Virginia Public 
Telecommunications Board prior to July 1, 1990. The Board of Education shall notify the governing body of the locality m 
advance of any meeting where approval of any such facility shall be acted upon. 

F On any application for a telecommunications facility, the commission's decision shall comply with the requirements of the 
Federal Telecommunications Act of 1996. Failure of the commission to act on any such applicationi for a telecommunications 
facility under subsection A submitted on or after July 1,1998, within 90 days of such submission shall be deemed approval of the 
application by the commission unless the governing body has authorized an extension of time for considers ion or the iapplicant 
has agreed to an extension of time. The governing body may extend the time required for action by the local commission by no 
more than 60 additional days. If the commission has not acted on the application by the end of the extension, or by the end ot 
such longer period as may be agreed to by the applicant, the application is deemed approved by the commission. 

fCnHp 1950 88 15-909 15-923 15-964 10' 1958, c. 389; I960, c. 567; 1962, c, A 7, § 15.1-456; 1964, c. 528; 1966, c, 596, 
l%f c 29°o;riUl c 641; 1976, c 29U 1978, c. 584; 1982, c. 39; 1987, c. 312; 1989, c. 532; 1990, c, 633; 1997, cc. 582, Mi; 
1998, c, 683; 2007, c. 801; 2009, cc. 670,690; 2012, cc, 803, 835.) 



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

DATE: April 16, 2015 

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

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

FILE: 3-5 (SE 91-S-031) 

SUBJECT: Transportation Impact 

REFERENCE: SEA 91-S-031 - Milestone Communications, Cellco Partnership dba 
Verizon Wireless, Virginia Power and Electric. 
Land Identification Map: 75-3 ((1)) 10 

Transmitted herewith are the comments from the Department of Transportation with respect to 
the referenced application. These comments are based on plats made available to this office 
dated December 15, 2014, and revised through January 14, 2015. The applicant wishes to 
amend SE 91-S-031 in order to construct and operate a wireless telecommunications facility. 
The facility will consist of a 140 foot tall monopole and associated equipment. Access is via a 
controlled access gravel driveway off Clifton Creek Drive which connects to Clifton Road. 

During the construction of this facility, large trucks will be delivering materials and equipment. 
The turning of these trucks to and from Clifton Road may interfere with traffic on Clifton 
Road. In order to not impede peak hour traffic on Clifton Road, a development condition 
should be adopted to prohibit large trucks accessing the site during the peak hours of traffic on 
Clifton Road, 6-9 a.m. and 3-7 p.m., on weekdays. 

MAD/LAH/lah 

cc: Mary Ann Tsai, DPZ 

Fairfax County Department of Transportation 
4050 Legato Road, Suite 400 

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

Fax: (703) 877 5723 
www.fairfaxcounty.gov/fcdot 

Serving Fairfax County 
for 25 Years and More 
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C o u n t y  o f  F a i r f a x ,  V i r g i n i a  

TO: 

FROM: 

CC: 

SUBJECT: 

Policy Plan: 

"Policy m. 

M E M O R A N D U M  
DATE: 31 March 2015 

Mary Ann Tsai, Staff Coordinator, Zoning Evaluation Division 
I 

Linda Cornish Blank, Historic Preservation Planner / 
ff \ V*/' 

Harvey Clark, Planner, Facilities Planning Branch ^ ' 

SEA 91-S-031, Milestone Communications, 12895 Clifton Creek Drive, Tax 
Map 75-3((l)) 10; amend SE to permit construction of a 140' high monopole 
with up to 5 carriers and associated equipment 

Fairfax County Comprehensive Plan, 2013 Edition, Policy Plan, Amended through 3-4
2014, Public Facilities, page 39: 

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." 

Background: The subject parcel is not included within the boundaries of a Fairfax County 
Historic Overlay District, is not listed in the Fairfax County Inventory of Historic Sites or the 
National Register of Historic Places or documented in the historic structures survey file. The 
Clifton National Register (NR) Historic District and the Clifton Historic District listed in the 
Fairfax County Inventory of Historic Sites are in the immediate vicinity of the subject property of 
this application. 

Findings: 
1. Staff finds from the materials supplied by the applicant that the proposal is in-keeping 

with the Policy Plan text cited above regarding effect of the proposal on known historic 
properties. 

2. The applicant provided a copy of the review completed under Section 106 of the National 
Historic Preservation Act of 1966, as amended, to DPZ as requested in August 2014. 

3. The photo simulation views provided by the applicant and those included under Section 
106 review show representative views from within the boundaries of the Clifton NR 
Historic District. These photos indicate that there is no adverse visual effect on the 
historic district. 

4. Staff concurs with the findings of the Section 106 review that there are no visual adverse 
effects to known historic properties. 

5. No further action concerning heritage resources is required. 

Attachment: Map showing Clifton National Register Historic District and individual sites listed in 
the Fairfax County Inventory of Historic Sites; The Town of Clifton Comprehensive Plan 2009, 
Fig. 3, p. 18. 

Excellence * Innovation * Stewardship 
Integrity * Teamwork * Public Service 

Department of Planning and Zoning 
Planning Division 

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

Phone 703-324-1380 
Fax 703-324-3056 

www.fairfaxcounty.gov/dpz/ 

[X 
-.̂ =0 

D E P A R T M E N T  O F  

P L A N N I N G  
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t Produced by the Clifton Historic District Northern Virginia Regional Commission 

National Register of Historic Places 
Fairfax County Inventory of Historic Sites 

[J Federal Historic District Boundary 

See appendix A for a descripton of properties in Historic District 

To-tvn of Clifton 

June 2009 

Based upon data irom 
Fairfax County Government 

250 500 . 1,000 Feet 

Figure 3: Clifton Historic District and Historic Homes. 



FAIRFAX COUNTY PARK AUTHORITY 

M E M O R A N D U M  

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

FROM: Sandy Stallman, AICP, Manager 
Park Planning Branch, PDD 

•/f 
DATE: April 21, 2015 

SUBJECT: SEA 91-S-031, Clifton Creek Substation (Milestone Communications) 
Tax Map Number: 75-3((l)) 10 

BACKGROUND 

The Park Authority staff has reviewed the proposed Development Plan dated January 14, 2015, 
for the above referenced application. The Development Plan shows a communications tower on 
a 95 acre site. 

COMPREHENSIVE PLAN GUIDANCE 

The County Comprehensive Plan includes both general and specific guidance regarding parks 
and resources. The Policy Plan describes the need to mitigate adverse impacts to park and 
recreation facilities caused by growth and development; it also offers a variety of ways to offset 
those impacts, including contributions, land dedication, development of facilities, and others 
(Parks and Recreation, Objective 6, p.8). Resource protection is addressed in multiple 
objectives, focusing on protection, preservation, and sustainability of resources (Parks and 
Recreation Objectives 2 and 5, p.5-7). 

ANALYSIS AND RECOMMENDATIONS 

Cultural Resources Impact: 
The parcels were subjected to cultural resources review. The portion of the parcel to be impacted 
is disturbed by previous construction and development. From the viewpoint of the Park 
Authority, there are no cultural resources issues and no archaeological work is warranted. 
However, all telecommunications projects are under federal jurisdiction and trigger Section 106 
of the National Historic Preservation Act. Therefore, staff recommends that the applicant initiate 
consultation with the Virginia Department of Historic Resources. 



Barbara Berlin 
SEA 91-S-031, Clifton Creek Substation (Milestone Communications) 
Page 2 

FCPA Reviewer: Andy Galusha 
DPZ Coordinator: Mary Ann Tsai 

Copy: Cindy Walsh, Director, Resource Management Division 
Liz Crowell, Manager, Cultural Resource Management & Protection Section 
Mary Ann Tsai, DPZ Coordinator 
Chron File 
File Copy 



 

Department of Public Works and Environmental Services 

Urban Forest Management Division 

12055 Government Center Parkway, Suite 518 

Fairfax, Virginia 22035-5503 

Phone 703-324-1770, TTY: 711, Fax: 703-653-9550   

www.fairfaxcounty.gov/dpwes 

 
 

 

        

 

 

 

DATE:  April 23, 2015 

 

TO: Mary Ann Tsai, Staff Coordinator 

Zoning Evaluation Division, DPZ 

 

FROM: Ian Fuze, Urban Forester II 

 Forest Conservation Branch, DPWES 

 

SUBJECT: Clifton Creek Substation. SEA 91-S-031 

 

 

This review is based upon the revised Special Exception Amendment resubmission received by Urban 

Forest Management Division April 15, 2015. 

 

1. Comment: It appears that the applicant is requesting to reaffirm the modifications to the 

transitional screening and the waiver of the barrier requirement as approved by the Board of 

Supervisors on March 9, 1992 and as described in the Clerks Letter dated March 27, 1992. 

However, it is unclear if the first condition of approval has been met, as part of this SEA, which 

states the following: 

 

The Board also:  

Modified the transitional screening requirements in favor of the existing 

vegetation on the site, the landscape plantings shown on the Special Exception Plat, and 

the Development Conditions, subject to final approval by the Chief of Urban Forestry 

Branch of the Department of Environmental Management. 

 

Recommendation: The applicant should clearly draw and label the transitional screening yards 

that are required between the subject property and the adjacent properties. These transitional 

screening yards should be depicted along the property boundaries and transitional screening 

calculations should also be provided so that it is clear how the existing vegetation meets the intent 

of the requirements set forth in ZO 13-303. 

 

2. Comment: A landscape plan has not been provided and it is unclear if this application is in 

conformance with Development Conditions #4A-G or the conditions of approval, relating to 

landscaping, as described in the Clerks letter dated March 27, 1992 and approved by the Board of 

Supervisors on March 9, 1992 for SE-91-S-031. These conditions describe in detail the 

landscaping that shall be installed and maintained in accordance with the Special Permit Plat dated 

November 19, 1991 and revised through February 21, 1992.  

 

 

C o u n t y  o f  F a i r f a x ,  V i r g i n i a  
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Department of Public Works and Environmental Services 

Land Development Services, Environmental and Site Review Division 

12055 Government Center Parkway, Suite 535 

Fairfax, Virginia 22035-5503 

Phone 703-324-1720, TTY: 703-324-1877, Fax: 703-324-8359   

www.fairfaxcounty.gov/dpwes 

 
 

Recommendation: All future applications involving the subject property should demonstrate 

conformance with Development Conditions #4A-G and the conditions of approval, relating to 

landscaping, as described in the Clerks letter dated March 27, 1992 and approved by the Board of 

Supervisors on March 9, 1992 for SE-91-S-031. 

 

If you have any questions please feel free to contact me directly at 703-324-1770. 

 

 

 

IF/ 

 
UFMDID #: 199163 

 

cc: DPZ File 



 

Department of Public Works and Environmental Services 

Land Development Services, Site Development and Inspections Division 

12055 Government Center Parkway, Suite 535 

Fairfax, Virginia 22035-5503 

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

 

 

 

 

 

 

 

DATE:  March 10, 2015 

 

TO: Mary Ann Tsai, Senior Staff Coordinator 

Zoning Evaluation Division 

Department of Planning and Zoning 

 

FROM: Mohan Bastakoti, P.E., Senior Engineer III    

 South Branch 

Site Development and Inspections Division  

Department of Public Works and Environmental Services 

 

SUBJECT: Application # SEA 91-S-031; Milestone Communications; 8612-ZONA-001-

1, Tax Map #075-3-01-0010; Springfield District 

 

 

We have reviewed the subject application and offer the following stormwater management 

comments:  

 

Chesapeake Bay Preservation Ordinance (CBPO) 

Resource Protection area is present on this site.  RPA delineation will be required per LT 08-12. 

RPA location was not shown on the plan. If there is a land disturbance proposed within RPA, the 

applicant needs to provide information how they qualify for the land disturbance in RPA per 

CBPO. 

 

Floodplain 

There is a FEMA regulated floodplain on this site. An engineering study of flood plain to 

delineate 100-yr flood boundary is required per ZO 2-901.  Use of existing flood hazard data to 

delineate floodplain boundaries shall be per technical bulletin 12-03. 

If there is any encroachment or land disturbance proposed within the FEMA Flood Plain, a 

floodplain use determination shall be required from SDID. ZO 2-902 

 

 

Downstream Drainage Complaints 

There is no storm water complaint on file within the property.  
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Mary Ann Tsai, Senior Staff Coordinator  

Application # SEA 91-S-031; Milestone Communications; 8612-ZONA-001 
 

 

 

 

 

Drainage Diversion 

During the development, the natural drainage divide shall be honored. If natural drainage divides 

cannot be honored, a drainage diversion justification narrative must be provided. The increase 

and decrease in discharge rates, volumes, and durations of concentrated and non-concentrated 

Stormwater runoff leaving a development site due to the diverted flow shall not have an adverse 

impact (e.g., soil erosion; sedimentation; yard, dwelling, building, or private structure flooding; 

duration of ponding water; inadequate overland relief) on adjacent or downstream properties. 

(PFM 6-0202.2A) 

 

 

 

Water Quality Control 

The applicant has provided water quality compliance sheet of VRRM which is not complete. A 

completed VRRM spreadsheet showing the BMP requirements have been met is required. It 

should be clearly written on the plan that the proposed BMP will be privately maintained. 

A narrative explaining how the BMP requirements of SWM Ordinance section 124-4-3 have 

been met is also required. 

 

BMP sizing computations, setbacks and construction specifications shall be provided and 

reviewed during site plan review. 

 

 

Stormwater Detention  

Unless waived by the Director, the post development peak flow for the 2-year 24-hour storm 

event shall be released at a rate that is equal to or less than the predevelopment peak flow rate 

from the 2-year 24-hour storm event and the post development peak flow for the 10-year 24-hour 

storm event shall be released at a rate that is less than or equal to the predevelopment peak flow 

rate from the 10-year 24-hour storm event. SWMO 124-4-4.D. 

 

The applicant has proposed runoff detention within grass swales to meet the detention 

requirement of PFM. 6-0301.3. The details of routing and sizing computations will be reviewed 

during site plan review. 

 

Water Quantity Control 

The applicant shall provide a narrative and a summary of computations to demonstrate how the 

concentrated stormwater flow will be released into a stormwater conveyance system and shall 

meet criteria (1), (2) or (3) of 124-4-4B, where applicable, from the point of discharge to a point 

to the limits of analysis in Section 124-4-4(b)(5). 

 

The applicant shall also provide a narrative and a summary of computations to demonstrate how 

the concentrated stormwater flow shall be released into a stormwater conveyance system and 



Mary Ann Tsai, Senior Staff Coordinator  

Application # SEA 91-S-031; Milestone Communications; 8612-ZONA-001 
 

 

 

shall meet criteria subsections (1), (2), or (3) of 124-4-4C, where applicable, from the point of 

discharge to a point to the limits of analysis in Section 124-4-4(c)(5). 

 

The details of the hydrological and hydraulic computations will be reviewed during site plan/sub 

division plan review. 

 

Downstream Drainage System 

 

An outfall narrative has been provided, however, the description of the adequacy and stability of 

the outfall is not a part of the statement. The minimum Stormwater information for rezoning, 

special exception, special permit, and development plan applications require a description of the 

existing conditions of each site outfall extended downstream from the site to a point which is at 

least 100 times the site area or which has a drainage area of at least one square mile (640 acres), 

whichever comes first. (ZO 9-011.J (2) (C)). 

 

 

 

cc: Don Demetrius, Chief, Watershed Projects Evaluation Branch, SPD, DPWES 

 Fred Rose, Chief, Watershed Planning & Assessment Branch, SPD, DPWES 

 Durga Kharel, Chief, central Branch, SDID, DPWES 

 Zoning Application File 
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 GLOSSARY 
 This Glossary is provided to assist the public in understanding 
 the staff evaluation and analysis of development proposals. 
 It should not be construed as representing legal definitions. 
 Refer to the Fairfax County Zoning Ordinance, Comprehensive Plan 
 or Public Facilities Manual for additional information. 
 
ABANDONMENT:  Refers to road or street abandonment, an action taken by the Board of Supervisors, usually through the public hearing 
process, to abolish the public's right-of-passage over a road or road right-of way.  Upon abandonment, the right-of-way automatically 
reverts to the underlying fee owners.  If the fee to the owner is unknown, Virginia law presumes that fee to the roadbed rests with the 
adjacent property owners if there is no evidence to the contrary. 
 
ACCESSORY DWELLING UNIT (OR APARTMENT):  A secondary dwelling unit established in conjunction with and clearly subordinate to 
a single family detached dwelling unit.  An accessory dwelling unit may be allowed if a special permit is granted by the Board of Zoning 
Appeals (BZA).  Refer to Sect. 8-918 of the Zoning Ordinance. 
 
AFFORDABLE DWELLING UNIT (ADU) DEVELOPMENT:  Residential development to assist in the provision of affordable housing for 
persons of low and moderate income in accordance with the affordable dwelling unit program and in accordance with Zoning Ordinance 
regulations.  Residential development which provides affordable dwelling units may result in a density bonus (see below) permitting the 
construction of additional housing units.  See Part 8 of Article 2 of the Zoning Ordinance. 
 
AGRICULTURAL AND FORESTAL DISTRICTS:  A land use classification created under Chapter 114 or 115 of the Fairfax County Code 
for the purpose of qualifying landowners who wish to retain their property for agricultural or forestal use for use/value taxation pursuant to 
Chapter 58 of the Fairfax County Code. 
 
BARRIER:  A wall, fence, earthen berm, or plant materials which may be used to provide a physical separation between land uses.  Refer 
to Article 13 of the Zoning Ordinance for specific barrier requirements. 
 
BEST MANAGEMENT PRACTICES (BMPs):  Stormwater management techniques or land use practices that are determined to be the 
most effective, practicable means of preventing and/or reducing the amount of pollution generated by nonpoint sources in order to improve 
water quality. 
 
BUFFER:  Graduated mix of land uses, building heights or intensities designed to mitigate potential conflicts between different types or 
intensities of land uses;  may also provide for a transition between uses.  A landscaped buffer may be an area of  open, undeveloped land 
and may include a combination of fences, walls, berms, open space and/or landscape plantings.  A buffer is not necessarily coincident  with 
transitional screening. 
 
CHESAPEAKE BAY PRESERVATION ORDINANCE:  Regulations which the State has mandated must be adopted to protect the 
Chesapeake Bay and its tributaries.   These regulations must be incorporated into the comprehensive plans, zoning ordinances and 
subdivision ordinances of the affected localities.  Refer to Chesapeake Bay Preservation Act, Va. Code Section 10.1-2100 et seq and VR 
173-02-01, Chesapeake Bay Preservation Area Designation and Management Regulations. 
 
CLUSTER DEVELOPMENT:  Residential development in which the lots are clustered on a portion of a site so that significant 
environmental/historical/cultural resources may be preserved or recreational amenities provided.  While smaller lot sizes are permitted in a 
cluster subdivision to preserve open space, the overall density cannot exceed that permitted by the applicable zoning district.  See Sect. 2-
421 and Sect. 9-615 of the Zoning Ordinance. 
 
COUNTY 2232 REVIEW PROCESS:  A public hearing process pursuant to Sect. 15.2-2232 (Formerly Sect. 15.1-456) of the Virginia Code 
which is used to determine if a proposed public facility not shown on the adopted Comprehensive Plan is in substantial accord with the 
plan.  Specifically, this process is used to determine if the general or approximate location, character and extent of a proposed facility is in 
substantial accord with the Plan. 
 
dBA:  The momentary magnitude of sound weighted to approximate the sensitivity of the human ear to certain frequencies; the dBA value 
describes a sound at a given instant, a maximum sound level or a steady state value.  See also Ldn. 
 
DENSITY:  Number of dwelling units (du) divided by the gross acreage (ac) of a site being developed in residential use; or, the number of 
dwelling units per acre (du/ac) except in the PRC District when density refers to the number of persons per acre. 
 
DENSITY BONUS:  An increase in the density otherwise allowed in a given zoning district which may be granted under specific provisions 
of the Zoning Ordinance when a developer provides excess open space, recreation facilities, or affordable dwelling units (ADUs), etc. 
 
DEVELOPMENT CONDITIONS:  Terms or conditions imposed on a development by the Board of Supervisors (BOS) or the Board of 
Zoning Appeals (BZA) in connection with approval of a special exception, special permit or variance application or rezoning application in a 
"P" district.  Conditions may be imposed to mitigate adverse impacts associated with a development as well as secure compliance with the 
Zoning Ordinance and/or conformance with the Comprehensive Plan.  For example, development conditions may regulate hours of 
operation, number of employees, height of buildings, and intensity of development. 
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DEVELOPMENT PLAN:  A graphic representation which depicts the nature and character of the development proposed for a specific land 
area: information such as topography, location and size of proposed structures, location of streets trails, utilities, and storm drainage are 
generally included on a development plan.  A development plan is s submission requirement for rezoning to the PRC District.  A 
GENERALIZED DEVELOPMENT PLAN (GDP) is a submission requirement for a rezoning application for all conventional zoning districts 
other than a P District.  A development plan submitted in connection with a special exception (SE) or special permit (SP) is generally 
referred to as an SE or SP plat.  A CONCEPTUAL DEVELOPMENT PLAN (CDP) is a submission requirement when filing a rezoning 
application for a P District other than the PRC District; a CDP characterizes in a general way the planned development of the site.  A FINAL 
DEVELOPMENT PLAN (FDP) is a submission requirement following the approval of a conceptual development plan and rezoning 
application for a P District other than the PRC District; an FDP further details the planned development of the site.   See Article 16 of the 
Zoning Ordinance. 
 
EASEMENT:  A right to or interest in property owned by another for a specific and limited purpose.  Examples: access easement, utility 
easement, construction easement, etc.  Easements may be for public or private purposes. 
 
ENVIRONMENTAL QUALITY CORRIDORS (EQCs):  An open space system designed to link and preserve natural resource areas, 
provide passive recreation and protect wildlife habitat.  The system includes stream valleys, steep slopes and wetlands.  For a complete 
definition of EQCs, refer to the Environmental section of the Policy Plan for Fairfax County contained in Vol. 1 of the Comprehensive Plan. 
 
ERODIBLE SOILS:  Soils that wash away easily, especially under conditions where stormwater runoff is inadequately controlled.  Silt and 
sediment are washed into nearby streams, thereby degrading water quality. 
 
FLOODPLAIN:  Those land areas in and adjacent to streams and watercourses subject to periodic flooding; usually associated with 
environmental quality corridors.  The 100 year floodplain drains 70 acres or more of land and has a one percent chance of flood occurrence 
in any given year. 
 
FLOOR AREA RATIO (FAR):  An expression of the amount of development intensity (typically, non-residential uses) on a specific parcel 
of land.  FAR is determined by dividing the total square footage of gross floor area of buildings on a site by the total square footage of the 
site itself. 
 
FUNCTIONAL CLASSIFICATION:  A system for classifying roads in terms of the character of service that individual facilities are providing 
or are intended to provide, ranging from travel mobility to land access.  Roadway system functional classification elements include 
Freeways or Expressways which are limited access highways, Other Principal (or Major) Arterials, Minor Arterials, Collector Streets, and 
Local Streets.  Principal arterials are designed to accommodate travel; access to adjacent properties is discouraged.  Minor arterials are 
designed to serve both through traffic and local trips.  Collector roads and streets link local streets and properties with the arterial network.  
Local streets provide access to adjacent properties. 
 
GEOTECHNICAL REVIEW:  An engineering study of the geology and soils of a site which is submitted to determine the suitability of a site 
for development and recommends construction techniques designed to overcome development on problem soils, e.g., marine clay soils. 
 
HYDROCARBON RUNOFF:  Petroleum products, such as motor oil, gasoline or transmission fluid deposited by motor vehicles which are 
carried into the local storm sewer system with the stormwater runoff, and ultimately, into receiving streams; a major source of non-point 
source pollution.  An oil-grit separator is a common hydrocarbon runoff reduction method. 
 
IMPERVIOUS SURFACE:  Any land area covered by buildings or paved with a hard surface such that water cannot seep through the 
surface into the ground. 
 
INFILL:  Development on vacant or underutilized sites within an area which is already mostly developed in an established development 
pattern or neighborhood. 
 
INTENSITY:  The magnitude of development usually measured in such terms as density, floor area ratio, building height, percentage of 
impervious surface, traffic generation, etc.  Intensity is also based on a comparison of the development proposal against environmental 
constraints or other conditions which determine the carrying capacity of a specific land area to accommodate development without adverse 
impacts. 
 
Ldn:  Day night average sound level.  It is the twenty-four hour average sound level expressed in A-weighted decibels;  the measurement 
assigns a "penalty" to night time noise to account for night time sensitivity.  Ldn represents the total noise environment which varies over 
time and correlates with the effects of noise on the public health, safety and welfare. 
 
LEVEL OF SERVICE (LOS):  An estimate of the effectiveness of a roadway to carry traffic, usually under anticipated peak traffic 
conditions.  Level of Service efficiency is generally characterized by the letters A through F, with LOS-A describing free flow traffic 
conditions and LOS-F describing jammed or grid-lock conditions. 
 
MARINE CLAY SOILS:  Soils that occur in widespread areas of the County generally east of Interstate 95.  Because of the abundance of 
shrink-swell clays in these soils, they tend to be highly unstable.  Many areas of slope failure are evident on natural slopes.  Construction 
on these soils may initiate or accelerate slope movement or slope failure.  The shrink-swell soils can cause movement in structures, even in 
areas of flat topography, from dry to wet seasons resulting in cracked foundations, etc.  Also known as slippage soils. 
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OPEN SPACE:  That portion of a site which generally is not covered by buildings, streets, or parking areas.  Open space is intended to 
provide light and air; open space may be function as a buffer between land uses or for scenic, environmental, or recreational purposes. 
 
OPEN SPACE EASEMENT:  An easement usually granted to the Board of Supervisors which preserves a tract of land in open space for 
some public benefit in perpetuity or for a specified period of time.  Open space easements may be accepted by the Board of Supervisors, 
upon request of the land owner, after evaluation under criteria established by the Board.  See Open Space Land Act, Code of Virginia, 
Sections 10.1-1700, et seq. 
 
P DISTRICT:  A "P" district refers to land that is planned and/or developed as a Planned Development Housing (PDH) District, a Planned 
Development Commercial (PDC) District or a Planned Residential Community (PRC) District.  The PDH, PDC and PRC Zoning Districts 
are established to encourage innovative and creative design for land development; to provide ample and efficient use of open space; to 
promote a balance in the mix of land uses, housing types, and intensity of development; and to allow maximum flexibility in order to achieve 
excellence in physical, social and economic planning and development of a site.  Refer to Articles 6 and 16 of the Zoning Ordinance. 
 
PROFFER:  A written condition, which, when offered voluntarily by a property owner and accepted by the Board of Supervisors in a 
rezoning action, becomes a legally binding condition which is in addition to the zoning district regulations applicable to a specific property.  
Proffers are submitted and signed by an owner prior to the Board of Supervisors public hearing on a rezoning application and run with the 
land.  Once accepted by the Board, proffers may be modified only by a proffered condition amendment (PCA) application or other zoning 
action of the Board and the hearing process required for a rezoning application applies.  See Sect. 15.2-2303 (formerly 15.1-491) of the 
Code of Virginia. 
 
PUBLIC FACILITIES MANUAL (PFM):  A technical text approved by the Board of Supervisors containing guidelines and standards which 
govern the design and construction of site improvements incorporating applicable Federal, State and County Codes, specific standards of 
the Virginia Department of Transportation and the County's Department of Public Works and Environmental Services. 
 
RESOURCE MANAGEMENT AREA (RMA):  That component of the Chesapeake Bay Preservation Area comprised of lands that, if 
improperly used or developed, have a potential for causing significant water quality degradation or for diminishing the functional value of 
the Resource Protection Area.  See Fairfax County Code, Ch. 118, Chesapeake Bay Preservation Ordinance. 
 
RESOURCE PROTECTION AREA (RPA):  That component of the Chesapeake Bay Preservation Area comprised of lands at or near the 
shoreline or water's edge that have an intrinsic water quality value due to the ecological and biological processes they perform or are 
sensitive to impacts which may result in significant degradation of the quality of state waters.  In their natural condition, these lands provide 
for the removal, reduction or assimilation of sediments from runoff entering the Bay and its tributaries, and minimize the adverse effects of 
human activities on state waters and aquatic resources.  New development is generally discouraged in an RPA.  See Fairfax County Code, 
Ch. 118, Chesapeake Bay Preservation Ordinance. 
 
SITE PLAN:  A detailed engineering plan, to scale, depicting the development of a parcel of land and containing all information required by 
Article 17 of the Zoning Ordinance.  Generally, submission of a site plan to DPWES for review and approval is required for all residential, 
commercial and industrial development except for development of single family detached dwellings.  The site plan is required to assure that 
development complies with the Zoning Ordinance. 
 
SPECIAL EXCEPTION (SE) / SPECIAL PERMIT (SP):  Uses, which by their nature, can have an undue impact upon or can be 
incompatible with other land uses and therefore need a site specific review.  After review, such uses may be allowed to locate within given 
designated zoning districts if appropriate and only under special controls, limitations, and regulations.  A special exception is subject to 
public hearings by the Planning Commission and Board of Supervisors with approval by the Board of Supervisors; a special permit requires 
a public hearing and approval by the Board of Zoning Appeals.  Unlike proffers which are voluntary, the Board of Supervisors or BZA may 
impose reasonable conditions to assure, for example, compatibility and safety.  See Article 8, Special Permits and Article 9, Special 
Exceptions, of the Zoning Ordinance. 
 
STORMWATER MANAGEMENT:  Engineering practices that are incorporated into the design of a development in order to mitigate or 
abate adverse water quantity and water quality impacts resulting from development.  Stormwater management systems are designed to 
slow down or retain runoff to re-create, as nearly as possible, the pre-development flow conditions. 
 
SUBDIVISION PLAT:  The engineering plan for a subdivision of land submitted to DPWES for review and approved pursuant to Chapter 
101 of the County Code. 
 
TRANSPORTATION DEMAND MANAGEMENT (TDM):  Actions taken to reduce single occupant vehicle automobile trips or actions taken 
to manage or reduce overall transportation demand in a particular area. 
 
TRANSPORTATION SYSTEM MANAGEMENT (TSM) PROGRAMS:  This term is used to describe a full spectrum of actions that may be 
applied to improve the overall efficiency of the transportation network.  TSM programs usually consist of low-cost alternatives to major 
capital expenditures, and may include parking management measures, ridesharing programs, flexible or staggared work hours, transit 
promotion or operational improvements to the existing roadway system.  TSM includes Transportation Demand Management (TDM) 
measures as well as H.O.V. use and other strategies associated with the operation of the street and transit systems. 
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URBAN DESIGN:  An aspect of urban or suburban planning that focuses on creating a desirable environment in which to live, work and 
play.  A well-designed urban or suburban environment demonstrates the four generally accepted principles of design:  clearly identifiable 
function for the area; easily understood order; distinctive identity; and visual appeal. 
 
VACATION:  Refers to vacation of street or road as an action taken by the Board of Supervisors in order to abolish the public's 
right-of-passage over a road or road right-of-way dedicated by a plat of subdivision.  Upon vacation, title to the road right-of-way transfers 
by operation of law to the owner(s) of the adjacent properties within the subdivision from whence the road/road right-of-way originated. 
 
VARIANCE:  An application to the Board of Zoning Appeals which seeks relief from a specific zoning regulation such as lot width, building 
height, or minimum yard requirements, among others.  A variance may only be granted by the Board of Zoning Appeals through the public 
hearing process and upon a finding by the BZA that the variance application meets the required Standards for a Variance set forth in Sect. 
18-404 of the Zoning Ordinance. 
 
WETLANDS:  Land characterized by wetness for a portion of the growing season.  Wetlands are generally delineated on the basis of 
physical characteristics such as soil properties indicative of wetness, the presence of vegetation with an affinity for water, and the presence 
or evidence of surface wetness or soil saturation.  Wetland environments provide water quality improvement benefits and are ecologically 
valuable.  Development activity in wetlands is subject to permitting processes administered by the U.S. Army Corps of Engineers 
 
TIDAL WETLANDS:  Vegetated and nonvegetated wetlands as defined in Chapter 116 Wetlands Ordinance of the Fairfax County Code:  
includes tidal shores and tidally influenced embayments, creeks, and tributaries to the Occoquan and Potomac Rivers.  Development 
activity in tidal wetlands may require approval from the Fairfax County Wetlands Board. 
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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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