
 

                                                                                                                                              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 11, 2015         WS 
                              

                    STAFF REPORT ADDENDUM  
 

                 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 camouflaged as an evergreen tree 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 addendum. 
 
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' MONOPINE 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

MONOPINE

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

5 06/05/15 MONOPINE 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

5 06/05/15 MONOPINE 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

5 06/05/15 MONOPINE 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

5 06/05/15 MONOPINE 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

5 06/05/15 MONOPINE 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

5 06/05/15 MONOPINE 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

5 06/05/15 MONOPINE 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

5 06/05/15 MONOPINE 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

5 06/05/15 MONOPINE 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

5 06/05/15 MONOPINE 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
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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

2

SWM-4

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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 CHANNEL AND FLOOD PROTECTION
SCALE: NONE
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REASON FOR THE ADDENDUM 
 
Since the publication of the staff report dated June 3, 20151, the applicants are now 
proposing to camouflage the proposed 140-foot tall monopole as an evergreen tree 
(treepole).  There is no change to the height or location of the monopole, equipment 
compound area, or number of proposed carriers.  This addendum evaluates the 
proposed treepole at the subject property. 
 
 
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 that is now proposed to be camouflaged as an evergreen tree.  The 
associated equipment for up to five carriers in a 2,450-square foot leased area is not 
proposed to change.  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, 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.  No 
changes are proposed to the substation or VEPCO easement.   
 
The applicants request for a modification in land area from 92.91 acres to 95.11 acres 
remains unchanged and was previously evaluated in the staff report dated  
June 3, 2015. 
 
 
MODIFICATION AND WAIVER 
 
The applicants request the following modification and waiver, which were evaluated in 
the staff report dated June 3, 2015: 

                                                           
1
The staff report for SEA 91-S-031, dated June 3, 2015: http://ldsnet.fairfaxcounty.gov/ldsnet/ldsdwf/4489554.PDF 

 
 

http://ldsnet.fairfaxcounty.gov/ldsnet/ldsdwf/4489554.PDF
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 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, and 
 

 Waiver of Sect. 13-304 of the Zoning Ordinance for the barrier requirement. 
 
A reduction of the revised SEA Plat is provided at the front of this staff report.  Staff’s 
proposed development conditions and the applicant’s revised statement of justification, 
and photographic (photo) simulations of the proposed treepole are provided as 
Appendices 1, 2, and 2A, respectively. 
 
 
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 
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. 
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REVISED SPECIAL EXCEPTION AMENDMENT (SEA) PLAT ANALYSIS 
 
The revised 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 June 5, 2015, and is reviewed below. 
 
Staff’s analysis of the SEA Plat on the site layout, access, landscaping and open space, 
and stormwater management remains unchanged and was previously described in the 
staff report dated June 3, 2015.  The following is staff’s analysis of the revised sheets in 
the SEA Plat: 
 
Sheet T-1, Title Sheet:  The revised through date changed from May 18, 2015 to  
June 5, 2015, to reflect the revision to the SEA Plat. 
 
Sheet A-1, Compound Plan and Elevation:  This sheet was revised to show the 
proposed 140-foot tall monopole camouflaged as an evergreen treepole, as shown in 
Figure 1.  There is no change to the height of the structure or to the height of the 
elevations for the five antennas.  The revised sheet now shows the treepole in the 
equipment compound area with artificial foliage used to screen the monopole.  There is 
no other change to the equipment compound area. 
 

 
Figure 1: Telecommunications facility compound area with 140-foot tall treepole, Source: SEA Plat, Sheet A-1 
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Sheet A-2, Tower Elevation Details:  This sheet was revised to show the proposed 
tree pole and the relationship of its height to surrounding transmission towers, as shown 
in Figure 2.  The height of the top of the monopole is still proposed to be 140 feet.   
 

 
Figure 2: Proposed 140-foot tall treepole and surrounding utility towers, Source: SEA Plat, Sheet A-2 

 
 
ANALYSIS 
 
Land Use 
 
There is no change to the existing electric substation or to the subject property other 
than the addition of the proposed telecommunications facility in which the monopole is 
now proposed to be camouflaged as an evergreen tree.  Staff’s analysis is focused on 
the proposed treepole. 
 
Revised 2232-S14-9 Review (Appendix 3) 
 
With the revision to the SEA application to camouflage the monopole as an evergreen 
tree, the applicants also revised their concurrent application for a 2232 Public Facility 
Review Determination to reflect that the proposed telecommunications facility will now 
include a monopole camouflaged as an evergreen tree lieu of a monopole without 
camouflage.  No other change is proposed with the application. 
 
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 revised 2232 application are provided as Appendix 3. 
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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.   
 
There is no change to the location of the telecommunications facility, which is 
approximately 40 feet south from the nearest point to the substation fence.  The 
telecommunications facility is still 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 are comparable in height with the 
proposed treepole.  The existing tree canopy reduces the visual impact of the proposed 
treepole; however, the treepole may be more visible during the months when the leaves 
are not on the surrounding trees.  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. 
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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 
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 treepole.  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 and are not 
camouflaged.  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 and as shown in Figure 1, the 
applicants are proposing to collocate up to five carriers on the proposed treepole.  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 
reducing the visual impact of the facility by camouflaging it as a tree. 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. 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.  The proposed 
treepole is intended to address these two Objectives.  The treepole will be painted and 
is designed to have artificial foliage to resemble an evergreen tree.  The height of the 
treepole is 140 feet inclusive of the antennas and branches used for screening.  Such 
height is achievable since the top of the treepole does not have a full crown of 
branches, which requires an additional height of 15 feet.  The proposed height and 
design addresses the Comprehensive Plan guidance to blend proposed 
telecommunication facilities with an existing pattern of tall structures.  Revised photo 
simulations were provided to show the treepole 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 are provided as Appendix 2A.   
 
While a treepole is intended to reduce the visual impact of the structure and from a 
distance blend into the surrounding tree canopy, in staff’s opinion, a monopole without 
camouflage also would blend into the existing pattern of tall utility structures, overhead 
wires, and antennas with the existing tree canopy reducing the visual impact of the 
monopole.  As previously discussed in the staff report dated June 3, 2015, the 
monopole was proposed to be constructed of galvanized steel, silver in color, which is 
compatible in color with the existing utility structures.  In addition, the existing 
telecommunication antennas are collocated on three transmission towers that are not 
camouflaged and do not appear to have a visual impact on the surrounding area.  A 
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monopole without camouflage would be staff’s preferred design since such design 
would more naturally blend into the character and setting of the site and would be no 
more prominent or visible than the existing telecommunications antennas collocated on-
site.  There is no change to the equipment cabinet compound at the base of the tower. 
 
It is important to note that while a 140-foot tall treepole is now proposed, Section 
6409(a) of the Middle Class Tax Relief and Job Creation Act of 2012 is still applicable 
and 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.2”  
 
It is staff’s understanding that since the treepole is located outside of public rights-of-
way an increase in height to the treepole 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.   
 
However, if the treepole is taller than 140 feet in height, the height would defeat the 
concealment elements that the camouflage provides to the monopole.  A treepole 
higher than 140 feet would be taller than the existing 142-foot tall transmission towers, 
overhead utility lines, and tree canopy; in staff’s opinion, would appear out of character 
with the surrounding area, be more noticeable, and have a bigger profile.  A treepole up 
to 140 feet would better blend into the surrounding tree canopy, which from a distance 
reduces the visual presence.  Based on this, staff proposes a development condition to 
limit the height of the treepole to 130 feet.  If this application is approved, under Section 
6409(a), Milestone Communications could then submit a request to the County for a 
modification to increase the height of the treepole 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 a 
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 elements for the 140-foot tall treepole, which reduces its 
visual impact.   
 
Extent:  To address Objective 42, Policy i to ensure that a new structure is necessary to 
meet service area requirements, the applicant previously provided radio frequency 
coverage maps as part of the Statement of Justification in the staff report dated  

                                                           
2
 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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June 3, 2015, 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 1, collocation of up to four additional 
wireless carriers are feasible on the treepole 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 proposed height is inclusive of antennas and foliage 
used to screen the structure and such height is comparable with adjacent and nearby 
transmission structures, as shown in Figure 2. 
 
The proposed treepole is not anticipated to adversely impact the Section 106 Review 
that was required under the National Historic Preservation Act of 1966 since the height 
of the monopole has not changed, only the addition of camouflage as a tree.  The 
Section 106 Review was required to determine whether the proposed 
telecommunications facility would 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.  As 
previously discussed in the staff report dated June 3, 2015, the Section 106 Review 
concluded that the proposed telecommunications facility has no direct or visual effect on 
those historic districts/sites.  This determination addresses Objective 42, Policy m to 
ensure the protection of historically significant landscapes and cultural resources and to 
not impair or diminish the views of and vistas from historically significant structures. 
 
As previously discussed in the staff report dated June 3, 2015, there are 37 acres of the 
subject property located in four conservation easements and the proposed treepole is 
not located on any environmentally sensitive area pursuant to Objective 42, Policy n to 
avoid areas of environmental sensitivity.  No adverse impacts on stream valleys, 
watersheds, natural or scenic areas, or agricultural lands are anticipated with the 
treepole.  Likewise, no adverse impact is anticipated to existing traffic since the 
proposed telecommunications facility will be unmanned and may be visited once or 
twice a month for routine maintenance or inspection.   
 
Transportation, Heritage and Cultural Resources, and Urban Forest and 
Stormwater Management Analyses 
 
With the proposed treepole, staff’s analysis on transportation, heritage and cultural 
resources, urban forest management, and stormwater management remains  
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unchanged from the evaluations provided in the staff report dated June 3, 2015.    
 
 
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. 
 
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. 
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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 treepole is proposed to be green and brown in color.  The antennas and their 
supporting mounts are proposed to match the treepole structure.  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 treepole, 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. 
 
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 treepole unless required by the 
Federal Communications Commission, the Federal Aviation Administration, or the 
County.  As previously discussed in the staff report dated June 3, 2015, the Zoning 
Administrator, in consultation with the Fairfax County Police Department, waived the 
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requirement for a steady red light marker light on the proposed 140-foot tall 
telecommunications facility.   
 
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. 
 
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 
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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 treepole.  
Telecommunication antennas are collocated on three existing transmission towers.  The 
treepole 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 treepole on the surrounding area is reduced by its 
camouflage and the existing tree cover, 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 treepole 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 treepole 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 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 taller than  
140 feet in height would be defeat the concealment elements of the treepole; 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.  The proposed camouflage is effective because of the site’s setting, which 
contributes to the effectiveness of the camouflage to reduce the visual impact.  
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 
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materials for the telecommunications facility.  As previously discussed in the staff report 
dated June 3, 2015, 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 was discussed in 
more detail in the June 3, 2015, staff 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. 
 
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 in the staff report dated June 3, 2015, 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 signage on the property is subject to Article 12, Signs, of the Zoning Ordinance.   
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MODIFICATION AND WAIVER 
 
The applicants request approval of a modification of Sect. 13-303 of the Zoning 
Ordinance on the transitional screening requirement and a waiver of Sect. 13-304 of the 
Zoning Ordinance on the barrier requirement.  The modification and waiver requests 
were previously discussed in the staff report dated June 3, 2015.  Staff does not object 
to the requests. 
 
 
CONCLUSIONS AND RECOMMENDATIONS 
 
Staff Conclusions 
 
The applicants revised their SEA and 2232 applications to reflect the proposed change 
to camouflage the proposed 140-foot tall monopole as an evergreen tree.  The overall 
height of the monopole has not changed and there are no other changes to the 
application.   
 
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 addendum. 
 
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. 
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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 
3. 2232-S14-9 Review and Application 
 



 

 

 
PROPOSED DEVELOPMENT CONDITIONS 

 
SEA 91-S-031 

 
June 311, 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 June 5, 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. 
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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.  The design of the monopole shall be in accordance with 
Sheet A-1 of the SEA Plat. 

 
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 
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previously approved by UFMD, may require submission of a revision to the 
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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C o u n t y  o f  F a i r f a x ,  V i r g i n i a  

DATE: June 8, 2015 

TO: Barbara C. Berlin, Director 
Zoning Evaluation Divi:' " 

FROM: Chris Caperton, Chief 
Public Facilities Plannir 

SUBJECT: Section 15.2-2232 Revi< 
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 treepole 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 treepole 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 140' on the structure. The equipment compound is 2,450 square feet, 
containing the treepole, a 2,040 cubic foot equipment shelter and a 234 cubic foot diesel 
generator. 

Screening: The treepole will be designed to appear like an evergreen tree. 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 
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existing residences is minimal. These uses should be granted only if the following 
conditions are met: 
• Access for the use is oriented to an arterial; 
• 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." 
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Policy Plan 
Policy Plan objectives and policies relevant to this proposal are found in the Fairfax County 
Comprehensive Plan, Policy Plan, 2013 Edition, Public Facilities, Amended through 3-4-
2014, Mobile and Land-Based Telecommunication Services, Pages 37-40: 

GENERAL GUIDELINES 

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

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

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

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

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

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

Policy i. When new structures, co-locations and/or technologies (such as distributed 
antenna systems, micro-cell technology or miniaturization technology) are 
necessary to meet the service area requirements for the residential 
neighborhood(s), ensure that the height and mass of any appropriate co-
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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 
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 
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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." 

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: 
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Location 
The proposed telecommunications facility will be located on the same parcel as an existing 
electrical substation. 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. The treepole will be painted and have 
artificial foliage to resemble an evergreen tree, and existing electrical towers on the 
property are of a similar height, approximately 122'-137' tall. The proposed treepole 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 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. 

Extent 
The proposed treepole 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 treepole 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 treepole 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 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. 
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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 

APPLICATION NUMBER 

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

Date application received by. 
Date(s) Revised 
Date application accepted by. 

(Please Type or Clearly Print) 

PART I: APPLICATION SUMMARY 

LOCATION OF PROPOSED USE 
Access 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) Milestone Communications, Cellco Partnership d/b/a Verizon Wireless; Virginia Power and Electric Company 

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

Agent's Mailing Address 201 Liberty Street 
City/Town Leesburg state VA Zip Code 20175 
Telephone Number (J9h 726-2547 Fax (703j 737-3793 
E_majl fwstearns@donohuestearns.com 
Secondary Contact Cristian Hernandez 
Telephone Number f7031 620-2555x102 E.mai| cris@milestonecorp.com 

BRIEF DESCRIPTION OF PROPOSED USE 

Construction of a telecommunications treepole 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 treepole 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. 
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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 
SE91-S-046 

PROPERTY OWNER(s) OF RECORD 
owr,er Virginia Electric and Power Company c/o Blaine Garrett 
Street Address PO Box 27007, 12th Dominion Resources Inc. 

City/Town Richmond state VA Zip Code 23261 

Has property owner been contacted about this proposed use? EL 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 d " 

Date July 15, 2015; Revisions r . 

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 

Signature of Applicant or Agent 

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 treepotes, flagpoles and other freestanding stealth structures. 

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

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

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 
b. existing 
C. proposed 6 antennas @ 1,059.5 sq. in. each and 6 antennas @ 297.3 sq. in. each = 8,140.6 total square inches 

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

a. a pproved 
b. existing 
C, proposed cabinet 1 = 53.2 cu. ft.; cabinet 2 = 43.0 cu. ft,; generator = 233.9 cu. ft. 
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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: green/brown Antenna color: 9reen 

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

Will the antennas be screened? Yes [HI No f / l  If Yes, describe the screening to be provided: 

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

Additional information: 

D. EQUIPMENT 

Model # or name 
Type 

cabinet or 
shelter 

Quantity Height Width Depth Location 

Charles LT-PIVI63922RF2 Cabinet 1 89.1" C
O

 
ro

 

32.3" equipment compound 

Charles Cube-BBDLJ2HN1 Battery Cabinet 1 73" 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: hrown 

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 m, 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 treepole stmcture 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 treepole 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 treepole 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 treepole 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 treepole 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 treepole 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 
the current Verizon coverage in the general area as provided by existing or pending sites labeled 
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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 treepole 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 treepole 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 proposed treepole 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 treepole 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 stmctures in the 
immediate area that are structurally capable of collocation or will fulfill the applicant's service 
area objectives. 

Relationshin 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 treepole 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 treepole 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 treepole 
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 have a camouflaged design to 
resemble a tree 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 treepole 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 treepole 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(s), ensure that the 
height and mass of any appropriate co-location on the telecommunication facility is in 
character with the surrounding residential area and mitigates the visual impact of the 
facility on the surrounding residential area. 

Applicants' Response: The proposed treepole 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 treepole 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 treepole 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 / 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 treepole 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 treepole 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 treepole 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 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 treepole are 
comparable with the other existing poles and towers in the electrical transmission corridor that 
traverses the property. The new treepole 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 

Frank W. Stearns 
Donohue and Stearns, PLC 
Agent for Applicant 
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PRIOR SPECIAL EXCEPTION APPROVALS 

SE91-S-031 APPROVED 3/9/92 

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 A140' MONOPINE AND 
SPACE FOR MULTIPLE CARRIERS IN A FENCED-IN COMPOUND. 

SITE ADDRESS: 12695 CLIFTON CREEK DRIVE 
CLIFTON, VA 20124 

PROPERTY OWNER; 
ADDRESS: 

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

MAP#. 
PARCEL AREA: 

0753 01 0010 
95.11± ACRES 

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

38'46'47,36-NAD 83 
•IV 23' 65.44- NAD 83 

JURISDICTION: FAIRFAX COUNTY 

ZONING; 
ZONING AREA-

RC (WS) 
95.11±ACRES 

GROUND ELEVATION:. 269.7' (AMSL) NAVD 68 

STRUCTURE TYPE: MONOPINE 

STRUCTURE HEIGHT: 140.0' (AGL) 

HANDICAP 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 ROAD, SURE 10D 
RESTON, VA 20190 
(703)620-2555 

VIRGINIA POWER AND ELECTRIC COMPANY 
PO BOX 27007 FLR12TH DOMINION RESOURCES INC 
C/O BLAINE GARRETT RICHMOND. VA 23261 

NETWORK BUILDING +• CONSULTING, LLC, 
6Q95 MARSHALEE DRIVE. SUITE 300 
ELKRIDGE, MO 21075 
(410)712-7092 

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

VICINITY MAP 

.A -sire 

s' 

v.. 
DIRECTIONS 

FROM MILESTONE OFFICE: 
HEAD WESTON VA-675/SUNSET HILLS RD. CONTINUETO FOLLOW VA-675. SLIGHT RIGHT ONTO THE RAMP TO VA-286 &FAIRFAX 
COUNTY PKWY. SHARP RIGHT ONTO VA-2BS S/FAIRFAX COUNTY PKWY. SUGHT RIGHT ONTO THE US 29 N RAM.TURN RIGHT ONTO 
VA-608 S. TAKE THE RAMP ONTO US-29 8/LEE HW. TURN LEFT ONTO VA-645'CLIFTON RO. CONTINUETO FOLLOW VA-645. TURN 
RIGHT ONTO MAIN ST. TAKE THE 1ST RIGHT ONTO CLIFTON CREEK DR. SITE WILL BE LOCATED ON THE LEFT. 

CODE COMPLIANCE 

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

2009 INTERNATIONAL BUILDING CODE 

2008 NATIONAL ELECTRICAL CODE 

2009 NFPA 101, LIFE SAFETY CODE 

2009 IFC 
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INSTITUTE FOR ELECTRICAL & ELECTRONICS ENGINEER 81 
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Know what's below. 
Call before you dig. 

DRAWING INDEX 
SE-1 

SE-2 

SE-3 
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DO NOT SCALE DRAWINGS 
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VERIFY ALLPLANS AND EXISTING DIMENSIONS AND CONDITIONS ON THE JOB SITE AND 
SHALL IMMEDIATELY NOTIFY THE DESIGNER I ENGINEER IN WRITING OF ANY 
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TO PREVENT STORM WATER POLLUTION DURING CONSTRUCTION. 
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S. CONSTRUCT ANO HANTAAN TEMPORARY COVER TO STABILIZE CHSNRBCO AREAS' 

S. NSTAU. UTUTtES. 

H DISTURBANCE ACTMTCS CEASE. THE O/RP SHALL STABILIZE ANT AREAS DISTURBED BY 
S NON-GERMNUMG PERKWS. MULCH MUST BE APPLIED AT THE SPECIFIED RATES. 
H ARE NOT AT flHSHED CHAOC AND WHICH WIU. K RETHSTURSCD WITHIH I YEAR MUST BE 

5TASHJZEB M ACCORDANCE WITH THE TEMPORARY VEGCTATMt STABHJZATTON SPECIFICATIONS. DISTURBED AREAS 
WHCH ARE AT FINISHED CRAOC OR WHCH WILL HOT BE *£DISTURBED WltHIN T YEAR MUST BE SIAMJZED IN 
ACCORDANCE WFTH THE PERMANENT VEGETATIVE STABUZATKIN SPCOnCAROHS. 

AN AREA SHAU. BE CONSIDERED TO HAVE ACHEVED FINAL StABHJZATION WHEN IT HAS A URNMUI 
PERENNIAL VCGETATNC COVER OR OTHER PERMANENT NON-VECETATNE COYER WFTH A DENSITY SUFT1CCNT TO 
RESIST ACCELERATED SURFACE CROSKW AND SUBSURFACE CHARACTERISTICS SUFFICIENT TO RESIST 
OTHERUOVEUEHTS 
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GENERAL EROSION & SEDIMENT CONTROL 
PROCEDURES 

T THE APPROVED EROSION A 

I. UNTIL A SITE IS STABILIZED. ALL EROSION ANO SEOIUCNT SUPS MUST BE IANNTAINED P 
MAINTENANCE MUSI 1NO.UOE INSPECTIONS OF ALL EROSION CONTROL ©UPS AFTER EACH RUNOFF 
EVENT AND OH A WEEKLY BASIS. ALL PREVENTATIVE ANO REMEDIAL MAINTENANCE WORK, INCLUDING 
CLEAHOLfl. REPAIR. REPLACEMENT. RE-CRACKC. «£~S£EO<HC, FK-UULCHiNG AND RE-HETSIHC WIST 

E PERFORMED IMMEDIATELY IF EROSION ANO SEDIMENT CONTROL BURS FAIL TO PERFORM AS 
"" "" " ' S OF THOSE INSTALLED. WILL BE RCOIHREB EXPECTED. REPLACEMENT ©UPS, t 

-. -N DISCOVERING UNFORESEEN CIRCUMSTANCES POSWG THE POTENTIAL FOH 
D EROSION AND/OR SEQUENT POLLUTION. DC OPERATOR SHLLL RJP1XUENT 
E BEST UiMAGEUENT PRACTICES TO ELIMINATE THE POTENTIAL FOR ACCELERATED 

EROSION ANO/OR SEDIMENT POLLUTION. 

I. BEFORE WMAWNG ANY REVISION TO THE APPROVEO EROSION ANO SEQUENT CONTROL PLAN OR 
REVISIONS TO OTHER PLANS WHCH MAY AFFECT WE EFFECTIVENESS OF THE APPROVED EROSION 
ANO SEDIMENT CONTROL PLAN, THE OPERATOR MUST RECEIVE APPROVAL OF THE REVISIONS FROM 
THE CONSERVATION DISTRICT 

1 THE CONTRACTOR IS A0VT5CO TO BECOME THOROUGHLY FAiinJA* V 
APPENOo: 44, EROSION CONTROL RULES ANO REGULATIONS, TITLE 
ENVIRONMENTAL PROTECTION, SUBPART C. PROTECTION OF NATURAI 
RESOURCES. CHAPTER 10Z. EROSION CON5ROC-

1. OUBSNC ANY STAGE OF WE REGULATED EARTH DISTURBANCE ACTMTIES. If THE MUNICIPALITY 0 
DESIGNEE OCTERIPNCS WAT ANY BUPS ARE HOT BONO IMPLEMENTED IF — " ' " 
ORDINANCE, THE UUHDP4AJTY MAY SUSPEND! OR REVOKE ANT EXISTING 

" - L WC KfiCIENCeS ARE CORRECTED. 

RESOURCES. ARTICLE HI, WATER 

ALL PUMP<MC Of SEQUENT—LAI 
A PUMPED WATER FILTER BAD DSOWCMC 
.ADEN WATER IS AtlWEO TO I 

SHALL DC THROOCH A SEDIMENT CONiROc 9UP SUCH AS 
UNDISTURBED MEAS.NO 5ED»UENT OS SEQUENT 

HOUT FIRST BEING PROPERLY FILTERED. 
ATTN UOVINC ACTMTIES HAVE CEASED ANO YBRCH WKi KUMH 
lUUCCXATELY. EITHER TEMPORARILY OR PERMANENTLY. HCLUQNC THE 

UNOCRCROUNO imuTT DHLS ANO CRAMQ 
HASHED GRADE OR WHICH WIU NOT BE 

-- PERMANENT VCGCTATTVE 

T.DISTURBED AREAS OH WHCH 
EXPOSED SHALL BE STABILIZE 
RESTORATION OF DRIVEWAYS. 
PERIMETER AREAS. DISTURBED AREAS 
RE-DISTURBED WITHIN OWE TEAR MUST 0C STABILIZED 

. N0N_CE:(,UWAT>o»i PERKXJS, UULCH 
..... jyguBiOEs 

13. WHERE DtSTLRBED AREAS ARE DIFFICULT TO 5TA8K.IZE, NETTING SHDUU3 
V PLACE; THIS E ESPECIALLY IMPORTANT MO 

0 FLOWS ANO STEEP SLOPES. 

T3.ALL BUUHHC UATERiAL AHO WASTES MUST BE REMOVED FRUU THE SFTT ANO RECYCLED IN 
ACCORDANCE WITH OCP'S SOUO WAS^E RECu-.ATiCi.L. a—D/OR ANY MXXKOtiN. LOCAL. STATE DR 
FEDERAL REGULATIONS. NO BURXKNC MATTV^S (I'TO QK UNUSEO) Of WASTE 1MTER1ALS SHALL 
BE BORNEO, BURIED, DUMPED DR DSCNMGEO AT IW SITE. 

4. SEQUENT REMOVED FROM BttPS SEUii. 
OF STEEP SLOPES. WCTIAACS, FLOOOPLAJNS OR 

.. — D STABILIZED, AL 

OF ON-SITE « LANDSCAPED AREAS OUTSIDE 
" " SWAA£5 AND IMMEDIATELY S 

SPOILS ARE TO SC RF.BCVED OFF S 
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UBtl/GBwireless 
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 map 
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. 

Shawn Bovkins 
Radio Frequency Engineer 
9000 Junction Drive 
Annapolis Junction, MD 20701 
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ANTENNA SPECIFICATION SHEETS 



696-900 MHz Bp®p 
mm 

BXA-70063-8CF-EDIN-X 

X-Po! ! FET Panel j 63° j 16.0 dBd 

Replace "X;: with desired electrical downtiit. 

Antenna is also available with NE connectors). 
Replace "EDIN" with "ME" In the mode! number 
when ordering. 

Electrical Characteristics , 696-900 MHZ 

696-806 MHz 806-900 MHz 
±45° 

65° 63° 

Vertical beamwidth 9° 7° 

©3)0 15.5 dBd (17.6 dBi) 16.0 dBd (18.1 dBi) 

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

50Q 

51.35:1 

Upper stdelobe suppression (0°) -16.2 dB -19.0 dB 

Fruc| io a ci ilo 3" i -32.9 dB -31.3 dB 

Null fili 5% (-26.02 dB) 

isolation between ports < -30 dB 

500 W 

Lightning protection Direct Ground 

Co' etton-.) 2 Ports / EDIN or NE / Female / Center (Back) 

Mechanical Characteristics , . 

Dru O' •. t enntn X V; oh / Di (> 2405 x 285 x 130 mm 94.6 x 11.2 x 5.1 in 

170 mm 6.7 in 

Wcq t wi" o t ' o I'm. rn-VeU 10.9 kg 24 lbs 

> 201 km/hr > 125 mph 

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

VVinclioad @ 161 knr/hrflOOmph) Front: 1031 N Side: 581 N Front: 232 Ibf Side: 129 Ibf 

Motintifig Options • 'PartNumber-.'" : : ; . " ; 'Fits Pipe Qiamefer : " ;X" : -—Weight "V.: : 

'-Po t Mo ' t "0 Brn-m t h 1 I 36210003 50-160 mm 2.0-6.3 in 6.3 kg 14 lbs 

36210004 50-160 mm 2.0-6.3 in 7.3 kg 16 lbs 

Dow''Mo t' y Anj cut c- A mounting bracket and downtiit bracket kit must be ordered for downtiit applications 

Co 'of 'i i r I Co' C, ,'jto' - For concealment configurations, order BXA-70063-8CF-EDIN-X-FP 

BXA-70063-8CF-EDIN-X BXA-70063-8CF-EDIN-0 BXA-70063-8CF-ED1N-2 BXA-70063-8CF-EDIN-4 BXA-70063-8CF-EDIN-5 

Horizontal | 850 MHz 

120 ^ 

0° | Vertical | 850 MHz 2° | Vertical | 850 MHz 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 

BXA-171063-12BF : 

DESCRIPClCN: 
X-Pol | FET Panel | 63° | 19.0 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 500 
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 

ENERGlA 

ENERGfAS ALTERNATIVAS 

SOLUCION DE GABINETES 

AIRES ACONDICIONADOS 

RADIO FRECUENCIA 

SERVICIOS 

BUSCARUN 
PRODUCTO 



ATTACHMENT B 



Clark, Harvey 

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 



or 

§ 15.2-2232. Legal status of plan. 

A Whenever a local planning commission recommends a comprehensive plan or nart thereof for the locality and suet, plar, has 

been approved and y^g^g'fg^tore^^ready shown^on the^dppted'master p^an or'part'thereof or is 

substantially in accord with ffiXicZffiEnZ as required by § 112,2204. 

of statewide significance within its boundaries, 

s=il?i;slfiSs!is=iL 
body shall overrule the commission. 

S?iSiiS=SBSSS=SŜ -
street or public area 

D. Any public area, facility or use as set forth in subsection A which, is; identified & 

submission under either § 15.2-2258 for subdivision or subdmsion A 8 o§ J ^ fa 

featurb tdready sho^i on the a^d — P —s 

acceptance of a proffer made pursuant to § 15.2-2303. 

aassassaaw^ 
advance of any meeting where approval of any such facility shall be acted upon. 

facility under subsection A submitted on or ate July UWVwtmnw sy ^ ^ for consi(Jeration 0T applicant 

1998, c. 681; 2007, c. 801; 2009, cc. 670, 690; 2012, cc, 803, 835.) 
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