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STAFF REPORT 
 

2232-H16-23; & 
SE 2016-HM-017 

 
HUNTER MILL DISTRICT 

 
APPLICANT: Milestone Tower Limited Partnership III 
 
ZONING: R-2 Cluster (Residential District, 2 dwelling units per acre) 
 
PARCEL:  36-1 ((10)) G 
 
SITE AREA:  14.20 acres 
 
PLAN MAP:  Public Facilities, Governmental and Institutional 
 
SE CATEGORY: Mobile and Land Based Telecommunication Facilities 

(Category 1; Sect. 9-104) 
 
PROPOSAL: The applicant has filed for review by the Planning Commission to 

determine whether the proposed 138-foot tall telecommunication 
facility (monopine) and related ground structures satisfy the criteria of 
location, character, and extent as specified in Sect. 15.2-2232 of the 
Code of Virginia; and requests Special Exception approval to 
construct the proposed telecommunication facility on the property of 
an existing elementary school (A. Scott Crossfield Elementary 
School). 

 
STAFF RECOMMENDATIONS: 
 

Staff recommends that the Planning Commission find that the facility proposed under 
2232-H16-23 satisfies the criteria of location, character and extent as specified in 
Section 15.2-2232 of the Code of Virginia, and therefore is substantially in accord with 
the provisions of the Comprehensive Plan. 

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


Staff recommends approval of SE 2016-HM-017, subject to the proposed 
development conditions contained in Appendix 1. 

 
It should be noted that it is not the intent of staff to recommend that the Board, in 

adopting any conditions proffered by the owners, relieve the applicants/owners from 
compliance with the provisions of any applicable ordinances, regulations, or adopted 
standards. 

 
It should be further noted that the content of this report reflects the analysis and 

recommendation of staff; it does not reflect the position of the Board of Supervisors. 
 
The approvals of these applications do not interfere with, abrogate, or annul any 

easement, covenants, or other agreements between parties, as they may apply to the 
properties subject to these applications. 

 
For information, contact the Planning Division, Department of Planning and Zoning, 

12055 Government Center Parkway, Suite 730, Fairfax, Virginia 22035-5505, (703) 324-
1380. 
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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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APPLICATIONS DESCRIPTION 
 
2232-H16-23 
 
The applicant, Milestone Tower Limited Partnership III, has filed for review by the 
Planning Commission to determine whether a proposed telecommunications facility and 
related ground structures satisfy the criteria of location, character and extent pursuant to 
Sect. 15.2-2232 of the Code of Virginia, and therefore may be determined to be in 
substantial conformance with the Comprehensive Plan.  Specifically, the proposal is for 
a 138-foot tall monopine structure designed to accommodate five carriers and to 
resemble an evergreen tree through the use of artificial branches. 
 
SE 2016-HM-017 
 
The applicant requests concurrent approval of a special exception to allow for 
construction and operation of the proposed wireless telecommunications facility.  The 
facility will be located at the A. Scott Crossfield Elementary School with associated 
support equipment in a 2,500-square-foot compound and lease area enclosed by an 8-
foot tall chain link fence. There are no other proposed changes to the school site. 
 
Waivers and Modifications 
 
Transitional Screening 
 
In accordance with Sect. 13-303 of the Zoning Ordinance, Transitional Screening is 
required between the proposed Category 1 Light Public Utility use and the adjacent land 
uses.  In accordance with Para. 3 of Sect. 13-305, modification of the Transitional 
Screening requirements was requested, in favor of the existing vegetation and an 8-foot 
high fence.  A modification of the requirements was granted on June 10, 2016 (see 
Appendix 7). 
 
Red Marker 
  
The applicant requested a waiver of the steady red marker requirement from the Zoning 
Administration Division (ZAD) on June 1, 2016.  The waiver was forwarded to the 
Fairfax County Police Department for review.  The helicopter Division of the Police 
Department confirmed that a red marker was not required for the proposed facility and, 
on August 3, 2016, the Zoning Administration Division waived the requirement for a 
steady red marker (see Appendix 8). 
 
A reduced copy of the submitted special exception plat is included at the front of this 
report.  Copies of the proposed development conditions, the affidavit, and the 
applicant’s statement of justification are included in Appendices 1 through 3, 
respectively.  The Section 15.2-2232 Review is included as Appendix 9.  Agency 
analyses are included in Appendices 10 through 13, Comprehensive Plan Excerpts are 
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included in Appendix 14, and applicable Zoning Ordinance standards are included in 
Appendix 15. 
 
 
LOCATION AND CHARACTER 
 
Site Description 
 
The 14.2-acre Scott Crossfield Elementary School site is owned by the Fairfax County 
School Board and located on Tax Map 36-1 ((10)) G, at 2791 Fox Mill Road.  The site is 
zoned R-2 (Cluster).  The Comprehensive Plan base use is Public Facilities, 
Governmental and Institutional uses.  The property is currently developed with an 
elementary school, parking lot, play grounds, and an athletic field.  The abutting 
properties to the north, east, south, and west are owned by the Fairfax County Park 
Authority and are designated for park uses (Fred Crabtree Park). The park is primarily 
wooded with the exception of a parking lot and baseball fields to the north and parking 
lots and a soccer field to the south.  Beyond the park are single family detached 
residences.  Across Fox Mill Road to the west of the school site and Fred Crabtree Park 
are single family detached residences. 
 
Figure 1 

Aerial View of the Project Site 
 
A summary of the surrounding land use, zoning, and Comprehensive Plan 
recommendations is provided in the following table: 
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Figure 2 
SURROUNDING AREA DESCRIPTION 

Direction Use Zoning Comprehensive Plan 
Recommendation 

North Fred Crabtree Park R-2 Public Parks 

East Fred Crabtree Park R-2 Public Parks 

South Fred Crabtree Park R-E Public Parks 

West 
Fred Crabtree Park & 

(across Fox Mill Rd.) single family 
detached residences 

R-2 & R-1 Public Parks and 
.5-1 Dwelling Units per Acre 

 
 
BACKGROUND 
 
The Fairfax County Board of Supervisors approved a Zoning Ordinance amendment, 
effective June 22, 2016, requiring special exception approval by the Board of 
Supervisors prior to the installation of any telecommunications monopole or tower.  
Under this amendment, all monopoles and towers will continue to be reviewed through 
the 2232 Review process, which will run concurrently with the special exception 
application.  This amendment was in response to Virginia House Bill 883, adopted with 
an effective date of July 1, 2016.  House Bill 883 pertains to the approval process for 
telecommunication towers and stipulates that telecommunication towers proposed in a 
zoning district where they are permitted by right shall be deemed to be substantially in 
accord with the Comprehensive Plan, and that Planning Commission approval under 
Virginia Code Section 15.2-2232 shall not be required.  The Zoning Ordinance 
amendment ensures continued staff review, public input, and legislative consideration of 
telecommunications monopoles and towers. 
 
On January 30, 2013, Milestone Tower Limited Partnership III submitted a 2232 
application for a telecommunications facility on the school site.  The proposal was for a 
130-foot tall monopine, designed to resemble an evergreen tree, and an associated 
2,125-square foot fenced equipment compound.  The facility was proposed to the 
southwest of the school, near the front of the building.  A public hearing with the 
Planning Commission was scheduled for May 2013.  In March 2013, the applicant 
extended the statutory time period for a determination to October 2013, to relocate the 
facility within the school site and revise the application.  In September 2013, the 
applicant extended the statutory determination time period again to February of 2014.  
On December 27, 2013, the applicant withdrew the 2232 application, due to objections 
to the facility at its proposed location. 
 
The Fred Crabtree Park (formerly Fox Mill District Park), adjacent to the A. Scott 
Crossfield Elementary School, was considered as an alternate location for the proposed 
telecommunication facility.  However, construction of such a facility was not deemed 
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compatible with the park use.  A master plan was approved by the Park Authority in 
1980 and revised in 1995, which governs the park’s specific land uses.  Most of the 
facilities identified on the master plan have been built, with the remainder of the park 
designated as a Managed Conservation Area.  The construction of a telecommunication 
facility would not be consistent with the Managed Conservation Area.  Further, a note 
on the park plat, attached to the recorded subdivision deed, states that park parcels 
“shall not be denuded, defaced, nor otherwise disturbed in any manner, at any time, 
without the approval of the appropriate County Departments” (see the plat titled 
“Section 6, Fox Mill Woods,” prepared by DeLashmutt Associates, January 1974, and 
recorded in the land records of Fairfax County at Deed Book 4158, Page 470, on 
January 31, 1974).  Given the intent of the park master plan and the restrictive deed 
language, the use of park land for a telecommunication facility was not seen as 
appropriate. 
 
Access to the site would be provided through an existing driveway and parking lot, 
which cross both Park Authority and School Board land.  Given the configuration of the 
driveway, parking lots, and parcel lines, right of entry licenses, easements, and/or 
construction permits might be needed from both the Fairfax County School Board and 
the Fairfax County Park Authority for any temporary and permanent access, utility 
installation, and/or construction activities. 
 
 
COMPREHENSIVE PLAN PROVISIONS 
 
Plan Area:    III 
Planning District:   Upper Potomac 
Planning Sector:   Greater Reston 
Plan Map:    Public Facilities, Governmental and Institutional 
Plan Text: 
 
Fairfax County Comprehensive Plan, 2013 Edition, Area III,  Upper Potomac 
Planning District, as amended through 10-20-2015, UP5 - Greater Reston 
Community Planning Sector, page 87: 
 

CHARACTER  
 
Greater Reston consists of those areas along the periphery of Reston, forming a 
discontiguous ring around Reston. The community of Reston is discussed in Area III 
volume of the Comprehensive Plan, Reston section. Greater Reston is located 
between Tysons Corner and the Washington Dulles International Airport both north 
and south of the Dulles Airport Access Road and Dulles Toll Road (DAAR, Route 
267) and extends as far north as Leesburg Pike (Route 7) and as far south as Stuart 
Mill Road.  
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Greater Reston is comprised of lower density residential development located on 
Reston's periphery, buffering adjacent areas from the higher density development in 
Reston.  
 
There is scattered new and older residential development throughout Greater 
Reston. Generally these areas are planned to maintain a low density residential 
character, including areas along Leesburg Pike. The planning sector also contains 
Lake Fairfax Park. 
 
CONCEPT FOR FUTURE DEVELOPMENT  
 
The Concept for Future Development recommends that the Greater Reston 
Community Planning Sector be designated as primarily Suburban Neighborhoods. 
The Reston Transit Station Areas are located in the sector and are discussed in the 
Reston section of the Upper Potomac Planning District portion of the Area III Plan.  
 
RECOMMENDATIONS  
 
Land Use  
 
The Greater Reston Community Planning Sector is largely developed as stable 
residential neighborhoods. Infill development in these neighborhoods should be of a 
compatible use, type and intensity in accordance with the guidance provided by the 
Policy Plan under Land Use Objectives 8 and 14.  

 
Where substantial parcel consolidation is specified, it is intended that such 
consolidations will provide for projects that function in a well-defined, efficient manner 
and provide for the development of unconsolidated parcels in conformance with the 
Area Plan.” 

 
Fairfax County Comprehensive Plan, 2013 Edition, Policy Plan, Public Facilities, as 
amended through 3-4-2014, Mobile and Land-Based Telecommunication Services, 
pages 37-40: 

 
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. 

   
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 
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consistent with the character of the surrounding area. 
 
A complete listing of relevant Comprehensive Plan text is included in Appendix 14. 
 
 
ANALYSIS 
 
Special Exception Plat:    (copy at front of staff report) 
Title:      Crossfield Elementary School  
Prepared By:     Entrex Communication Services, Inc. 
Original and Revision Dates:  December 30, 2015 as revised through 
      August 24, 2016 
Number of Pages:     17 
 
Proposal: The proposed structure would be a 133-foot tall steel monopine designed as 
an evergreen tree with artificial branches (monopine) to provide a natural appearance 
and screen the antennas.  The total proposed height including the artificial branches is 
138 feet.  Verizon, the first carrier on the pole, would install 12 panel antennas at a 123-
foot antenna mounting height centerline.  Spaces for four additional carriers’ antennas 
are provided on the structure at 113, 103, 93, and 83-foot heights.  The proposed 
monopine would be located in the northwest corner of the school property, in a wooded 
area, approximately 122 feet from the school and 367 feet from the nearest residential 
property, which is northeast of the site on Wild Cherry Place.  The nearest road is Wild 
Cherry Place, which is 447 feet from the facility at its closest point.  The monopine and 
equipment compound measures 50 feet by 50 feet in size (2,500 sq. ft.), which includes 
four future carrier lease areas for equipment cabinets.  The facility would be screened 
by an 8-foot tall chain link fence and existing tree cover.  The Verizon equipment would 
include one generator, three cabinets, and one cabinet to be installed at a later date.  
The majority of the equipment would be housed on a 20-foot by 12-foot concrete pad 
and under an 8-foot-4-inch-tall canopy cover.  The proposed facility would be unstaffed, 
operate 24 hours per day, and receive routine maintenance approximately once or twice 
per month. 
 
The proposed facility would be in a wooded area with substantial tree cover.  According 
to the SE Tree Inventory Plan (Sheet Z-12), the property contains mature vegetation, 
with the primary tree species in the area of the compound being White Oak, Southern 
Red Oak, Shortleaf Pine, and Black Gum. 
 
Access: A. Scott Crossfield Elementary School and Fred Crabtree Park share an 
entrance off of Fox Mill Road.  Fairfax County Public Schools (FCPS) and the Fairfax 
County Park Authority (FCPA) have an agreement for the use of the shared driveway 
and the nearby parking lots by the school.  The proposed telecommunication compound 
would be accessed by a 10-foot wide gravel entrance driveway beginning at the edge of 
an asphalt parking lot used by the elementary school.  An access easement from the 
Park Authority and FCPS would be necessary to cross park and school properties to 
reach the telecommunications site.  Development conditions are proposed, which would 
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require the applicant to obtain access easements before issuance of a Non-Residential 
Use Permit (Non-RUP) for the facility. 
 
Land Use/2232 (Appendix 9) 
 
Section 15.2-2232 of the Code of Virginia, as amended, charges the Planning 
Commission to determine whether the general location or approximate location, 
character, and extent of the proposed facility are substantially in accord with the 
adopted Comprehensive Plan.  The 2232 Review, in its entirety, is included as 
Appendix 9.  The 2232 Review process will run concurrently with the special exception 
application. 
 
Location: The subject property is owned and operated by the Fairfax County School 
Board.  The school site is identified on the Comprehensive Plan Map as Public 
Facilities, Governmental and Institutional.  As depicted in Figure 1 earlier in this report, 
the proposed facility is located in the northwest corner of the parcel, north of A. Scott 
Crossfield Elementary School.  The facility would be located adjacent to Fred Crabtree 
Park, east of the baseball fields, and south of the nearest residences, which are located 
on Wild Cherry Place.  Locating the proposed facility on public land meets Policy Plan 
Objective 42, Policy d., recommending public lands as a preferred location for 
telecommunications facilities.  The proposed telecommunications facility is not expected 
to hinder the operations of A. Scott Crossfield Elementary School.  This is compatible 
with Objective 42, Policy f., which states that the use of public property by mobile and 
land-based telecommunications facilities does not interfere with the existing or planned 
operational requirements of the public use.  Alternative sites were considered by the 
applicant in order to be consistent with the Comprehensive Plan guidelines 
recommending the placement of telecommunication facilities on existing structures or 
rooftops.  There are no existing buildings in the surrounding area with sufficient height 
for co-location of a telecommunications use.  The chosen location is in an area with tree 
cover that offers an opportunity to conceal the proposed structure.  This is consistent 
with Objective 42, Policy b., which states that when existing structures are not available 
for co-location, new structures should be located on properties that provide the greatest 
opportunity to conceal facilities and minimize their visual impact.  The applicant states 
that nearby sites with public uses such, as Fred Crabtree Park and Little Difficult Run 
Stream Valley Park, were also considered as possible locations, but a lease for these 
properties was not possible, due to master plan and deed limitations. 
 
Character: The proposed monopine is designed to resemble an evergreen tree in a 
woodland setting consistent with Objective 43, Policy a., which anticipates that a 
facility’s appearance will be camouflaged to resemble a natural feature typically found in 
a similar context.  The 138-foot tall monopine would be covered with artificial branches 
to screen the antennas, consistent with Objective 42, Policy c., which encourages 
camouflage structure design.  From the school and baseball fields, the top portion of the 
monopine may be visible.  However, most views of the monopine from the surrounding 
properties would be mitigated by vegetation and distance.  Vantage points and views of 
the structure from the surrounding residences would be limited or obscured by the 
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existing trees, especially during times when the trees have foliage.  The proposed 
monopine meets Policy Plan Objective 42, Policy l., which recommends locating new 
structures near or within areas of mature vegetation and trees that provide an 
appropriate setting for minimizing the visual impact. 
 
Extent: The proposed 138-foot tall monopine is designed to accommodate up to five 
carriers.  The applicant proposes 12 panel antennas at 123 feet in height on the 
monopine.  Available space for four future carriers’ antennas is located at 113, 103, 93 
and 83-foot heights.  The proposed monopine would be located within a 2,500 square 
foot equipment compound.  The compound would contain an 8-foot-4-inch-tall canopy 
over a concrete equipment slab covering the applicant’s three cabinets and one 
generator.  The compound would include space for future carriers and would be 
screened by an 8-foot tall chain link fence.  This is consistent with Objective 42, Policy 
o., guidelines of siting proposed telecommunication facilities to allow for future 
expansion.  The monopine would be located approximately 447 feet northwest of Wild 
Cherry Place, with the nearest residence approximately 367 feet to the northwest.  
Overall, the Comprehensive Plan objectives are achieved for designing, siting, and/or 
landscaping mobile and land-based telecommunications facilities to minimize impacts 
on the character of the property and surrounding areas. 
 
Urban Forest Management Analysis (Appendix 10) 
 
Staff from the Urban Forest Management Division (UFMD) of the Department of Public 
Works and Environmental Services (DPWES) reviewed the proposal.  Staff found that 
the compound is designed to conserve existing trees and that the installation of an 8-
foot tall chain link fence surrounding the equipment compound would minimize adverse 
impacts to adjacent properties.  The applicant requested a modification of the 
transitional screening and barrier requirements for the required Type 3 Transitional 
Screening yard on the west side of the property and for the required Type 1 Transitional 
Screening yard on the south side of the property in accordance with a modification 
request letter dated June 6, 2016.  An approval was granted pursuant to the provisions 
of Par. 3, Section 13-305 of the Zoning Ordinance through a letter dated June 10, 2016. 
Further, a development condition is proposed, requiring the planting of seedlings 
between the proposed driveway and the playground chain link fence.  UFMD staff 
offered no further comments regarding this application. 
 
Parks Analysis (Appendix 11) 
 
Staff from the Park Planning Branch of the FCPA reviewed the application and 
determined that the proposal is not expected to impact the land, facilities, resources, or 
service levels of the Park Authority. 
 
Access to the site would be provided through an existing driveway and parking lot, 
which cross both Park Authority and School Board land.  Given the configuration of the 
driveway, parking lots, and parcel lines, right of entry licenses, easements, and/or 
construction permits might be needed from both the Fairfax County School Board and 
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the Fairfax County Park Authority for any temporary and permanent access, utility 
installation, and/or construction activities. 
 
Although no cultural resources impacts on park property are anticipated, consultation 
with the Virginia Department of Historic Resources (VDHR) is recommended to ensure 
compliance with Section 106 of the National Historic Preservation Act for the area of 
disturbance on the school property. 
 
Development conditions are proposed requiring: i) right of entry licenses, easements, 
and/or construction permits for temporary and permanent access, utility installation, and 
construction activities prior to the issuance of a Non-RUP for the facility; and 
ii) coordination with VDHR prior to Site Plan approval.  There are no outstanding park 
issues. 
 
Stormwater Management Analysis (Appendix 12) 
 
Site Development and Inspections Division (SDID) staff of DPWES reviewed the 
application and stated that a Minor Site Plan is required, as more than 2,500 sq. ft. of 
land would be disturbed.  Staff noted that construction is not proposed within a 
Resource Protection Area.  Staff also noted that since the quantity of runoff from the site 
is minimal compared to the flow at the point of outfall, on-site detention seems 
impractical.  However, staff recommended that the water quality control requirement for 
the subject site be met through the purchase of offsite nutrient credits.  The revised set 
of plans dated August 24, 2016 addresses water quantity and control issues and the 
applicant has submitted a letter requesting nutrient credits.  There are no outstanding 
stormwater management concerns. 
 
Schools Analysis 
 
Fairfax County Public Schools staff reviewed the proposal and stated that there would 
be no building or grounds in conflict with the proposal and that FCPS had no objections 
to the application.  The proposal is consistent with Fairfax County School Board Policy 
8335.3 (see Appendix 15), which addresses Wireless Telecommunications Facilities.  
The purpose of the policy is: 
 

To provide access to school properties for the location of mobile and land-based 
telecommunication network facilities for wireless telecommunication for the citizens 
of the county, consistent with the efforts of the Fairfax County government to furnish 
appropriate coverage, and to enhance the instructional program of Fairfax County 
Public Schools (FCPS), as well as to obtain revenue for the benefit of FCPS. 

 
Further, the policy addresses compatibility and states that: 
 

Wireless telecommunication facilities will be considered for location on school 
system sites where adequate space exists, where the facilities can be integrated into 
currently existing vertical structures or natural elements, and where the facilities can 
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be constructed in such a manner as to resemble other man-made structures and 
natural features, such as light poles and trees.  Such facilities will not be installed on 
elementary, middle, or high school buildings.  Community input will be solicited prior 
to any decisions on telecommunications facilities applications. 

 
Environmental Planning Analysis (Appendix 13) 
 
Staff from the Environmental & Development Review Branch in the Department of 
Planning and Zoning reviewed the application and noted that the area of the proposed 
telecommunications facility is wooded.  Staff encouraged the applicant to provide water 
quantity and/or quality control measures to offset the loss of tree cover resulting from 
the facility and requested that development proposals implement best management 
practices to reduce runoff pollution.  The plans address water quantity and control 
issues and the applicant states that best management practices will be addressed at the 
time of minor site plan.  A development condition is proposed, which would require site 
plan review of the proposal addressing water quality controls and stormwater detention 
prior to issuance of a Non-Residential Use Permit (Non-RUP).  Environmental Planning 
comments have been adequately addressed. 
 
Transportation Analysis (Appendix 14) 
 
Transportation Planning staff of the Fairfax County Department of Transportation 
reviewed the application.  Staff does not anticipate any traffic impacts or impacts to 
planned or existing transportation projects resulting from the proposal. 
 
 
ZONING ORDINANCE PROVISIONS 
 
The application must satisfy the General Special Exception Standards (Sect. 9-006), the 
Standards for All Category 1 Uses (Sect. 9-104), and the Additional Standards for 
Mobile and Land Based Telecommunication Facilities (Sect. 9-105).  These standards 
are summarized below and contained in Appendix 15.  In accordance with 
Sect. 9-104 of the Zoning Ordinance, Category 1 Special Exception uses are not 
required to comply with lot size requirements or bulk regulations. 
 
General Special Exception Standards (Sect. 9-006) 
 
Standard 1: The proposed use at the specified location shall be in harmony with the 
adopted comprehensive plan.  

 
As detailed in the Land Use/2232 Analysis, staff believes the proposal has met and 
satisfied the review criteria of the installation of a new monopine in location, character 
and extent.  The 14.2-acre property on which the proposed monopine would be located 
is planned for Public Facilities, Governmental and Institutional Uses and is developed 
with an elementary school.  The school is adjacent to and associated with a 208-acre 
park that is largely wooded with several areas cleared for athletic fields.  The proposed 



2232-H16-23 
SE 2016-HM-017  Page 11 

site would satisfy telecommunication signal needs while mitigating the visual impact to 
nearby properties through the use of the existing mature vegetation and a camouflage 
tree design.  Access to the site would be provided through the use of an existing 
driveway onto Fox Mill Road.  Routing maintenance would occur approximately once or 
twice per month with no anticipated transportation impacts. 

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

 
The R-2 (Residential) District “is established to provide for single family detached 
dwellings at a density not to exceed two (2) dwelling units per acre; to provide for 
affordable dwelling unit developments at a density not to exceed two and four-tenths 
(2.4) dwelling units per acre; to allow other selected uses which are compatible with the 
low density residential character of the district; and otherwise to implement the stated 
purpose and intent of [the Zoning] Ordinance.” 
 
Light public utility uses are permitted in the R-2 District with Special Exception approval.  
The proposed telecommunications facility is a low density, Light Public Utility Use 
located internal to the site and to the northwest of the existing elementary school.  The 
proposed site is located in an area of existing mature vegetation, which would help 
block views of the proposed use from the adjacent residences.  Additionally, the 
proposed monopine would use artificial branches to camouflage the pole and the 
antennas.  Minimal vehicle trips are associated with the proposed use, as the facility 
would be unstaffed and would only be accessed for routine maintenance or inspection 
approximately once or twice per month or in cases of emergency repair.  In staff’s 
opinion, the proposed use is in harmony with the purpose and intent of the R-2 District 
and compatible with the surrounding public, institutional, and low density residential 
uses. 

 
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.  
 
The proposed facility has been sited with recognition of the existing vegetation and the 
terrain to mask the facility to the extent possible from existing uses.  The proposed 
facility would be approximately 910 feet from Fox Mill Road; 367 feet from the nearest 
residence; 200 feet from the school; and 150 feet from the nearest playground, which is 
located to the northwest of the school. 
 
The upper portion of the 138-foot tall monopine would extended approximately 50 feet 
above the surrounding trees.  The monopine would be most visible from the front 
entrance to the elementary school and the adjacent athletic fields, as demonstrated in a 
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balloon fly on June 18, 2016 and photo simulations, while being largely masked from 
Fox Mill Road and the surrounding residences (see Appendix 4).  A 12-foot by 20-foot 
concrete slab with wireless equipment and generator would be placed in the northern 
half of the fenced compound to maximize the separation from the elementary school.  
The generator would be used for emergency back-up power and for occasional testing 
of its system.  Finally, the proposed facility would remain an unstaffed facility with 
minimal traffic impact.  Access has been planned through the driveway and parking lot 
associated with the adjacent park, to minimize disturbance of the area. 
 
As described above, the proposal is consistent with Fairfax County School Board Policy 
8335.3 (Appendix 15), which addresses the siting of wireless telecommunication 
facilities. 
 
In staff’s opinion, the use and development of neighboring properties has been 
adequately addressed. 
 
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.  

 
Following construction, the telecommunications facility would generate approximately 
one to two vehicular trips per month with no anticipated traffic impacts. 
 
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.  

 
In accordance with Sect. 13-303, Transitional Screening is required between the 
proposed Category 1 Light Public Utility use and the adjacent uses.  In accordance with 
Para. 3 of Sect. 13-305 of the Zoning Ordinance, modification of the Transitional 
Screening requirements was requested, in favor of the existing vegetation and an 8-foot 
tall fence, in association with the 2232 application, on June 6, 2016.  A modification of 
the requirements was granted on June 10, 2016.  The barrier and land between the 
equipment compound and the property lines were found to have been specifically 
designed to minimize adverse impacts to adjacent properties by the conservation of 
existing evergreen and deciduous trees and the installation of an 8-foot tall chain link 
fence surrounding the equipment compound (see Appendix 7). 
 
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 subdivisions approved for cluster development within the R-2 District, 25 percent of 
the gross area shall be open space.  The proposed development would have negligible 
impacts on the open space affiliated with the school, which would remain substantially 
in excess of the Zoning Ordinance requirements. 
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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.  

 
The proposed telecommunications facility will result in approximately 6,572 sq. ft. of 
land disturbance (0.16 acres) and 4,849 sq. ft. (0.11 acres) of impervious surface.  It 
would be subjected to site plan review, which would address water quality and quantity 
control requirements.  Further, the applicant would be required to request a Dustless 
Surface Waiver for the gravel driveway during site plan review.  Development conditions 
have been included to address these issues. 
 
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. 
 
No signs are proposed or permitted for the telecommunications use. 
 
In staff’s opinion, with the proposed development conditions, the application satisfies 
the General Special Exception standards. 
 
Standards for All Category 1 Uses (Sect. 9-104) 
 
Standard 1: Category 1 special exception uses shall not have to comply with the lot size 
requirements or the bulk regulations set forth for the zoning district in which located. 

 
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-2 Cluster 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. 

 
Staff has proposed a development condition to restrict the storage of materials, 
equipment, and 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 are no properties zoned to a Commercial or Industrial District within 500 feet of 
the proposed location.  Additionally, the adjacent park properties surrounding the school 
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were acquired by the Park Authority through developer dedications.  Master plan 
documents and deed language prevents clearing or improvement of the parcels beyond 
their current extent, so that the construction of a telecommunications facility is not 
compatible with this purpose.  Per Fairfax County Park Authority Policy 105: 
“Telecommunications facilities shall not be located on any park land containing deed 
restrictions or funding restrictions that do not permit such use.” 
 
Standard 4: Before establishment, all uses, including modifications or alterations to 
existing uses, shall be subject to the provisions of Article 17, Site Plans. 
 
The proposed telecommunications use would be subject to site plan review. 

 
In staff’s opinion, with the proposed conditions, the application satisfies the General 
Standards for All Category 1 Uses. 
 
Additional Standards for Mobile and Land Based Telecommunication Facilities 
(Sect. 9-105) 
 
Standard 1: Except for antennas completely enclosed within a structure, all antennas 
and their supporting mounts shall be of a material or color that closely matches and 
blends with the structure on which it is mounted. 
 
The proposed structure is designed to resemble an evergreen tree with artificial 
branches and foliage, which are designed to conceal the antenna arrays and their 
supporting mounts.  A development condition has been proposed to ensure 
conformance to the proposed design. 
 
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 monopine, tower, antenna, 
antenna support structure, or related equipment cabinet or structure.  A development 
condition has been proposed to prohibit signage. 

 
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. 

 
To reinforce this requirement, a development condition has been proposed that would 
require conformance with this standard should any modifications be made to the 
proposed facility. 
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Further, a development condition has been proposed, which would require a 
geotechnical report in accordance with the geotechnical guidelines of Chapter 4 of the 
Public Facilities Manual and the Virginia Uniform Statewide Building Code prior to site 
plan approval. 
 
Standard 4: No signals, lights or illumination shall be permitted on an antenna unless 
required by the Federal Communications Commission, the Federal Aviation 
Administration or the County, provided, however, that on all antenna structures which 
exceed 100 feet in height, a steady red marker light shall be installed and operated at all 
times, unless the Zoning Administrator waives the red marker light requirement upon a 
determination by the Police Department that such marker light is not necessary for flight 
safety requirements for police and emergency helicopter operations.  All such lights 
shall be shielded to prevent the downward transmission of light. 
 
A development condition has been included prohibiting signals, lights or illumination of 
the tower unless required by the Federal Aviation Administration, Federal 
Communications Commission or the County.  Additionally, the applicant requested a 
waiver of the steady red marker requirement on June 1, 2016.  The waiver was 
submitted to the Zoning Administration Division (ZAD) and forwarded to the Fairfax 
County Police Department for review.  The helicopter Division of the Police Department 
confirmed that a red marker was not required for the proposed facility and on August 3, 
2016, the Zoning Administration Division waived the requirement for a steady red 
marker (see Appendix 8). 
 
Standard 5: All antennas and related equipment cabinets or structures shall be removed 
within 120 days after such antennas or related equipment cabinets or structures are no 
longer in use. 
 
A development condition requiring conformance with the standard has been included. 
 
In staff’s opinion, with the proposed conditions, the application satisfies the Additional 
Standards for Mobile and Land Based Telecommunication Facilities. 
 
 
CONCLUSIONS AND RECOMMENDATIONS 
 
Staff Conclusions 
 
The proposed telecommunications facility has been sited and designed to satisfy 
telecommunication signal needs while mitigating impacts to the surrounding uses.  
Visual impacts to nearby properties would be mitigated through the use of the existing 
mature vegetation and a camouflage tree design.  Additionally, access to the facility 
would be afforded through the use of an existing driveway and parking lot, minimizing 
impacts to the surrounding vegetation.  Development conditions are proposed to help 
ensure compatibility with the surrounding uses. 
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In staff’s opinion, the proposed facility satisfies the criteria of location, character and 
extent as specified in Section 15.2-2232, as amended, of the Code of Virginia.  In staff’s 
opinion, with the adoption of the proposed development conditions, the Special 
Exception application is in harmony with the Comprehensive Plan and in conformance 
with the applicable Zoning Ordinance provisions. 
 
Recommendations 
 
Staff recommends that the Planning Commission find that the monopine facility 
proposed under 2232-H16-23 satisfies the criteria of location, character and extent as 
specified in Section 15.2-2232 of the Code of Virginia, and therefore is substantially in 
accord with the provisions of the Comprehensive Plan. 
 
Staff recommends approval of SE 2016-HM-017, subject to the proposed development 
conditions contained in Appendix 1. 
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APPENDIX 1 
 

PROPOSED DEVELOPMENT CONDITIONS 
SE 2016-HM-017 

September 14, 2016 
 

If it is the intent of the Board of Supervisors to approve Special Exception  
SE 2016-HM-017, located at 2791 Fox Mill Road, Tax Map 36-1 ((10)) G, to permit a 
telecommunications facility pursuant to Sect. 3-204 and 9-104 of the Zoning Ordinance, 
Staff recommends that the Board condition the approval by requiring conformance with 
the following development conditions. 
 
1. This Special Exception is granted for and runs with the land indicated in the 

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

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

3. This Special Exception is subject to the provisions of Article 17 of the Zoning 
Ordinance, Site Plans, as may be determined by the Director, Department of 
Public Works and Environmental Services (DPWES).  Any site plan submitted 
pursuant to this special exception shall be in substantial conformance with the 
approved Special Exception Plat entitled, “Crossfield Elementary School,” 
submitted by Entrex Communication Services, Inc., containing 17 sheets dated 
December 30, 2015, and revised through August 24, 2016, and these conditions.  
Minor modifications to the approved special exception may be permitted pursuant 
to Par. 4 of Sect. 9-004 of the Zoning Ordinance. 

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

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

 
5. The telecommunications facility shall be designed as a monopine in substantial 

conformance with the approved SE Plat.  The maximum height of the monopine 
shall not exceed 138 feet inclusive of all antennas and other appurtenances.  The 
maximum width of each antenna platform shall be 15 feet measured from one 
end of the platform to the other end of the same face of the platform. 

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

with a locked, 8-foot tall chain link fence as shown on the SE Plat.  The area of 
the compound shall not exceed 2,500 square feet as shown on the SE Plat.  
Fence, equipment, and canopy heights shall be consistent with the elevations 
provided in the SE Plat. 
 

7. Right of entry license agreements, easements, and/or construction permits shall 
be obtained, as applicable, from the Fairfax County School Board/Fairfax County 
Public Schools and/or the Fairfax County Park Authority for temporary and 
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permanent access, utility installation, and construction activities on school and 
park properties prior to the issuance of a Non-RUP for the facility. 
 

8. A Dustless Surface Waiver shall be obtained from DPWES through the 
established procedures prior to any site plan approval.   
 

9. Artificial branches, artificial foliage, antennas, supporting hardware, pole, and 
ground-based equipment shall be painted to mimic and blend with the 
surrounding vegetation and to mask the antennas and supporting hardware.   

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

by the Federal Aviation Administration (FAA), Federal Communications 
Commission (FCC), or the County.  
 

11. 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. 
 

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

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

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

15. Prior to Site Plan approval, the Virginia Department of Historic Resources 
(VDHR) shall be contacted to determine any potential actions necessary to 
ensure compliance with Section 106 of the National Historic Preservation Act. 
 

16. Clearing, grading, and construction shall conform to the limits of clearing and 
grading as shown on the SE Plat. 
 

17. Generator testing times shall be coordinated with the Crossfield Elementary 
School staff so that, to the extent feasible and reasonable, testing is not 
accomplished during those times that students are scheduled to be using outdoor 
school spaces. 
 

18. Supplemental seedling plantings of a minimum of eight overstory trees, ten 
understory trees, and 12 shrubs shall be provided in open areas between the 
gravel driveway and the playground chain link fence to further screen the 
driveway and fenced compound from the adjacent school playground in locations 
as determined in consultation with the Urban Forest Management Division 
(UFMD).  Planting locations shall be field-located and dug by hand to avoid the 
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structural roots of the surrounding vegetation.  Seedlings shall be protected with 
tubing or some other means to prevent deer browse. 

 

19. The Applicant shall contract with a certified arborist or registered consulting 
arborist (the “Project Arborist”) to prepare a tree preservation plan to be 
submitted as part of the first and all subsequent site plan submissions.  The tree 
preservation plan shall be reviewed and approved by the Urban Forest 
Management Division.  The tree preservation plan shall provide a tree inventory 
which includes the location, species, size, crown spread and condition rating 
percent of all trees 12 inches or greater in diameter, measured 4.5 feet from the 
ground and located within 25 feet of the proposed limits of clearing and grading.  
The condition analysis shall be prepared using methods outlined in the latest 
edition of the Guide for Plant Appraisal.  Specific tree preservation activities 
designed to maximize the survivability of trees designated for preservation shall 
be incorporated into the tree preservation plan.  Activities should include, but are 
not limited to, crown pruning, root pruning, mulching and fertilization. 

 
20. The Applicant shall have the limits of clearing and grading marked with a 

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

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

22. The Applicant shall root prune as needed to comply with the tree preservation 
requirements of these conditions.  Areas that will be root pruned shall be clearly 
identified on the Tree Preservation Plan.  All treatments for such trees and 
vegetation shall be clearly specified, labeled, and detailed on the erosion and 
sediment control sheets of the grading plan submission. The details for these 
treatments shall be included in the Tree Preservation Plan and shall be subject to 
the review and approval of UFMD.   
 
All root pruning shall be performed in a manner that protects adjacent trees and 
vegetation that are required to be preserved and may include, but not be limited 
to, the following: 

 

 Root pruning shall be done with a trencher or vibratory plow to a depth of 18 
inches, or as specified by UFMD at the pre-construction meeting. 

 Root pruning shall take place prior to any clearing and grading. 

 Root pruning shall not sever or significantly damage structural or 
compression roots in a manner that may compromise the structural integrity 
of trees or the ability of the root system to provide anchorage for the above 
ground portions of the trees. 

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

 Tree protection fencing shall be installed immediately after root pruning. 

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

 
23. During the installation of tree protection fencing, performance of root pruning and 

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

The above proposed conditions are staff recommendations and do not reflect the 
position of the Board of Supervisors unless and until adopted by that Board. 
 
This approval, contingent on the above noted conditions, shall not relieve the applicant 
from compliance with the provisions of any applicable ordinances, regulations, or 
adopted standards. The applicant shall be responsible for obtaining the required 
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Non-Residential Use Permits through established procedures, and this Special 
Exception shall not be valid until this has been accomplished. 
 
Pursuant to Sect. 9-015 of the Zoning Ordinance, this special exception shall 
automatically expire, without notice, 30 months after the date of approval unless the 
uses have been established by obtaining the required Non-Residential Use Permits 
noted above. 



SPECIAL EXCEPTION AFFIDAVIT 

DATE: August 24, 2016 

I Frank W. Stearns 
5 

(enter date affidavit is notarized) 
, do hereby state that I am an 

(enter name of applicant or authorized agent) 

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

in Application No.(s): SE 2016-HM-017 
(enter County-assigned application number(s), e.g. SE 88-V-001) 

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

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

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

NAME 
(enter first name, middle initial, and 
last name) 

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

Cellco Partnership d/b/a 
Verizon Wireless 
Brian Stover, Agent 

Entrex Communications Services, Inc. 
Marc A. Marzullo 

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

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

12110 Sunset Hills Road, Suite 100 
Reston, VA 20190 

9000 Junction Drive 
Annapolis Junction, MD 20701 

6600 Rockledge Drive, Suite 550 
Bethesda, MD 20817 

201 Liberty Street 
Leesburg, VA 20175 

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

Applicant Tax Map 0361 10 G 
Applicant/Lessee and Sub-Lessor 

Sub-Lessee Tax Map 0361 10 G 

Engineers for Milestone Tower Limited 
Partnership III 

Attorneys/Agents for Milestone Tower 
Limited Partnership III 

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

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

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

njoRM SEA-l Updated (7/1/06) 

APPENDIX 2



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

DATE: August 24, 2016 | ^ 
(enter date affidavit is notarized) 

for Application No. (s): SE 2016-HM-017 
(enter County-assigned application number (s)) 

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

NAME 
(enter first name, middle initial, and 
last name) 

Fairfax County School Board, a body 
corporate 
Agents: Jeffrey K. Platenberg 

Karen K. Garza 
Kevin M. Sneed 
Brady B. Rauch 
Eric C. Brunner 

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

8115 Gatehouse Road 
Falls Church, VA 22042 

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

Applicant and Title Owner of 
Tax Map 0361 10 G 

(check if applicable) 

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

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



Page Two 
SPECIAL EXCEPTION AFFIDAVIT 

DATE: August 24, 2016 
(enter date affidavit is notarized) 

for Application No. (s): SE 2016-HM-017 
(enter County-assigned application number(s)) 

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

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

CORPORATION INFORMATION 

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

One Verizon Way 
Basking Ridge, NJ 07920 

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

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

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

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

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

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

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



Page _1 of 10 
Special Exception Attachment to Par. 1(b) 

DATE: August 24, 2016 |3SSV&C 
(enter date affidavit is notarized) 

for Application No. (s): SE 2016-HM-017 
(enter County-assigned application number (s)) 

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

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

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

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

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

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

DESCRIPTION OF CORPORATION: (check one statement) 

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

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

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

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

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

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



Special Exception Attachment to Par. 1(b) 
Page _2 of 10 

DATE: August 24, 2016 tZSTQI Q 
(enter date affidavit is notarized) ' 0 0 0^ 

for Application No. (s): SE 2016-HM-017 
(enter County-assigned application number (s)) 

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

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

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

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

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

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

DESCRIPTION OF CORPORATION: (check one statement) 

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

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

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

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

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

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



Page _3 of 10 
Special Exception Attachment to Par. 1(b) 

DATE: August 24, 2016 \20gUO-
(enter date affidavit is notarized) 

for Application No. (s): SE 2016-HM-017 
(enter County-assigned application number (s)) 

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

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

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

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

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

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

DESCRIPTION OF CORPORATION: (check one statement) 

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

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

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

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

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

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



Special Exception Attachment to Par. 1(b) 

DATE: August 24, 2016 
(enter date affidavit is notarized) 

for Application No. (s): SE 2016-HM-017 
(enter County-assigned application number (s)) 

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

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

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

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

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

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

DESCRIPTION OF CORPORATION: (check one statement) 

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

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

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

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

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

Page _4 of 10 

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



for Application No. (s): SE 2016-HM-017 

Page _5 of 10 
Special Exception Attachment to Par. 1(b) 

DATE: August 24, 2016 ^ 
(enter date affidavit is notarized) I &-

(enter County-assigned application number (s)) 

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

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

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

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

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

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

DESCRIPTION OF CORPORATION: (check one statement) 

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

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

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

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

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

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



Special Exception Attachment to Par. 1(b) 

DATE: August 24, 2016 
(enter date affidavit is notarized) 

for Application No. (s): SE 2016-HM-017 

Page _6 of 10 

\36 %(#%&-

(enter County-assigned application number (s)) 

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

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

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

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

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

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

DESCRIPTION OF CORPORATION: (check one statement) 

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

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

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

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

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

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



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

DATE: August 24, 2016 
(enter date affidavit is notarized) 

for Application No. (s): SE 2016-HM-017 
(enter County-assigned application number (s)) 

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

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

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

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

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

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

DESCRIPTION OF CORPORATION: (check one statement) 

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

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

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

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

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

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



Special Exception Attachment to Par. 1(b) 

DATE: August 24, 2016 
(enter date affidavit is notarized) 

for Application No. (s): SE 2016-HM-017 

Page _§ of 10 

(enter County-assigned application number (s)) 

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

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

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

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

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

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

DESCRIPTION OF CORPORATION: (check one statement) 

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

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

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

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

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

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



Page _9 of 10 
Special Exception Attachment to Par. 1(b) 

DATE: August24,2016 
(enter date affidavit is notarized) 

for Application No. (s): SE 2016-HM-017 
(enter County-assigned application number (s)) 

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

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

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

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

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

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

DESCRIPTION OF CORPORATION: (check one statement) 

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

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

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

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

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

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



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

DATE: August 24, 2016 * s'<rs, <7 
(enter date affidavit is notarized) 

for Application No. (s): SE 2016-HM-017 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Fairfax County School Board, a body corporate 
8115 Gatehouse Road 
Falls Church, VA 22042 

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

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

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
Fairfax County School Board is a body 
corporate with no shareholders 

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

DESCRIPTION OF CORPORATION: (check one statement) 

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

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

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

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

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

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



Page Three 
SPECIAL EXCEPTION AFFIDAVIT 

DATE: August 24,2016 
(enter date affidavit is notarized) 

for Application No. (s): SE 2016-HM-017 
(enter County-assigned application number(s)) 

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

PARTNERSHIP INFORMATION 

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

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

NAMES AND TITLE OF THE PARTNERS (enter first name, middle initial, last name, and title, e.g. 
General Partner, Limited Partner, or General and Limited Partner) 
Bell Atlantic Mobile Systems, LLC General Partner 
GTE Wireless Inc. General Partner 
JV PartnerCo LLC General Partner 
PCS Nucleus L.P. General Partner 

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

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

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



for Application No. (s): SE 2016-HM-017 

Page _1 of _2 
Special Exception Attachment to Par. 1(c) 

DATE: August 24, 2016 ^ 
(enter date affidavit is notarized) /So? o 

(enter County-assigned application number (s)) 

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

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

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

(check if applicable) [•] 

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

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



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

DATE: August 24, 2016 
(enter date affidavit is notarized) 

for Application No. (s): SE 2016-HM-017 
(enter County-assigned application number (s)) 

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

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

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

(check if applicable) [ ] 

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

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



Page Four 
SPECIAL EXCEPTION AFFIDAVIT 

DATE: August24, 2016 I 35 
(enter date affidavit is notarized) 

for Application No. (s): SE 2016-HM-017 
(enter County-assigned application number(s)) 

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

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

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

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

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

(check if applicable) [ ] There are more interests to be listed and Par. 2 is continued on a 
"Special Exception Attachment to Par. 2" form. 
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Application No.(s): SE 2016-HM-017 
(county-assigned application number(s), to be entered by County Staff) 

Page Five 
SPECIAL EXCEPTION AFFIDAVIT 

DATE: August 24, 2016 >3SZbf*-

(enter date affidavit is notarized) 

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

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

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

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

WITNESS the following signature: 

I ] Applicant [/] Applicant's Authoi (check one) { ] Applicant [/] Applicant's Authorized Agent 

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

Subscribed and sworn to befor^e this M day of .p^V 20\ U  ,  in the State/^ommT 
of \f i X^Coun^/Gftv of \. rw L&vC < 

. 1 I C Notary Public 
My commission expires: U \ "jo \ \ <g 

$ *376° A-.v- T 
5 ; REGIS1RATION NO. •. i 
= : 7586074 • E 
= • MY COMM. EXPIRES; = 
5. 04/30/2018 
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Page of _1 
Special Exception Attachment to Par. 3 

DATE: August 24, 2016 
(enter date affidavit is notarized) 

for Application No. (s): SE 2016-HM-017 
(enter County-assigned application number (s)) 

Jane K. Strauss, School Board Member, contributed in excess of $ 100 to Supervisor Sharon Bulova. 

Jane K. Strauss, School Board Member, contributed in excess of $ 100 to a joint campaign mailer with Supervisor Bulova's campaign to 
benefit both candidates, to which Supervisor Bulova also contributed in excess of $100. 

Sandra S. Evans, School Board Member, contributed in excess of $100 to Supervisor Daniel Storck. 

Sandra S. Evans, School Board Member, contributed in excess of $100 to the School Board campaign of Planning Commissioner Karen 
Keys-Gamarra. 

Sandra S. Evans, School Board Member, contributed in excess of $ 100 to a joint campaign mailer with Supervisor Bulova's campaign to 
benefit both candidates, to which Supervisor Bulova also contributed in excess of $100. 

Sandra S. Evans, School Board Member, was included in a campaign mailer distributed by Penny Gross for Supervisor, having a value of 
more than $100. 

Ryan L. McElveen, School Board Member, contributed in excess of $100 to Supervisor Kathy Smith. 

Ryan L. McElveen, School Board Member, contributed in excess of $100 to a joint campaign mailer with Supervisor Bulova's campaign 
to benefit both candidates, to which Supervisor Bulova also contributed in excess of $100. 

Ilryong Moon, School Board Member, contributed in excess of $100 to a joint campaign mailer with Supervisor Bulova's campaign to 
benefit both candidates, to which Supervisor Bulova also contributed in excess of $100. 

Tamara J. Derenak Kaufax, School Board Member, contributed in excess of $ 100 to Supervisor Kathy Smith. 

Tamara J. Derenak Kaufax, School Board Member, contributed in excess of $100 to a joint campaign mailer with Supervisor Bulova's 
campaign to benefit both candidates, to which Supervisor Bulova also contributed in excess of $100. 

Tamara J. Derenak Kaufax, School Board Member, contributed in-kind services to the campaign of Supervisor Daniel Storck, in lieu of a 
campaign mailer that would have cost more than $100 to mail. 

Patricia M. Hynes, School Board Member, contributed in excess of $100 to a joint campaign mailer with Supervisor Bulova's campaign 
to benefit both candidates, to which Supervisor Bulova also contributed in excess of $100. 

Karen L. Corbett-Sanders, School Board Member, contributed in excess of $100 to a joint campaign mailer with Supervisor Bulova's 
campaign to benefit both candidates, to which Supervisor Bulova also contributed in excess of $100. 

Megan O. McLaughlin, School Board Member, contributed in excess of $100 to a joint campaign mailer with Supervisor Bulova's 
campaign to benefit both candidates, to which Supervisor Bulova also contributed in excess of $100. 

Supervisor Bulova's campaign contributed in excess of $ 100 on behalf of Dalia A. Palchik, School Board Member, to a joint campaign 
mailer to benefit both candidates. 

Jeffrey McKay for Supervisor contributed in excess of $100 to Karen Corbett-Sanders for Fairfax County School Board. 

John Foust for Supervisor conributed in excess of $100 to Patricia Flynes for Fairfax County School Board. 

Catherine Hudgins for Supervisor contributed in excess of $100 to Patricia Hynes for Fairfax County School Board. 

(check if applicable) [ ] There are more disclosures to the listed for Par. 3, and Par. 3 is 
continued further on a "Special Exception Attachment to Par. 3" 
form. 
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Applicant: 
Site Name: 
Property Address: 

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

Statement of Justification 

Milestone Tower Limited Partnership III 
Crossfield Elementary School 
2791 Fox Mill Road' Herndon, Virginia 20171 
(the "Property") 
School Board of Fairfax County 
0361 10 G 
R-2 
Hunter Mill 

Milestone Tower Limited Partnership III, the "Applicant" request a Special Exception to 
allow for the construction and operation of a wireless telecommunications facility at the Crossfield 
Elementary School, 2791 Fox Mill Road in the Hunter Mill District. The facility will consist of a 
monopole structure designed to resemble a tree ("tree pole") with an overall height of 138-feet 
including the artificial branches at its top. Associated support equipment will be located in a 
compound and lease area measuring 50 feet by 50 feet (2,500 square feet). Both the tree pole and 
compound will be located in a wooded area on the northeast portion of the School site and enclosed 
by an 8-foot tall chain link fence. 

Statement Describing the Proposed Use 

The following section corresponds to the requirements contained in the Special Exception 
Application Info1mation package and pursuant to Section 9-011, Paragraph 7, of the Fairfax 
County Zoning Ordinance, and fully describes the proposed use: 

Type of operation. 

Milestone has coordinated with Fairfax County Public Schools ("County") to establish 
telecommunication facilities on the School property and to lease space on the proposed facility to 
wireless providers in the Fairfax County region. The proposed facility is designed to 
accommodate up to five telecommunications caiTiers. Verizon Wireless will be the initial carrier 
and up to four additional carriers may locate on the facility in the future. A detailed description 
of the telecommunications facility is provided on the Site Plan entitled "Crossfield Elementary 
School" prepared by Entrex Communications Services, Inc. dated December 30, 2015 with 
revisions through July 12, 2016 and included as part of the Special Exception application. The 
School Property consists of 14.195-acres, is zoned R-2 (Residential at 2 units), and is owned by 
the Fairfax County School Board. 

The tree pole structure meets the Fairfax County Zoning Ordinance definition of 
"monopole". Such telecommunication structures are permitted by Special Exception on property 
owned by a governmental unit. 
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The tree pole consists of a 133-foot tall steel monopole with the upper portion covered by 
artificial pine tree branches to provide a natural tree appearance and to screen all antennas. 
Including the artificial branches at the top of the pole, the structure's overall height will be 138-
feet above ground level. Verizon Wireless will have 12 panel antennas mounted at a rad center 
of 123 feet above ground level. The tree pole structure is designed to accommodate the antennas 
of four future carriers at rad centers of 113 feet, 103 feet, 93 feet and 83 feet above ground level. 
The types and sizes of the Verizon Wireless' antennas are shown on the engineering drawings, 
Sheet Z-8. 

At the base of the proposed tree pole will be an equipment compound measuring 50 feet 
long and 50 feet wide with a total area of 2,500 square feet. The facility's compound is located 
in a heavily wooded area on the northeast edge of the School property adjoining Fred Crabtree 
Park. The area on the Park property to the northwest of the tree pole is currently developed with 
two lighted baseball fields. The compound area will be accessed by a new 10 feet wide gravel 
access drive that connects with an existing paved driveway on the School property near an 
existing parking lot. Including the access drive and the compound area, the total disturbed area 
for the facility is 6,732 square feet. 

The compound area will be enclosed by an 8 feet tall chain link fence and will contain all 
equipment of Verizon Wireless and all future carriers as well as the tree pole. The Verizon 
Wireless equipment will be located on a 12 feet by 20 feet concrete pad covered by an open 
canopy with metal roof and includes a telco cabinet, a RF cabinet, two battery cabinets (one to be 
installed at construction and one in the future) and a diesel back-up generator. Complete details 
of the compound area are detailed on the Compound Plan, Sheet Z-3 of the engineering 
drawings. 

Hours of Operation 

The proposed equipment structure and equipment cabinets will be unmanned and will 
operate around the clock 365 days per year. All facilities will be monitored off-site 24-hours per 
day, 7-days per week in order to ensure that they are operating properly and that there is no 
unauthorized tampering with the facilities. 

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

The facility is not manned and is visited approximately one to two times per month for 
maintenance, inspection or repair. There will be no customers, employees or other personnel at 
the site. 

The facility will operate as a cellular base station in the wireless telecommunications 
network of Verizon Wireless and up to four additional future providers. Included with the 
application package are Verizon Wireless' propagation maps showing the area to be covered by 
the new facility and the existing network coverage of Verizon Wireless in this area of Fairfax 
County. 

2 



Estimate of the traffic impact of the proposed use. 

The facility generates only minimal traffic. Service technicians visit the site one to two 
times a month for each provider on the structure driving a standard size vehicle to the site. A 10-
foot wide gravel access drive with one parking space near the fenced compound will be constructed 
and connect with an existing paved driveway on the School property. 

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

The proposed tree pole will be located to fill an existing service void and address 
capacity issues in the Fox Mill Road corridor from approximately Lawyers Road south to 
Bennett Road. This overall area of Fairfax County is characterized by existing single-family 
detached residential development of a relatively low development density. There are no existing 
tall buildings or structures in the targeted coverage area to provide for collocation of a 
telecommunications facility. Other public sites in the immediate area include the Fred Crabtree 
Park, a County owned Park-and-Ride Lot at Reston Parkway and Fox Mill Road, and the South 
Reston Fire Station on Reston Parkway just north of Fox Mill Road. 

Verizon Wireless is currently located on a telecommunications structure at the South 
Reston Fire Station approximately 1.0 miles northwest of the main coverage objective and at a 
lower ground elevation. The Park and Ride Lot is in close proximity to the Reston Fire Station 
site and for the same reasons does not meet coverage objectives. An existing tree pole on a 
church property at 10922 Vale Road in Oakton approximately 2.0 miles to the southeast is 
currently used as a cell site by Verizon Wireless and is the only other existing structure in the 
immediate area. 

The proposed site will be a vital component of Verizon Wireless' area wide 
telecommunications network and will improve coverage in the target area. Wireless users in the 
area will experience enhanced and more reliable service, particularly in-building service, and 
will experience better quality and fewer drop calls. 

As demonstrated by the propagation maps included with the application package, the 
proposed site will help Verizon Wireless address an existing coverage void area south of Reston 
and northeast of Franklin Farms. Due to the terrain and extensive tree cover in the general area, 
the nearest existing Verizon Wireless sites only provide marginal and spotty coverage to this 
section of the County. In addition to improving coverage and thereby speed and reliability, the 
proposed site will offload demand from existing neighboring Verizon Wireless sites improving 
their efficiency and service while providing adequate overlapping coverage between sites. 

Description of the building fas;ade and architecture of proposed new buildings and addition 

The telecommunications facility will consist of a self-supporting galvanized steel 
monopole structure designed to resemble a pine tree with a total height of 138 feet. Green artificial 
pine tree branches will cover the upper approximately 60% of the structure to conceal the antennas 
and their support frames. Verizon Wireless will have three steel equipment cabinets and a backup 
generator in the compound area on a 12-foot by 20-foot concrete slab covered by a metal canopy 
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with a 3 inch 18 gage roof deck and open sides. The canopy measures 19 feet 2 inches long by 11 
feet 2 inches deep and is supported by a 4-inch diameter schedule 40 pipe. The overall compound 
area will be enclosed by an 8-foot tall chain link fence and a 12 feet wide access gate. 

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

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

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

The telecommunications use is a Category I Light Public Utility and a Special Exception 
Use on properties owned by governmental uses such as the Fairfax County Public Schools. The 
proposed telecommunication use will conform to the requirements of Sections 9-103, 9-104 and 
9-105 of the Fairfax County Zoning Ordinance. 

Per Zoning Ordinance Section 9-011 (Submission Requirements) Paragraph 2, the 
Applicant seeks a variance of Items A and D to show all structure dimensions and parking spaces 
on site. The proposed use will conform to all applicable ordinances, regulations and adopted 
standards. 

Compliance with Provisions of Section 9, Special Exceptions 

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

General Standards (Section 9-006) 

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

Applicants' Response: The 14.2-acre property on which the proposed tree pole will be 
located is planned for Public Facilities, Governmental and Institutional use and is currently 
developed with a public elementary school. The School is adjacent to and associated with 
a 208-acre public park site that is largely wooded with several areas cleared and used for 
athletic fields. The site of the proposed tree pole and compound is surrounded by existing 
woodland. The site size and surroundings of the property will minimize the visual presence 
of the structure and the proposed use will not adversely affect existing or proposed uses or 
the general character of the area as envisioned for this area by the Comprehensive Plan. 
The use will also be in conformance with the provisions of the Mobile and Land Based 
Telecommunications section of the Public Facilities element of the Policy Plan. 
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General Standard 2. The proposed use shall be in harmony with the general purpose 
and intent of the applicable zoning district regulations. 

Applicants' Response: The proposed property is within the Residential R-2 zoning district 
and is developed with and immediately surrounded by public facility uses. The use will be 
consistent with the current use of the property and the adjacent parkland and will be 
screened from m most residential uses by existing vegetation and heavily wooded areas. 
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 facility 
to the property will not increase the impact on the surrounding areas. 

General Standard 3. The proposed use shall be such that it will be harmonious with 
and will not adversely affect the use or development of neighboring properties in 
accordance with the applicable zoning district regulations and the adopted 
comprehensive plan. The location, size and height of buildings, structures, walls and 
fences, and the nature and extent of screening, buffering and landscaping shall be 
such that the use will not hinder or discourage the appropriate development and use 
of adjacent or nearby land and/or buildings or impair the value thereof. 

Applicants' Response: The proposed telecommunications use will be sited on a large 
public parcel surrounded by extensive wooded areas that separate the use and most 
residences. The closest off-site residence is approximately 367 feet. The proposed use is 
in harmony with the surrounding area and will not affect the existing Elementary School 
use or property or that of the Public Park that abuts it. The facility will have a camouflaged 
design, be unmanned, generate virtually no traffic, and have minimal land disturbance. 

General Standard 4. The proposed use shall be such that pedestrian and vehicular 
traffic associated with such use will not be hazardous or conflict with the existing and 
anticipated traffic in the neighborhood. 

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

General Standard 5. In addition to the standards which may be set forth in this Article 
for a particular category or use, the Board shall require landscaping and screening 
in accordance with the provisions of Article 13. 

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

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

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

Applicants' Response: The design of the proposed facility will address all utility, drainage, 
parking, loading and other necessary facility as is necessary and required. 

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

Applicants' Response: The facility will not require signage. 

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

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

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

Applicants' Response: Enclosed with the application package are radio frequency 
propagation (coverage) maps that depict the relationship of the proposed 
telecommunications facility to the existing or proposed Verizon sites in the vicinity of 
which the proposed use will be an integral part. Verizon's objective for this site is to fill 
an existing service void and address capacity issues in the Fox Mill Road corridor from 
approximately Lawyers Road south to Bennett Road. A written statement supporting the 
need for the facility is included with propagation maps. 

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

Applicants' Response: Statements prepared by certified engineers, giving the technical 
reasons for selecting the site and certifying that the telecommunications use will meet the 
performance standards of the R-2 zoning district are attached with the application. 
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Standards for All Category 1 Uses (Section 9-104) 

All Category 1 special exception uses shall satisfy the following standards: 

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

No response needed. 

2. No land or building in any district other than the 1-5and1-6 District shall be used for 
the storage of materials or equipment, or for the repair or servicing of vehicles or 
equipment, or for the parking of vehicles except those needed by employees connected 
with the operation of the immediate facility. 

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

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

Applicants' Response: There are no alternative sites in a commercial or industrial district 
within 500 feet of the proposed location suitable for the facility. 

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

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

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

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

Applicants' Response: The structure is designed to resemble a tree with artificial branches 
and foliage hiding and concealing the antenna arrays and their supporting mounts. The 
antennas will not be visible and will blend with the structure on which mounted. 
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2. Except for a flag mounted on a flagpole, as permitted under the provisions of Par. 2 
of Sect. 12-203, no commercial advertising or signs shall be allowed on any monopole, 
tower, antenna, antenna support structure, or related equipment cabinet or structure. 

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

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

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

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

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

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

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

COMPLIANCE WIH THE FAIRFAX COUNTY COMPREHENSIVE PLAN 

The facility is proposed to be located on property located in the Greater Reston Community 
Planning Sector (UPS) of the Upper Potomac Planning District in Planning Area III and is planned 
for Public Facilities, Governmental and Institutional use. The proposed facility is consistent with 
and furthers the goals of the Fairfax County Comprehensive Plan ("Comprehensive Plan"). The 
proposed structure will be located on publicly owned property, will have a camouflaged design 
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resembling an evergreen tree, will accommodate multiple carriers and be situated on the property 
to minimize visual impacts on the site and surrounding area. The proposed facility is consistent 
with the stated Objectives of the Policy Plan of the Fairfax County Comprehensive Plan 
concerning Mobile and Land-Based Telecommunication Services as described below. 

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 any antennas, support structures and equipment buildings or 
equipment boxes in accordance with the following policies. 

Policy a. A void 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.) 

The development pattern in and around this area of the County is comprised primarily of 
public park and school uses and single-family detached residential uses with primary 
zoning designations of R-E, R-1, R-2, and PRC. Within the applicant's search ring there 
are no existing uses or structures of sufficient height to accommodate the collocation of a 
telecommunication use. To serve this area and meet the engineering requirements of the 
use, it is necessary to construct a new structure of the height proposed. 

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. 

The proposed facility will be located on a 14.2-acre elementary School site and is 
surrounded by the 208-acre Fred Crabtree Park with extensive tree cover. The site 
provides excellent opportunities to conceal the facility from residences in the area and 
provide compatibility with the existing public School and adjacent park uses. The 
structure's tree pole design is in context with the existing woodland area of hardwood and 
evergreen trees where it will be placed. The nearest residential neighborhood of Fox Mill 
Woods is located to the northeast of the site and is separated from the facility by a 
wooded area. The nearest house and road in this area are 367 and 447 feet away 
respectively. The proposed facility will have no visual impact on other residential areas 
and properties. 

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

The proposed structure will have a camouflaged design to appear as a tree in a woodland 
setting. Any views of the structure will be through woodland settings which will serve to 
mitigate the facility's visual presence and reduce its overall prominence. 

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

The subject property is publicly owned and operated by the Fairfax County Public 
School Board and is surrounded by public parkland. The features of this public 
site and the immediately surrounding public area provide an excellent opportunity 
for screening and buffering and establish an appropriate setting for the proposed 
tree pole structure. Other available public sites in the area with an accessible 
location for a telecommunications facility provide no greater advantage for 
screening and locating the facility and providing compatibility with existing 
development. 

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 service providers has been established. 

Milestone has a lease agreement with the Fairfax County School Board to construct 
and locate the proposed facility on the Crossfield Elementary School Property. 

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

The applicant has worked closely with Fairfax County Public Schools to locate the 
proposed structure on the School property in a way that does not interfere with the 
existing or planned operational requirements of the use or facility. The 
administrative office of the Fairfax County Public Schools has approved the 
location on site. The Fairfax County Public School's contact is Robert Cordova, 
Coordinator - Property Management, Office of Design and Construction, 
Department of Facilities and Transportation Services. The proposal complies with 
adopted policies and plans to protect natural resources. 

Policy g. Co-locate mobile and land-based telecommunication facilities operated by 
different service providers on single sites and/or structures whenever appropriate. 
Locate single-use structures on a property only when a co-location structure for 
multiple service providers is not desirable or feasible due to technological differences, 
site limitations or visual impact concerns. 
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The proposed tree pole will be designed to hold up to a total of five 
telecommunication carriers. Sufficient space for related equipment will be located 
at the base of the structure in a fenced compound area measuring 50 feet by 50 feet. 

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. 

The Verizon Wireless antennas will be mounted at a rad center of 123 feet above 
ground level. The overall 138 feet height of the tree pole is required to support 
upper tree branches and provide a more natural appearance and better concealment. 
The height of the monopole and antenna placement is the minimum required to 
meet by Verizon Wireless' coverage objectives and technical requirements while 
also permitting space for additional future carriers at lower positions on the 
structure. 

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. 

The height and mass of the proposed tree pole structure is in context with the woodland 
setting in and around the site. Any views of the facility will be through extensive wooded 
areas and mitigated by existing trees and vegetation and the structure's design. The 
structure can accommodate and conceal additional users without impacting the character 
of 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. 

The attached Site Plan and related engineering drawings show the design of the tree pole 
and compound area and their relationship to the School and nearby properties. Aerial 
photos and photo-simulations are also provided with the application to demonstrate the 
structure's relationship to the site and adjacent and surrounding properties and uses. The 
tree pole's design will be compatible with the public School property and surrounding 
parkland. The proposed structure will not negatively impact the existing School use or the 
character of the surrounding residential properties. 

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 

11 



with alternate sites. Analyze the potential impacts from other vantage points in the 
area, especially from residential properties, to show how the selected site provides the 
best opportunity to minimize its visual impact on the area and on properties near the 
proposed site. 

The photo simulations that are included with the application package demonstrate 
the appropriateness of utilizing this site. The photo simulations include 6 vantage 
points and the appearance of the structure when constructed. The proposed tree 
pole will be in context with the School site and the wooded area where located 
and, in general, views from adjacent properties and residential areas will be 
mitigated both by distance and the existing woodlands and vegetation in the area. 
While there will be views of the tree pole structure from some vantage points, 
they will be mostly in the winter months through considerable treed areas that will 
significantly reduce any visual impact. The structure will not be visually 
prominent from residential areas and the tree design will camouflage the use and 
mitigate visual impacts. 

Policy l: 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. 
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The visual impact of the proposed 138-feet tall structure will be mitigated by the tree pole 
design and its location within an area of mature hardwood and evergreen trees that 
provides a natural setting for the structure. Views of the structure from surrounding areas 
will be largely obscured by distance and existing trees in the area, and almost completely 
obscured during summer months. The compound area will be screened from view by 
existing vegetation around the site and an 8-foot tall chain link fence. 

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

The proposed use will not adversely impact historically significant landscapes or 
views or detect from any architecturally or historically significant structures in the 
area. 

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

The proposed use will be located in a developed area and will not impact any 
environmentally sensitive areas. 

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

The proposal structure and leased compound area on the School property will 
provide ample space for Verizon Wireless and up to four additional future 
telecommunication carriers while maintaining 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. 

The proposed location of the proposed use is interior to the public School property 
and outside of all public road rights-of-way. The location of the structure will not 
impact any future right-of-way expansion and easements for road improvements 
should they be necessary. 

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

The proposed monopole will be used 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 
11and12.) 

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. 

The proposed use will be designed as a tree pole and located within a mature 
wooded area to reduce its prominence and visual presence. The tree pole design 
will conceal the intended purpose of the structure and be in context with the 
setting in which it is located. 

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

The design, bulk, mass, and height of the camouflaged structure is consistent with 
that of a tree and will appear in context with the portion of the public School site 
on which it is located. 

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. 

The existing mature wooded area surrounding the structure will complement, blend with 
and serve to obscure the proposed camouflaged facility from most surrounding areas. 
The total site is bordered by existing parkland areas with heavy tree cover on the north, 
east and south and by low-density residential areas with considerable tree cover to the 
west. The general tree cover of this overall area will serve to mitigate views of the 
proposed use and support its design and appearance. 

Conclusion 

In light of the foregoing, the Applicant respectfully submits that this Special Exception 
application is in compliance with the Fairfax County Zoning Ordinance and Comprehensive 
Plan. Granting the Applicant's request will be appropriate and in the interest of the citizens of 
Fairfax County 
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Photo 5: View from Crossfield ES 
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verizon7 
March 21,2016 

Statement of RF Engineer 
Site Selection and Performance Standards 

Site Name: Deerfield 
Site Address; 2791 Fox Mill Road, Hendon, VA 20171 

The proposed location for the Deerfield site was selected by Verizon Wireless to improve 
coverage along Fox Mill Rd and Lawyers Rd and the surrounding communities. 
Residents in the area would experience enhanced and more reliable in-building service in 
particular. 

As the accompanying propagation maps demonstrate, the proposed site will help Verizon 
address a coverage hole in the area. With the terrain and tree clutter as it is, nearby sites 
only provide spotty and marginal coverage. In addition to improving coverage and 
therefore speed and reliability, the proposed site would offload these neighboring sites as 
well. 

With respect to Verizon's consideration of alternative locations, Crabtree Park and 
Garchayne Park were considered as well but these were rejected hy the Director of 
Fairfax County Parks. 

In summary, the proposed Deerfield 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. Ultimately, it will also allow residents and 
commuters to experience better quality and diminished drop calls. The propagation maps 
attached to the application and prepared by an RF Engineer illustrate the improved 
coverage that will result with the addition of the new telecommunications site. 

7600 Montpelier Rd 
Laurel, MD 20723 
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To protect and enrich the quality of life for the people, neighborhoods and diverse communities of Fairfax County 

June 10, 2016 

J. Cabot Goudy, P.E. . 
Vice President 
6600 Rockledge Drive • 
Suite 550 . 
Bethesda, MD 20817 ' 

RE: Transitional Screening Modification No.:6937-WTSW-001-l 
Project Name: Milestone Communications at Crossfield Elementary School 
Tax Map No.: 029-3-01-004 & 005 

Dear J. Cabot: 

Your request for a modification of the Transitional Screening requirements for the referenced 
proposed new 138-foot tree pole and fenced telecommunications equipment compound light 
public utility use has been carefully reviewed by the Urban Forest Management Division 
(UFMD) staff and your request has been approved. 

It appears that the barrier and land between the equipment compound and the property lines has 
been specifically designed to minimize adverse impacts to adjacent properties by the 
conservation of existing evergreen and deciduous trees and installation of an 8' high chain link 
fence surrounding the equipment compound. The required type 3 Transitional Screening yard 
with a required width of 50' and an area of 3,800 square feet (West) has been modified to a 25' 
width with 2 existing large evergreens and an existing 4' height chain link fence barrier near the 
property line. The required type 1 transitional screening yard with a required width of 25' and an 
area of 1,250 square feet (South) is also modified to provide a 25' width consisting of existing 
trees shown on the tree inventory and an existing 4' height chain link fence near the property line 
in accordance with modification request letter and application dated June 6, 2016.. This approval 
has been granted under the provisions of Paragraph number 3, Section 13-305 of the Zoning 
Ordinance of Fairfax County. ' 

This modification approval letter, along with the request letter dated June 6, 2016 shall be 
incorporated into any future plan submissions. 

Department of Public Works and Environmental Services 
Urban Forest Management Division 

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

Phone 703-324-1770, TTY: 711, Fax: 703-653-9550 
www.fairfaxcounty.gov/dpwes 
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J. Cabot Goudy, P.E. 
6937-WTSW-001-1 
June 10, 2016 
Page 2 of 2 

If further assistance is desired, please contact Linda Barfield, Urban Forester II, Forest 
Conservation Section, Urban Forest Management Division at 703-324-1770. 

Keith W. Cline, Director 
Urban Forest Management Division 
DPWES 

KWC/lb 

ID#: 212500 

Sincerely, 



nj\ County of Fairfax, Virginia 
To protect and enrich the quality of life for the people, neighborhoods and diverse communities of Fairfax County 

Suite E 
Leesburg, VA 20175 

RE: Request for Waiver of Steady Red Marker - 2232-H16-23 

Crossfield Elementary School 
2791 Fox Mill Road 
Tax Map: 36-1 ((10)) G 
Zoning District: R-2/Cluster 

Dear Mr. Stearns: 

This is in response to your June 1, 2016 letter to Leslie Johnson, Zoning Administrator, in which 
you requested waiver of the steady red marker requirement for the proposed 138 foot tall 
telecommunications facility on the above referenced property. The proposed facility is associated 
with Application# 2232-H16-23. Pursuant to the Fairfax County Zoning Ordinance, a steady red 
marker light is required to be installed, and operated at all times, on all antenna structures 
exceeding 100 feet in height. However, this requirement may be waived by the Zoning 
Administrator upon a determination by the Police Department that such marker is not necessary 
for flight safety requirements for police and emergency helicopter operations. 

We have received confirmation form the Helicopter Division of the Police Department that the 
steady red marker is not required for the proposed facility; a copy of their finding is enclosed for 
your records. Given the input from the Helicopter Division, the requirement for the steady red 
marker has been waived by the Zoning Administration Division for this particular application. 

I trust this information adequately responds to your request. If you have any additional questions, 
please feel free to contact me at 703-324-1314. 

Mr. Frank W. Stearns 
Donohue & Stearns, PLC 
201 Liberty Street 

August 3,2016 

BY: 

Sincerely, 

Andrew B. Hushour 
Deputy Zoning Administrator 

Excellence * Innovation * Stewardship 
Integrity * Teamwork* Public Service 

Department of Planning and Zoning 
Zoning Administration Division 

Ordinance Administration Branch 
12055 Government Center Parkway, Suite 807 

Fairfax, Virginia 22035-5505 
Phone 703-324-1314 FAX 703-803-6372 

www.fairfaxcounty.gov/dpz/ 

P L A N N I N G  
& Z O N 1 N G  
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Mr. Frank W. Stearns v '•. 
August 3, 2016 
Page 2 

ABH/ 

cc: Catherine M. Hudgins, Supervisor, Hunter Mill District 
Diane Johnson-Quinn, Deputy Zoning Administrator for Zoning Permit Review Branch 
Chris Caperton, Chief, Facilities Planning Branch, DPZ 
Captain Michael Wall, Commander, Helicopter Division, Fairfax County Police 

Department 



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

DATE: August 26, 2016 

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

FROM: Chris Caperton, Chie: 
Public Facilities 

SUBJECT: Section 15.2-2232 Review 
Application 2232-H16-23 
Application Accepted May 24, 2016 
Milestone Tower Limited Partnership III 
Proposed Telecommunications Facility 
2791 Fox Mill Road, Herndon, VA 20171 
Tax Map 36-1 ((10)) G 

Pursuant to Va. Code Sec. 15.2-2232, the Facilities Planning Branch of the Planning Division 
offers the following comments and recommendation on the proposed telecommunications facility 
at 2791 Fox Mill Road. 

PROJECT DESCRIPTION 

The applicant Milestone Tower Limited Partnership III, proposes to construct a 138' tall 
monopole with an associated equipment compound designed to hold telecommunications 
antennas for up to five carriers. The proposal is also subject to review and approval of SE 2016-
HM-017. The applicant states that the proposed facility will help carriers address an existing 
void area south of Reston where coverage can be marginal or spotty and improve reliability of 
service. The proposed site will also offload demand from existing neighboring sites and improve 
efficiency. 

Attachment A 

Construct a new 138' tree monopole with 12 antennas and associated 
equipment 
Telecommunication facility 
Milestone Tower Limited Partnership III 
2791 Fox Mill Road, Herndon, VA 20171; Tax map 0361 10 G 
R-2 
Construct a new 138' tree monopole with 12 antennas and associated 
equipment 

Facility: See application {Attachment A) for full description: 

• Structure - 133' tall steel monopole designed as an evergreen tree with artificial branches to 
provide a natural appearance and screen the antennas. The total proposed height including the 
artificial tree branches is 138' tall. Verizon, the first carrier on the pole, will install 12 panel 
antennas. Space for four additional carriers is provided on the structure at RAD centers below 

APPLICATION 

Proposal: 

Proposed Use: 
Applicant: 
Subject Property: 
Zoning District: 
Existing conditions: 
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Milestone Tower Limited Partnership 2232-H16-23 and SE 2016-HM-017 Page 1 

the Verizon location. 
• Location - The proposed monopole is located in the northwest corner of the property, in a 

wooded area. The location is 367' from the nearest residential property to the north east off of 
Wild Cherry Place. The nearest road to the facility is also Wild Cherry Place, which is 447' to 
the facility at its closest point. 

• Antennas - 12 panel antennas; 6 antennas measuring 96.6"H x 11.9"W, 6 antennas measuring 
72.5"H x 6.1"W; green color; attached to the 138' monopole at 123' RAD centerline. 

• Equipment cabinets - One DC Polar generator measuring 76.5"H x 29.6"W x 49.4"D, one 
battery cabinet measuring 6'H x 2'8"W x 2'8"D, one Charles RF cabinet measuring 6'H x 
2'8"W x 3'3"D, one Telco cabinet measuring 46.2"H x 39.4"W x 36.4"D. One additional 
battery cabinet measuring 6'H x 2'8"W x 2'8"D will be installed at a later date after 
construction. Equipment cabinets are proposed on a 20' x 12' concrete equipment pad under an 
8'4" tall canopy cover within a fenced compound. 

• Compound and Screening - Monopole and equipment compound is 50' x 50', to include future 
carrier lease areas, and screened by an 8' tall chain link fence and tree cover around the 
equipment compound. 

• Access - A gravel access driveway from the asphalt parking lot and driveway of Scott 
Crossfield Elementary School off of Fox Mill Road. 

• Operations - unmanned; operates 24 hours/day; routine maintenance approximately once or 
twice per month. 

Off-Site Impacts: The proposed facility will be located adjacent to a wooded space on the Scott 
Crossfield Elementary School property. The school site is surrounded by Fred Crabtree Park which 
provides substantial tree cover to the west, north and east of the facility location. The adjoining 
park land use and tree cover in the area will serve to buffer, screen and mitigate views of the 
facility. The proposed facility will be unmanned and is expected to generate vehicular traffic of 
one or two visits per month by a technician for routine maintenance. No perceptible noise is 
expected unless the backup generator is operating during testing or power outages. The proposed 
use will not generate light, dust, glare, vibrations, fumes or odors. In addition, there will be no 
interference from the proposed telecommunication use with electronic equipment for telephone, 
television, radio, or other electronic uses. 

Alternate locations: The applicant states that the overall area is characterized by single family 
detached residences and park land uses. There are no existing tall buildings or structures nearby 
for co-location of a telecommunications facility. Other public sites considered for possible siting 
include Crabtree Park, Little Difficult Run Stream Valley Park, and Garchayne Park. However a 
lease for these park sites was unobtainable. The South Reston Fire Station one mile to the 
northwest at Money's Corner has an existing telecommunications structure though it does not meet 
objectives to fill the coverage gap shown on the propagation maps in the application and is at a 
lower elevation. The park and ride lot close to Money's Corner does not meet coverage objectives 
for the same reason as the fire station. There is an existing tree monopole at 10922 Vale Road two 
miles southeast in Oakton that similarly does not meet main coverage objectives. 

DESCRIPTION OF SURROUNDING AREA 

Adjacent and Nearby Land Uses: 
• Subject property - The subject property is the site of Scott Crossfield Elementary School 
• North - Fred Crabtree Park and single family detached residences 
• East - Fred Crabtree Park, beyond the park are single family detached residences 
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• South - Fred Crabtree Park, beyond the park are single family detached residences 
• West - Fred Crabtree Park and across Fox Mill Road are single family detached residences 

COMPREHENSIVE PLAN PROVISIONS 

Comprehensive Plan Map: Subject property planned for Public Facilities 

Planning Area, District, and Sector: Area III, Upper Potomac Planning District, UP5 - Greater 
Reston Community Planning Sector, an area along the periphery of Reston. 

Land Use Recommendations: 

Subject property - Plan Map: Public Facilities 

• North - Public Park and Residential use at 1 -2 dwelling units per acre and Planned Residential 
Community (PRC) 

• East - Public Park and Residential use at 1 -2 dwelling units per acre and (PRC) 
• South - Public Park and Residential use at .2-.5 dwelling units per acre 
• West - Public Parks and Residential use at .5-1 dwelling units per acre 

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

Area Plan: 
Fairfax County Comprehensive Plan, 2013 Edition, Area III, Upper Potomac Planning District, 
as amended through 10-20-2015, UP5 - Greater Reston Community Planning Sector, page 87: 

"CHARACTER 

Greater Reston consists of those areas along the periphery of Reston, forming a discontiguous ring 
around Reston. The community of Reston is discussed in Area III volume of the Comprehensive 
Plan, Reston section. Greater Reston is located between Tysons Corner and the Washington Dulles 
International Airport both north and south of the Dulles Airport Access Road and Dulles Toll Road 
(DAAR, Route 267) and extends as far north as Leesburg Pike (Route 7) and as far south as Stuart 
Mill Road. 

Greater Reston is comprised of lower density residential development located on Reston's 
periphery, buffering adjacent areas from the higher density development in Reston. 
There is scattered new and older residential development throughout Greater Reston. Generally these 
areas are planned to maintain a low density residential character, including areas along Leesburg 
Pike. The planning sector also contains Lake Fairfax Park. 

CONCEPT FOR FUTURE DEVELOPMENT 

The Concept for Future Development recommends that the Greater Reston Community Planning 
Sector be designated as primarily Suburban Neighborhoods. The Reston Transit Station Areas are 
located in the sector and are discussed in the Reston section of the Upper Potomac Planning District 
portion of the Area III Plan. 
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RECOMMENDATIONS 

Land Use 

The Greater Reston Community Planning Sector is largely developed as stable residential 
neighborhoods. Infill development in these neighborhoods should be of a compatible use, type and 
intensity in accordance with the guidance provided by the Policy Plan under Land Use Objectives 8 
and 14. 

Where substantial parcel consolidation is specified, it is intended that such consolidations will 
provide for projects that function in a well-defined, efficient manner and provide for the development 
of unconsolidated parcels in conformance with the Area Plan." 

Policy Plan: 
Fairfax County Comprehensive Plan, 2013 Edition, Policy Plan, Public Facilities, as amended 
through 3-4-2014, Mobile and Land-Based Telecommunication Services, pages 37 - 40: 

"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. 

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.) 

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. 

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. 

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

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 a. 

Policy b. 

Policy c. 

Policy d. 

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

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

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

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

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

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

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

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

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

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

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

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

CONFORMANCE WITH THE COMPREHENSIVE PLAN f2232f 

Location 

The subject property is owned and operated by the Fairfax County School Board. The school site 
is identified on the Comprehensive Plan Map as Public Facilities. The proposed facility is in the 
northwest comer of the lot, north of Scott Crossfield Elementary School. The facility will be 
surrounded by Fred Crab Tree Park and located east of the baseball fields and south of the 
nearest residences off of Wild Cherry Place. Locating the proposed facility on public land meets 
the Policy Plan Objective 42, Policy d. recommending public lands as a preferred location for 
telecommunications facilities. The proposed telecommunications facility will not hinder any of 
the operations of Scott Crossfield Elementary School. This is compatible with Objective 42, 
Policy f. to ensure that the use of public property by mobile and land-based telecommunications 
facilities does not interfere with the existing or planned operational requirements of the public 
use. Alternative sites were considered by the applicant in order to be consistent with the 
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Comprehensive Plan guidelines recommending the placement of telecommunication facilities on 
existing structures or rooftops. There are no existing buildings in the surrounding area with 
sufficient height for co-location of a telecommunications use. The chosen location is in an area 
with tree cover that offers an opportunity to conceal the proposed structure. This is consistent 
with Objective 42, Policy b. when existing structures are not available for co-location, locate 
new structures on properties that provide the greatest opportunity to conceal facilities and 
minimize their visual impact. The applicant states that nearby sites with public uses such as 
Crabtree Park and Little Difficult Run Stream Valley Park were also contemplated as possible 
locations but a lease for these properties was not possible. 

Character 

The proposed monopole is designed to resemble an evergreen tree in a woodland setting 
consistent with Objective 43, Policy a. to camouflage the facility's appearance to look like a 
natural feature in a similar context of the surrounding area. The 138' monopole will be covered 
with artificial branches to screen the antennas, consistent with Objective 42, Policy c., which 
encourages camouflage structure design. From the school and baseball fields the top portion of 
the monopole pine may be visible, however, most views of the tree monopole from the 
surrounding properties will be mitigated by vegetation and distance. Vantage points and views of 
the structure from residences will be limited or obscured by the existing trees, especially during 
months of foliage. The proposed monopole meets Policy Plan Objective 42, Policy 1. 
recommending locating new structures near or within areas of mature vegetation and trees that 
provide an appropriate setting for minimizing the visual impact. 

Extent 

The proposed 138' monopole is designed to accommodate up to 5 carriers. The applicant proposes 
twelve panel antennas at 123' in height on the monopole. Available space for four future carrier's 
antennas is located at 113, 103, 93 and 83 foot heights. The proposed monopine will be located 
within a 2,500 square foot equipment compound. The compound will contain an 8 foot 4 inch tall 
canopy over a concrete equipment slab covering the applicant's 3 cabinets and 1 generator. The 
compound will include space for future carriers and be screened by an 8 foot tall chain link fence. 
This is consistent with Objective 42, Policy o. guidelines of siting proposed telecommunication 
facilities to allow for future expansion. The tree monopole will be located approximately 447 feet 
northwest of Wild Cherry Place, with the nearest residence approximately 367 feet to the 
northwest. 

Overall, the Comprehensive Plan objectives are achieved for designing, siting, and/or landscaping 
mobile and land-based telecommunications facilities to minimize impacts on the character of the 
property and surrounding areas. 

CONCLUSIONS AND RECOMMENDATIONS 

Staff concludes that the subject proposal by Milestone Tower Limited Partnership III, to construct 
a 138' tall tree monopole telecommunication facility at 2791 Fox Mill Road, Herndon, VA 20171, 
satisfies the criteria of location, character, and extent as specified in Va. Code Sec 15.2-2232. 
Therefore, staff recommends that the Planning Commission find the subject Application 2232-
H16-23, substantially in accord with provisions of the adopted Comprehensive Plan. 
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DATE: August 22,2016 

TO: Joe Gorney, Staff Coordinator 
Zoning Evaluation Division, DPZ 

FROM: Linda Barfield, Urban Forester II 
Forest Conservation Branch, DPW 

SUBJECT: Crossfield ES (HM).SE 2016-HM-017 

I have reviewed the above referenced Special Exception Application; Written Statement of 
justification; and a Plat Plan stamped "Received, Department of Planning and Zoning, July 26, 

It appears that the barrier and land between the equipment compound and the property lines has 
been specifically designed to minimize adverse impacts to adjacent properties by the 
conservation of existing evergreen and deciduous trees and installation of an 8' high chain link 
fence surrounding the equipment compound. The required type 3 Transitional Screening yard 
with a required width of 50' and an area of 3,800 square feet (West) has been modified to a 25' 
width with 2 existing large evergreens and an existing 4' height chain link fence barrier near the 
property line. The required type 1 transitional screening yard with a required width of 25' and an 
area of 1,250 square feet (South) is also modified to provide a 25' width consisting of existing 
trees shown on the tree inventory and an existing 4' height chain link fence near the property line 
in accordance with modification request letter and application dated June 6, 2016. An approval 
was granted under the provisions of Paragraph number 3, Section 13-305 of the Zoning 
Ordinance of Fairfax County, (see attached) The TSY and barrier modification approval letter 
dated June, 10, 2016, along with the TSY modification request letter dated June 6, 2016 should 
be incorporated into the plan set. UFMD finds that no additional landscape planting is required. 
Forest Conservation Branch staff has no further comments regarding this application. 

I can be reached at 703-324-1770 if you have any questions or concerns. 

2016. 

lb/ 

UFMDID #: 218851 

cc: DPZ File 
attachment 

Department of Public Works and Environmental Services 
Urban Forest Management Division 

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

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

APPENDIX 10



·County of Fairfax, Virginia 
To proteQt and enrich the quality of life for the people, n~ighborhoods and diverse communities ofFairfax County 

June 10, 2016 

J. Cabot Goudy, P.E. 
Vice President 
6600 Rockledge.Drive 
Suite 550 
Bethesda, MD .20817 

RE: Transitional Screening ModificationNo.;6937-WTSW-001-1 
Project Name: Mil~stone Communications at Crossfield Elementary School 
Tax Map No.: 029-3-0F004 & 005 

Dear J. Cabot: 

Your request for a modification of the Transitional Screening requirements for the referenced 
proposed new 138-foot tree pole and fonced telecommunications equipment compound light 
public utility use has been carefully reviewed ·by the Urban Forest Management Division 
.(UFMD) staff and your request has b~en approved. 

It appears that the barrier and land between the equiplflent compound and the property lines has 
been speci:ficaily designed to minimize adverse impacts to adjacent properties by the 
conservation of existing evergreen and deciduous trees and installation of an 8' high· chain link 
fence surrounding the equipment compound. The required type 3 Transitional Screening yard 
with a required width of 50' and an area of 3,800 square feet (West) has been modified to a 25' 
width with 2 existing large evergreens and an existing 4' height chain link fence barrier near the 
property line. The required type 1 transitional screening yard with a required width of 25' and an 
area of 1,250 square feet (South) is also modified to provide a 25' width consisting of existing 
trees sbpwn on the tree inventory and an existing 4' height chain link fence near the property line 
in ac<?ordance with modification request letter and application dated June 6, 2016 .. This approval 
has been granted under the provisions of Paragraph numb.er 3, Section 13-305 of the Zoning 
Ordinance of Fairfax County. · ' 

This modification approval letter, along with the request letter dated June 6, 2016 shall be 
.incorporated into any future plan submissions. 

Department of Public Works and Environmental Services 
Urban Forest Management Division 

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

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



J. Cabot Goudy, P .E. 
6937-WTSW-001-1 
June 10, 2016 
Page 2 of2 

If further assistance is desired, please contact Linda Barfield, Urban Forester II, Forest 
Consen!ation Section; Urban Forest Management Division at 703-324-1770. 

Sincerely, 

~'~ 
Keith W. Cline, Director 
Urban Forest Management Division 
DP WES 

KWC/lb 

ID#:212500 
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~entrex 
communication services, inc. 

6600 Rockledge Drive, Suite 550 •Bethesda, MD 20817 •Tel: 202.408.0960·• Fax: 202.408.0961 

June 6, 2016 

Mr. Keith Cline, Director 
Fairfax County Urban Forest Management Division 
12055 Government Center Parkway 
Fairfax, VA 22053 

Re: Request for Waiver/Modification of the Provisions of Article 13 
197 54-MS P-001-1.1 
Milestone at Crossfield Elementary School 
2791 Fox Mill Road 
Herndon, VA 20171 

Dear Mr. Cline: 

This letter is to describe the existing transitional screening for the above referenced site. Note 
that the proposed Milestone installation is "Light public utility use" (No. 14 on the matrix). 

This site is located on an existing FCPS school parcel. Milestone is proposing a new 138-foot 
treepole inside a 50' x 50' fenced equipment compound. The majority of the site is surrounded 
by Fairfax County Park Authority property containing high quality upland forest. There is an old 
cemetery property partially along the southern parcel line. West of the parcel access drive is a 
single family parcel. Note that FCPS does not prefer to have the site heavily screened due to 
security concerns. 

Existing Conditions: 

We have prepared a tree inventory plan showing trees 12" in diameter or greater in a 25' wide 
yard around the proposed lease area. 

• West Yard: There are 3 existing trees (2 large deciduous and 1 dead tree). For this 
project only the dead tree will be removed. 

• North Yard: There are 2 existing trees (2 large deciduous). For this project one large 
deciduous will need to be removed. 

• East Yard: There are 8 existing trees (8 large deciduous). For this project, no large 
deciduous tree will need to be removed. 

• South Yard: There are 6 trees (1 dead, 3 large deciduous and 2 large evergreen). For 
this project, one large deciduous tree would need to be removed (along with the dead 
tree). 

In addition, we have relocated the access road so as to preserve one 18" diameter tree and one 
20" diameter tree. 



June 6, 2016 
Milestone at Crossfield Elementary School 

Modification requests: 

1. Transitional Screening Yard "A" to the West 
Use: Dwellings, detached (Number 1 on the matrix) 
Zoning: R-1 
Transitional Screening Requirement: 3 
Barrier Requirement: D, E or F 

Transitional Screening Modification Justification: 

I 
Page2 

13-305-3. "Transitional screening may be modified where the building, a barrier 
and/or the land between that building and the property line has been specifically 
designed to minimize adverse impact through a combination of architectural and 
landscaping techniques." 

Note: We are requesting a modification to the Transitional Screen 3 requirement 
(50' wide planted yard). We are requesting a 25' wide yard with reduced plantings. 

The residential property is across Fox Mill Road and there are existing large 
evergreen trees along the residential property line on Fox Mill Road. In addition 
the school site slopes upward so that the monopole site would not be visible from 
the property. There are 2 large deciduous tree located inside the 25' wide side 
yard on the west of the compound and a dead tree that will be removed. There are 
also various smaller diameter trees in this yard. 

Barrier Provided: Not identified in Article 13 barrier requirement!?, however, per 
Section 2-514 of the zoning ordinance, the barrier provided is an 8' high chain link 
fence. 

2. Transitional Screening Yard "B" to the West and North 
Use: Park (Number 12 on the matrix) 
Zoning: R-2C 
Transitional Screening Requirement: None 
Barrier Requirement: None 

3. Transitional Screening Yard "C" to the East 
Use: Park (Number 12 on the matrix) 
Zoning: R-2C 
Transitional Screening Requirement: None 
Barrier Requirement: None 

\// 
~entrex 
c:ommuni~tion sorvicog, inc. 



June 6, 2016 
Milestone at Crossfield Elementary School 

4. Transitional Screening Yard "D" to the South 
Use: Cemetery (Number 5 on the Matrix) 
Zoning: RE 
Transitional Screening Requirement: 1 
Barrier Requirement: D, E or F 

Transitional Screening Modification Justification: 

• Page 3 

13-305-3. "Transitional screening may be modified where the building, a barrier 
and/or the land between that building and the property line has been specifically 
designed to minimize adverse impact through a combination of architectural and 
landscaping techniques." 

Note: We are requesting a modification to the Transitional Screen 1 requirement 
(25' wide planted yard). We are requesting reduced plantings due to existing trees 
and smaller plants. 

There is existing mature landscaping between the school property and the 
existing cemetery. In addition, the 25' wide yard on the south side of the 
equipment compound will preserve 2 large deciduous trees and 2 large 
evergreens as well as various smaller diameter young trees. 

Barrier Provided: Not identified in Article 13 barrier requirements, however, per 
Section 2-514 of the zoning ordinance, the barrier provided is an 8' high chain link 
fence. 

5. Transitional Screening Yard "E" to the South 
Use: Park (Number 12 on the matrix) 
Zoning: R-E 
Transitional Screening Requirement: None 
Barrier Requirement: None 

Please contact me if you have any questions. 

Sincerely, 

'J. ea&t <Joady, 
J. Cabot Goudy 
Vice President 

\// 
~entrex 
communi~ation sarviceis, inc. 



To: Department of Public Works and 
Environmental Services 
Office of Site Development Services 
Plan Control Section 
12055 Government Center Parkway 
Fairfax, Virginia 22035-5503 

- FOR OSDS USE ONLY" 

Waiver# _____ _ Logged in by: 

Page 1 of __ Fee Amount ____ _ 

Paid on __ / __ / __ Receipt# ____ _ 

Logged to UFB on ______ _ 

REQUEST FOR WAIVER/MODIFICATION OF THE PROVISIONS OF 
ARTICLE 13 OF THE FAIRFAX COUNTY ZONING ORDINANCE 

COVERSHEET 

NOTE: a complete waiver/modification request must contain all of the following items: 
(4) copies ofa complete application (this cover sheet and appropriate attachment) 
(4) sets of landscape plans with complete plant schedule and details 
(4) copies of the applicant's letter of justification 

WAIVER TYPE 
I ,,. I transitional screening and/or barrier (USE ATTACHMENT A) 
0 tree cover (USE ATTACHMENT B) 
0 interior parking lot (USE ATTACHMENT C) 

SUBDIVISION PLANS ONLY: 
If tree cover waiver/modification request is for a subdivision plan, the notification requirements of County Code 
section 101-2-2(9) must be met. Include with this request (4) copies of the typical letter of notification that was sent to 
adjoining or affected property owners and include a list of the property owners notified. At a minimum the letter 
should include the County requirements and a description of the proposed waiver/modification to those requirements. 

I. APPLICATION INFORMATION (please print or type) 

PROJECT NAME Milestone at Crossfield Elementary School TAX MAP# 036 -_1_-(CJ.2_))-(_)-_G __ 

SUPERVISORY DISTRICT Hunter Mill -----------
PROPERTY OWNER OR DEVELOPER Milestone Communications 

ADDRESS 12110 Sunset Hills Road,Suite 100, Reston VA 20190 

PHONE 703-620-2555 

AGENT FOR APPLICANT Colleen Khan PHONE 202-725-1286 
~-----------------~ 

ADDRESS 6600 Rockledge Drive, Suite 550, Bethesda MD 20817 

osds67 (l/99) 



2. PROPOSED USE: School -Telecom EXISTING USE: School ZONING: R-2C 
~------ ---~ 

USE MATRIX CATEGORY NUMBER FOR PROPOSED USE: 14 ----

SITE PLAN SUBMITTED: YES 0 NO [ZJ PLAN NUMBER (if applicable): in process 

3. ZONING ORDINANCE REFERENCE 
Section and paragraph under which modification or waiver is requested: Article 13 - 305 

4. APPLICANT/AGENT SIGNATURE DATE 
------------~ -----

osds67 (1/99) 



ATTACHMENT A: TRANSITIONAL SCREENING AND/OR BARRIER WAIVER 
NOTE: THIS FORM IS AN ATTACHMENT TO THE COVER SHEET 

l. A-West 1 PROPERTY LINE: Adjacent Use: SF Detached SE OR SP Use? _N __ Adjacent Zoning: _R_-1 __ 

SCREENING REQUIRED: None: D 
Screening yard required: 3-50' wide 

NO. OF TREES: 9-12 large evergreens __ medium evergreens 
0-3 I~e deciduous small deciduous ~evergreen shrubs 

SCREENING PROVIDED: None: _LJ_ 
Screening yard provided: I· 25' W { (} £;; 

NO. OF TREES: __ large evergreens __ medium evergreens 
_2 __ large deciduous __ small deciduous __ evergreen shrubs 

+I· y I Nlf+I c.w..1rJ 
BARRIER TYPE: Existing:f...lNI"-- fl>Altl AMIJ>Jlkequired: D,E or F Provided: K' HIG-U rJJArAI LJJl)I'( F£NCe Af];;V~?p 

N~Tti &c.UOtlL f'Afftev MONoP<!~ eo l)Jflrir;l'Jt OJr.J.-1~\,) fY 

2. 8-West 2 an4PROPERTY LINE: Adjacent Use: _P_a_rk ____ SE OR SP Use? _N __ Adjacent Zoning: R-2C 

SCREENING REQUIRED: None: [Z] 
Screening yard required: 

NO. OF TREES: __ large evergreens 
l;!.!:&e deciduous 

SCREENING PROVIDED: None: _LJ_ 

__ medium evergreens 
small deciduous __ evergreen shrubs 

Screening yard provided: 
NO. OF TREES: __ large evergreens __ medium evergreens 

2 large deciduous 
V-"'17H!G+I CH Al N 

small deciduous __ evergreen shrubs 

. . LIN"' "£"'l~f'tllilllJ!> . N <1. 1 .--,,..1«. A/l.l)UtJD 
BARRIER TYPE: Ex1stmg: "' /' Requ1Ted: one Provided: 0 HKrH CJJA/JJ ldJ.JC.:;;ru=-c U.A'QIJ.'··J 

~µD()L ~110:[.. ------ }'\UN<)POl-G~0lllftnu•1 11,.,,, r 

3. C~East PROPERTY LINE: Adjacent Use: Park SE OR SP Use? _N __ Adjacent Zoning: R-2C 

SCREENING REQUIRED: None: [Z] 
Screening yard required: 

NO. OF TREES: __ large evergreens 
l;!.!:&e deciduous 

SCREENING PROVIDED: None: LJ 

__ medium evergreens 
small deciduous __ evergreen shrubs 

Screening yard provided: 
NO. OF TREES: large evergreens __ medium evergreens 

S-- large deciduous __ small deciduous __ evergreen shrubs 

Y- 4' /.J161~ Gl{AIN ,J 
BARRIER TYPE: Existing: UtJ/'. ffJJC£ AA()\J~equired: _N_o_n_e ____ Provided: A I Hlc.fl C /.lAIJ./ L/NK ~~ftu6i./ 

~C WOO/, f All-CS L.- /tO fl() Pde £.() {) l/'.lflE NT 
4. D-South 1 PROPERTY LINE: Adjacent Use: Cemetery SE OR SP Use? _N __ Adjacent Zoning: _R_E __ 

SCREENING REQUIRED: None: _D_ 
Screening yard required: 1-25' wide 

NO. OF TREES: _4 __ large evergreens __ medium evergreens 
__ large deciduous small deciduous ~ evergreen shrubs 

SCREENING PROVIDED: None:_[]_ 
Screening yard provided: /~ Z.S' WI DG 

NO. OF TREES: _2 __ large evergreens __ medium evergreens 
_2 __ large deciduous __ sniall deciduous __ evergreen shrubs 

t/· 'I' HIGfl eµA1ri 
BARRIER TYPE: Existing:lJ/(f<.f'eNCE M<11Jt'~equired: D,E or F 

.{a!Dr.IL PAUB L 
NOTE: Use additional copies of Attachment A as needed to describe every property line. 

osds67 ( 1/99) 



ATTACHMENT A: TRANSITIONAL SCREENING AND/OR BARRIER WAIVER 
NOTE: THIS FORM IS AN ATTACHMENT TO THE COVER SHEET 

I. E-South 2 PROPERTY LINE: Adjacent Use: _P_a_rk ____ SE OR SP Use? _N __ Adjacent Zoning: R-2C 

SCREENING REQUIRED: None: IZI 
Screening yard required: 

NO. OF TREES: __ large evergreens 
li;r_g,e deciduous 

SCREENING PROVIDED: None: _LJ __ 
Screening yard provided: 

__ medium evergreens 
small deciduous __ evergreen shrubs 

__ medium evergreens 
small deciduous __ evergreen shrubs 

NO. OF TREES: _2 __ large evergreens 
_2 __ large deciduous 

1/- '(' 1-1161! C flAI~ 
BARRIER TYPE: Existing: Li/\!/<. FcNCJ;; AJWJN~equired: _D_,_E_or_F ___ Provided: 0' J.11(.f} QJAld U r/1' PJ;Nct A~IJ;JO 

.scllooi.. ff.lr«;f:l/ /.'10N(}fo~ef)u1fi'"EH1' tMtYJPt>uN{J 

2. -----PROPERTY LINE: Adjacent Use: SE OR SP Use? __ Adjacent Zoning: __ _ 

SCREENING REQUIRED: None: D 
Screening yard required: 

NO. OF TREES: __ large evergreens 
l~e deciduous 

SCREENING PROVIDED: None: _LJ_ 
Screening yard provided: 

NO. OF TREES: __ large evergreens 
__ large deciduous 

__ medium evergreens 
small deciduous __ evergreen shrubs 

__ medium evergreens 
small deciduous __ evergreen shrubs 

BARRIER TYPE: Existing: ______ Required: ______ Provided:------

3. ____ PROPERTY LINE: Adjacent Use: _____ SE OR SP Use? __ Adjacent Zoning: __ _ 

SCREENING REQUIRED: None: D 
Screening yard required: 

NO. OF TREES: __ large evergreens 
l~e deciduous 

SCREENING PROVIDED: None: LJ 
Screening yard provided: 

NO. OF TREES: __ large evergreens 
__ large deciduous 

__ medium evergreens 
small deciduous __ evergreen shrubs 

__ medium evergreens 
small deciduous __ evergreen shrubs 

BARRIER TYPE: Existing: ______ Required: ______ Provided: _____ _ 

4. _____ PROPERTY LINE: Adjacent Use: _____ SE OR SP Use? __ Adjacent Zoning: __ _ 

SCREENING REQUIRED: None: _D_ 
Screening yard required: 

NO. OF TREES: __ large evergreens 
__ large deciduous 

SCREENING PROVIDED: None: _D_ 
Screening yard provided: 

NO. OF TREES: __ large evergreens 
__ large deciduous 

__ medium evergreens 
small deciduous __ evergreen shrubs 

__ medium evergreens 
small deciduous __ evergreen shrubs 

BARRIER TYPE: Existing: ______ Required:------ Provided:------

NOTE: Use additional copies of Attachment A as needed to describe every property line. 

osds67 ( 1/99) 



FAIRFAX COUNTY PARK AUTHORITY 

M E M O R A N D U M  

TO: 

FROM: 

DATE: 

SUBJECT: 

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

<n\ 

Chris B. Caperton, Chief 
Facilities Planning Branch 
Planning Division 
Department of Planning and Zoning 

Sandy Stallman, AICP, Manager 
Park Planning Branch, PDD 

August 31, 2016 

2232-H6-23 and SE 2016-HM-017, Milestone Tower Limited Partnership III, 
Tax Map Number: 36-1 ((10)) G (FCPS - Crossfield ES) 
Also reference FCPA Tax Map 26-3((10))Fl and 36-l((l))26 
REVISED COMMENTS 

BACKGROUND 
The Park Authority staff has reviewed the referenced 2232 and Special Exception applications 
accepted on May 24, 2016 and July 26, 2016, respectively, and the draft DPZ staff report. This 
revised memorandum replaces staffs previous recommendations dated May 5, 2016. 

The applicant proposes the construction of a 138-foot tall telecommunications monopole 
designed to resemble a pine tree and a 50' by 50' fenced equipment compound. The site is 
adjacent to the Park Authority's Fred Crabtree Park in the Hunter Mill Supervisory District. 
Construction and maintenance access through the park will be needed to implement this proposal 
and will require FCPA permits and approvals. 

COMPREHENSIVE PLAN GUIDANCE 
The County Comprehensive Plan includes both general and specific guidance regarding parks 
and resources. Resource protection is addressed in multiple objectives, focusing on protection, 
preservation, and sustainability of resources (Parks and Recreation Objectives 2 and 5, p.5-7). 

ANALYSIS AND RECOMMENDATIONS 

Cultural Resources Impacts 
The parcel was subjected to archival review. From the Park Authority's perspective, there are no 
known cultural resources issues as the parcel is nearly fully developed. It is noted that all 
telecommunications projects trigger Section 106 of the National Historic Preservation Act. 
Therefore, it is recommended that the applicant consult with the Virginia Department of Historic 
Resources. 

APPENDIX 11



Chris B. Caperton, Barbara Berlin 
2232-H16-23 with SE 2016-HM-017, Milestone Tower Limited Partnership III 
Page 2 

Impacts to Park Authority Resources 
Access to the site is proposed via the shared school and park access road and parking lot on Park 
Authority-owned parcels 26-3 ((10)) F2 and 36-1 ((1)) 26. Although Sheets Z-l and Z-2 of the 
development plan show the limits of clearing and grading within 15 feet of Park Authority 
property, construction and maintenance access to the tower location will be through the park. 

The applicant will be required to satisfy all Park Authority requirements for access to parkland 
prior to and during construction and for regular maintenance access after construction. Access to 
the telecom facility will require utilization of the park entrance road, interior roadways and 
parking lots. In addition, utility service may require other construction on parkland. These 
proposed temporary and permanent access, utility installation and construction activities on 
parkland conflict with regular park use. The applicant must first acquire a Right of Entry 
License, Easement, and/or Construction Permit from the Fairfax County Park Authority, as 
specified in the PFM for the purpose of surveying, clearing, grading, or temporary / permanent 
construction, and related activities. Staff is currently discussing land right conditions with the 
Applicant and FCPA permits and approvals will be required. It is recommended that the issuance 
of a non-RUP for the facility be conditioned upon obtaining said Park Authority approvals. In 
addition, the Applicant will be required to identify the utility feeds and satisfy FCPA 
requirements as a condition of obtaining necessary utility easements. 

Fred Crabtree Park (formerly Fox Mill District Park) borders Crossfield Elementary School and 
is protected in its natural state and "shall not be denuded, defaced, nor otherwise disturbed in any 
manner, at any time, without the approval of the appropriate County Departments" (see the plat 
entitled, Section 6, Fox Mill Woods, prepared by DeLashmutt Associates, January 1974, and 
recorded in the land records of Fairfax County at Deed Book 4158, Page 470 on January 31, 
1974). This restriction precludes land disturbance on the parcel without the Park Authority's 
express consent. 

In addition, the park master plan approved by the Park Authority Board in 1980 and revised in 
1995 governs the park's specific land use. Facilities shown on the master plan have been built 
with the remainder of the park designated as Managed Conservation Area. 

To obtain the necessary permits, the applicant will need to demonstrate to the Park Authority that 
there are no feasible alternatives to impacting parkland and that parkland impacts have been 
minimized and mitigated. The Park Authority may request additional information (i.e. survey, 
topography, tree survey, archaeological studies, cultural resource studies, etc.) in order to 
evaluate an easement or construction permit request. Conditions and/or fees may be required for 
Park Authority license, easements, or permits. Should the applicant need to submit a request for 
a Right of Entry License, Easement, and/or Construction Permit to the Fairfax County Park 
Authority, applications are available from the Easement Coordinator, Fairfax County Park 
Authority, Planning and Development Division, 12055 Government Center Parkway, Suite 406, 
Fairfax, Virginia 22035; main telephone number (703) 324-8741. (PFM 2-1103) 
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SUMMARY OF RECOMMENDATIONS 

This section summarizes the recommendations included in the preceding analysis section. 

• Cultural resources impacts are not anticipated; however consultation with the Virginia 
Department of Historic Resources is recommended to ensure compliance with Section 
106 of the National Historic Preservation Act. 

• As construction, utility easements and regular maintenance access on parkland is 
required, the applicant must satisfy all Park Authority requirements for access prior to 
and during construction and for regular maintenance after construction. The issuance 
of a non-RUP for the facility should be conditioned upon the necessary FCPA 
permits, easements and approvals. 

FCPA Reviewer: Ryan J. Stewart 
DPZ Coordinators: Joe Gorney, Zoning Evaluation Division/DPZ 

Natalie Knight, Facilities Planning Branch/DPZ 

Copy: David Bowden, Director, Planning and Development Division 
. Cindy Walsh, Director, Resource Management Division 

Liz Crowell, Manager, Cultural Resource Management & Protection Section 
John Stokely, Manager, Natural Resource Management & Protection Section 
Cindy McNeal, Real Estate Services Branch, PDD 
Joe Gorney, Zoning Evaluation Division, DPZ 
Natalie Knight, Planner, Facilities Planning Branch, DPZ 
Chron File 
File Copy 

P:\Park PlanningYDevelopment Plan Review\DPZ Applications\SE\SE 2016\SE 2016-HM-
017\SE 2016-HM-017 FCPA revised 8-31-16.docx 



 

Department of Public Works and Environmental Services 

Land Development Services, Site Development and Inspections Division 

12055 Government Center Parkway, Suite 535 

Fairfax, Virginia 22035-5503 

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

 

 

 

 

 

DATE:  August 22, 2016 

 

TO: Joe Gorney, Staff Coordinator 

Zoning Evaluation Division 

Department of Planning and Zoning 

 

FROM: Yosif Ibrahim, Storm water Engineer 

Site Development and Inspections Division  

Department of Public Works and Environmental Services 

 

SUBJECT: Special Exception SE 2016-HM-017 (Milestone Tower Limited Partnership 

III), LDS Project #6937-ZONA-001-1, Tax Map #036-1-10-000G, Hunter 

Mill District 

 

 

We have reviewed the subject application and we offer the following: 

 

(1) There is no floodplain and Resource Protection Area within the subject property. 

 

(2) Water quality control requirement for the subject site is proposed to be met through the 

purchase of off-site nutrient credit. The applicant during the submission of final 

construction plan shall provide a letter of availability and purchase agreement for the 

offsite nutrient credit with total phosphorous reduction required of 0.21 lb/year. 

 

(3)  The runoff from the subject property sheet flows towards frosted open space area and 

areas designated as major floodplain. Since the quantity of flow contribution from the site 

is minimal compared to the flow at the point of outfall, it seems impractical to provide 

on-site detention and the outfall seems to be adequate. 

 

(4)  Based on the above, it appears that the subject application meet the intent of Chapter 124 

of the County Storm water Management Ordinance and we don’t have any further 

comment and/or objection as it relate to storm water management. 

 

 

Please contact me at 703-324-1720 if you require additional information.   

 

 

 

 

 

 

 

 

 

 

 

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

 

cc: Fred Rose, Chief, Watershed Planning & Assessment Branch, Storm water Planning 

Division, DPWES 

 Shahab Baig, Chief, North Branch, SDID, DPWES 

 Zoning Application File 



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

DATE: August 18, 2016 

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

FROM: Denise M. James, Chief 
Environment and Development Review Branch, DPZ • M l  

SUBJECT: ENVIRONMENTAL ANALYSIS for: SE 2016-HM-017 
Milestone @ Crossfield Elementary 

This memorandum, prepared by John R. Bell, includes citations from Comprehensive Plan that 
provide guidance for the evaluation of the subject Special Exception (SE), application and plat 
dated June 25, 2016. The extent to which the application conforms to the applicable guidance 
contained in the Comprehensive Plan is noted. Possible solutions to remedy identified issues are 
suggested. Other solutions may be acceptable, provided that they achieve the desired degree of 
mitigation and are in conformance with Plan policies. 

Note: The applicable Comprehensive Plan citations may be found at the end of this report. 

ENVIRONMENTAL ANALYSIS 

This section characterizes the environmental concerns raised by an evaluation of this site and the 
proposed land use. Particular emphasis is given to opportunities provided by this application to 
conserve the County's remaining natural amenities. Analysis for this application addresses the 
overall general development plan and proffered commitments for the subject property. 

Stormwater Management 

The proposed telecommunications facility is to be located on a portion of an existing public 
school site. The area of the proposed telecommunications facility is entirely wooded at this time. 
The combined area of the proposed compound and access road will result in a disturbed area of 
slightly more than six thousand nine hundred (6,900) square feet. The materials submitted with 
the application make no mention of any stormwater management measures which may be 
provided to offset the increased impervious area resulting from the proposed use. The applicant 
is encouraged to provide water quantity and/or quality control measures to offset the loss of tree 
cover resulting from the proposed facility. It should further be noted that the total disturbed area 

Department of Planning and Zoning 
Planning Division 

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

Phone 703-324-1380 
Fax 703-653-9447 

DEPARTMENT OF 

Excellence * Innovation * Stewardship 
Integrity * Teamwork * Public Service www.fairfaxcounty.gov/dpz/ 

P L A N N I N G  
&  Z O N I N G  
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may result in the need for a minor site plan from the Department of Public Works and 
Environmental Services (DWPES). The applicant should provide documentation with a 
determination from DPWES regarding the need for a minor site plan. 

COMPREHENSIVE PLAN CITATIONS: 

The Comprehensive Plan is the basis for the evaluation of this application. The assessment of 
the proposal for conformity with the environmental recommendations of the Comprehensive 
Plan is guided by the following. 

Environment 

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

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

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

For new development and redevelopment, apply better site design and low 
impact development (LID) techniques such as those described below, and 
pursue commitments to reduce stormwater runoff volumes and peak flows, to 
increase groundwater recharge, and to increase preservation of undisturbed 
areas. In order to minimize the impacts that new development and 
redevelopment projects may have on the county's streams, some or all of the 
following practices should be considered where not in conflict with land use 
compatibility objectives: 

- Encourage the use of innovative BMPs and infiltration techniques of 
stormwater management where site conditions are appropriate, if 
consistent with county requirements. 

- Maximize the use of infiltration landscaping within streetscapes 
consistent with county and state requirements. 

Development proposals should implement best management practices to reduce runoff pollution 
and other impacts. Preferred practices include: those which recharge groundwater when such 
recharge will not degrade groundwater quality; those which preserve as much undisturbed open 
space as possible; and, those which contribute to ecological diversity by the creation of wetlands 
or other habitat enhancing BMPs, consistent with State guidelines and regulations." 

Policy a. 

Policy k. 

DMJ:JRB 

0:2016_Development_Revie\v_Reports\Special_Exceptions\SE_2016-HM*017_Milestone@Crossfield_ES_env. doc 



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

DATE: 5/3/2016 

TO: 

FROM: 

SUBJECT: 

The Fairfax 
application and does not anticipate any impacts on existing roads, trails or transit service in the 
area. 

There are no planned road improvements in the vicinity of the proposed site. The installation of 
the monopole is not expected to impact recommendations for a striped shoulder and a minor 
paved trail on Fox Mill Road, recommended in the Bicycle Master Plan and Trails Master 
Plan. There appear to be no other significant transportation impacts resulting from the 
proposed use for the site. 

If you have any questions please feel free to contact Angela Martinez (tel. 703-877-5843) 
Angela.Martinez@fairfaxcounty.gov. 

Cc: Kristin Calkins, FCDOT 
Harvey Clark, DPZ 
Mike Davis, FCDOT 
Adam Lind, FCDOT 
Angela Martinez, FCDOT 
Karyn Moreland, FCDOT 
Chris Wells, FCDOT 
Randy White, FCDOT 

Chris Caperton, Chief 
Facilities Planning Branch, DPZ 

Leonard Wolfenstein, Chief 
Transportation Planning Section 
Department of Transportation 

Application for 15.2-2232 determination -2232-H16-23 for the construction of 
a 138-foot tall monopole and an associated 2,500 sq. ft. fenced equipment 
compound located at Scott Crossfield Elementary School and Fred Crabtree 
Park at 2791 Fox Mill Road, Hemdon, VA 20171. 

County Department of Transportation (FCDOT) has reviewed the above 2232 

Fairfax County Department of Transportation 
4050 Legato Road, Suite 400 

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

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

'CDOT 
Serving Fairfax County 
for 25 Years and More 
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Policy 8335.3 
School Board 

FACILITIES 

Facilities Design and Construction 

Wireless Telecommunications Facilities 

This policy supersedes Policy 8335.2. 

I. PURPOSE 

To provide access to school properties for the location of mobile and land-based 
telecommunication network facilities for wireless telecommunication for the citizens of 
the county, consistent with the efforts of the Fairfax County government to furnish 
appropriate coverage, and to enhance the instructional program of Fairfax County Public 
Schools (FCPS), as well as to obtain revenue for the benefit of FCPS. 

II. SUMMARY OF CHANGES SINCE LAST PUBLICATION 

This policy has been reviewed, and there are no changes at this time. 

III. PHILOSOPHY 

Wireless telecommunication facilities will be considered for location on school system 
sites where adequate space exists, where the facilities can be integrated into currently 
existing vertical structures or natural elements, and where the facilities can be 
constructed in such a manner as to resemble other man-made structures and natural 
features, such as light poles and trees. Such facilities will not be installed on elementary, 
middle, or high school buildings. Community input will be solicited prior to any decisions 
on telecommunications facilities applications. 

IV. AUTHORITY 

The Division Superintendent and the assistant superintendent for the Department of 
Facilities and Transportation Services, either of whom may act individually and through 
his or her designees, shall have authority (i) to take all necessary actions to process 
applications (including granting approvals or issuing denials); (ii) to negotiate and 
execute such agreements and related documents in connection with wireless 
telecommunication facilities of third parties on school property; and (iii) to administer and 
manage the wireless telecommunications program on behalf of the school system. 

Policy , 
adopted: April 15, 2005 

Reviewed and 
corrected: July 13, 2007 

Revised: May 6, 2010 
Reviewed: May 7, 2015 

FAIRFAX COUNTY SCHOOL BOARD 
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COMPREHENSIVE PLAN EXCERPTS 
 
 
FAIRFAX COUNTY COMPREHENSIVE PLAN, 2013 Edition, AREA III, Upper 
Potomac Planning District, Amended through 10-20-2015, UP5-Greater Reston 
Community Planning Sector, Page 87. 
 

UP5 GREATER RESTON COMMUNITY PLANNING SECTOR 
 
CHARACTER  
 
“Greater Reston consists of those areas along the periphery of Reston, forming a 
discontiguous ring around Reston.  The community of Reston is discussed in Area III 
volume of the Comprehensive Plan, Reston section.  Greater Reston is located between 
Tysons Corner and the Washington Dulles International Airport both north and south of 
the Dulles Airport Access Road and Dulles Toll Road (DAAR, Route 267) and extends 
as far north as Leesburg Pike (Route 7) and as far south as Stuart Mill Road.  

 
Greater Reston is comprised of lower density residential development located on 
Reston's periphery, buffering adjacent areas from the higher density development in 
Reston.  
 
There is scattered new and older residential development throughout Greater Reston. 
Generally these areas are planned to maintain a low density residential character, 
including areas along Leesburg Pike. The planning sector also contains Lake Fairfax 
Park.” 
 
CONCEPT FOR FUTURE DEVELOPMENT  
 
“The Concept for Future Development recommends that the Greater Reston Community 
Planning Sector be designated as primarily Suburban Neighborhoods.  The Reston 
Transit Station Areas are located in the sector and are discussed in the Reston section 
of the Upper Potomac Planning District portion of the Area III Plan.” 

 
RECOMMENDATIONS  
 
Land Use  
 
“The Greater Reston Community Planning Sector is largely developed as stable 
residential neighborhoods. Infill development in these neighborhoods should be of a 
compatible use, type and intensity in accordance with the guidance provided by the 
Policy Plan under Land Use Objectives 8 and 14.  

 
Where substantial parcel consolidation is specified, it is intended that such consolidations 
will provide for projects that function in a well-defined, efficient manner and provide for 
the development of unconsolidated parcels in conformance with the Area Plan.” 
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FAIRFAX COUNTY COMPREHENSIVE PLAN, 2013 Edition, POLICY PLAN, Public 
Facilities, Amended through 3-4-2014, Page 1.  
  

PUBLIC FACILITIES 
 
INTRODUCTION  
 
“Public facilities are those facilities required to support the services and functions 
provided by the county government or public utility companies. Such facilities are 
essential to support the community and its development and to enhance the overall 
quality of life. Public facilities include such necessities as water and sewer lines and 
police and fire protection, as well as educational and cultural services. In addition, they 
also include human service providers and parks and recreation, although these facilities 
and services are discussed in separate sections of the Comprehensive Plan.  
 
The vigorous growth of Fairfax County has been paralleled by demands for public 
services and facilities. The county's present system of public facilities demonstrates a 
high commitment to service provision and the community's expectations. However, as 
the infrastructure in currently developed portions of the county ages, there will be 
increased competition between newer and older areas for facility dollars. Therefore, it 
will become increasingly important to cause future development to occur in concert with 
adequate public facilities, if the existing level of service is to be maintained in a fiscally 
sound manner.  
 
The Public Facilities Element of the Comprehensive Plan recognizes that the level of 
public services enjoyed by county residents is a significant local attribute and its 
continuation requires sound and supportable planning guidelines. These must not only 
ensure that there is a balance between the county's future land use intensity and facility 
quantity, but that new facilities are located to maximize accessibility while minimizing 
neighborhood impact. Therefore, it is the purpose of this Plan element to provide 
specific guidance on the following: 
 
• the appropriate general location of new facilities;  
• appropriate specific locational criteria, such as site size, access, and screening for 

different facility types;  
• service level standards which indicate the number of new facilities;  
• methods for determining the specific need and appropriate timing of facilities;  
• the acceptable character and extent of facilities and measures for attaining them.  
 
The primary mechanisms for applying this guidance and ensuring a well balanced and 
adequate public facility system, is through both the Capital Improvement Program and 
2232 Review processes. These mechanisms are important tools for implementing the 
county's public facilities plan. They will be guided by the standards and guidelines 
identified in the Public Facilities Element of the Comprehensive Plan.  
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The county's Capital Improvement Program guides the development of public facilities 
over a five year period. It shows the arrangement of projects in a sequential order based 
on a schedule of priorities and assigns an estimated cost and anticipated method of 
funding each project. The Capital Improvement Program provides the financial 
foundation necessary to implement plans.  
 
The county's 2232 Review process is a mechanism for reviewing the compatibility of 
proposed public facilities with the locational guidelines established in the 
Comprehensive Plan. Specifically, this process is used to determine if the general or 
approximate location, character and extent of a proposed facility are in substantial 
accord with the Plan.” 
 
 
FAIRFAX COUNTY COMPREHENSIVE PLAN, 2013 Edition POLICY PLAN Public 
Facilities, Amended through 3-4-2014, Pages 37-40. 
 

MOBILE AND LAND-BASED TELECOMMUNICATION SERVICES 
 
“Mobile and land-based telecommunication services provide for the wireless 
transmission of voice and data and include cellular and personal communications 
services (PCS), paging and wireless Internet services and mobile radio communication. 
These services operate from wireless networks that depend on antenna devices and 
related equipment to transmit from a sender to one or more receivers. Such services 
are viewed as public utility service providers that benefit the community and its 
economic growth and vitality.  
 
A telecommunications facility is defined as a facility, site, or location that contains 
one (1) or more antenna, telecommunications towers or monopoles, a distributed 
antenna system (DAS), micro-cell or other miniaturization technology, alternative 
support structures, satellite dish antennas, other similar communication devices, and 
related equipment and site improvements used for transmitting, receiving, or relaying 
telecommunications signals.  
 
The objectives and policies set forth in this section provide guidance on siting and 
design issues used in evaluating land use applications. They should not be interpreted 
as superseding or amending any requirements of the Zoning Ordinance or other 
applicable local, state and federal laws pertaining to these issues.  
 
The 1996 Telecommunications Act, implemented by the Federal Communications 
Commission (FCC), and the federal courts defers to state and local governments 
(subject to certain exceptions) with respect to the placement, construction, and 
modification of facilities used to provide cellular, broadband, and other personal wireless 
services. State and local governments may not regulate these facilities based on the 
potential health or environmental effects of radio frequency (RF) emissions, to the 
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extent that the facilities comply with established FCC regulations. Information on the 
FCC regulations is available for review on their Website.  
 
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. (See Figures 8, 9, 10.)  
 
Policy b. When existing structures are not available for co-location, or co-location is not 
appropriate because of adverse visual impacts or service needs, locate new structures 
that are required to support telecommunication antennas on properties that provide the 
greatest opportunity to conceal the telecommunication facilities and minimize their 
visual impact on surrounding areas.  
 
Policy c. When new structures or co-locations are required to serve residential 
neighborhoods, consider minimizing visual impacts on the surrounding area by utilizing 
camouflage structure design and/or micro-cell technologies or similar miniaturization 
technologies, such as distributed antenna systems (DAS), if feasible.  
 
Policy d. When multiple sites provide similar or equal opportunity to minimize impacts, 
public lands shall be the preferred location.  
 
Policy e. Locate mobile and land-based telecommunication facilities on public property 
only after a lease agreement between the county, or related board or authority, and the 
service provider has been established.  
 
Policy f. Ensure that the use of public property by mobile and land-based 
telecommunication facilities does not interfere with the existing or planned operational 
requirements of the public use and complies with adopted policies and plans to protect 
natural resources.  
 
Policy g. Co-locate mobile and land-based telecommunication facilities operated by 
different service providers on single sites and/or structures whenever appropriate. 
Locate single-use structures on a property only when a co-location structure for multiple 
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service providers is not desirable or feasible due to technological differences, site 
limitations or visual impact concerns.  
 
Policy h. Ensure that the height of the proposed telecommunication facility is no greater 
than necessary to allow for co-location on the telecommunication facility based on its 
service area requirements while still mitigating the visual impact of the facility.  
 
Policy i. When new structures, co-locations and/or technologies (such as distributed 
antenna systems, micro-cell technology or miniaturization technology) are necessary to 
meet the service area requirements for the residential neighborhood(s), ensure that the 
height and mass of any appropriate co-location on the telecommunication facility is in 
character with the surrounding residential area and mitigates the visual impact of the 
facility on the surrounding residential area.  
 
Policy j. Design, site and/or landscape proposed telecommunication facilities to 
minimize impacts on the character of the property and surrounding areas. Demonstrate 
the appropriateness of the design through facility schematics and plans which detail the 
type, location, height, and material of the proposed structures and their relationship to 
other structures on the property and surrounding areas.  
 
Policy k. Demonstrate that the selected site for a new telecommunication facility 
provides the least visual impact on residential areas and the public way, as compared 
with alternate sites. Analyze the potential impacts from other vantage points in the area, 
especially from residential properties, to show how the selected site provides the best 
opportunity to minimize its visual impact on the area and on properties near the 
proposed site.  
 
Policy l. 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  
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• Replace existing telecommunication facilities with taller structures or extend their 
overall height to reduce the need for another structure when such height increases 
or structure replacements are visually appropriate to the site, including the 
surrounding area and are consistent with the type, style and pattern of the existing 
structure.  

 
Policy m. Locate proposed telecommunication facilities to ensure the protection of 
historically significant landscapes and cultural resources. The views of and vistas from 
architecturally and/or historically significant structures should not be impaired or 
diminished by the placement of telecommunication facilities.  
 
Policy n. Site proposed telecommunication facilities to avoid areas of environmental 
sensitivity, such as steep slopes, floodplains, wetlands, environmental quality corridors, 
and resource protection areas.  
 
Policy o. Site proposed telecommunication facilities to allow for future expansion and 
with corresponding levels of screening to accommodate expansion.  
 
Policy p. Design and site proposed telecommunication facilities to preserve areas 
necessary for future right-of-way dedication and ancillary easements for construction of 
road improvements.  
 
Policy q. Locate and construct antennas used for purposes other than mobile and land-
based telecommunication services in accordance with the same guidelines established 
in this “Mobile and Land-Based Telecommunications Services” section.  
 
Objective 43: Design proposed telecommunication facilities to mitigate their 
visual presence and prominence, particularly when located in residential areas, 
by concealing their intended purpose in a way that is consistent with the 
character of the surrounding area. (See Figures 11 and 12.)  
 
Policy a. Disguise or camouflage the appearance of proposed telecommunication 
facilities to resemble other man-made structures and natural features (such as 
flagpoles, bell towers, and trees) that are typically found in a similar context and belong 
to the setting where placed.  
 
Policy b. Design proposed telecommunication facilities that are disguised and 
camouflaged to be of a bulk, mass and height typical of and similar to the feature 
selected.  
 
Policy c. Use other new and existing structures and vegetation of comparable form and 
style to establish a grouping that complements a camouflaged telecommunication 
facility and supports its design, location and appearance.” 
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ZONING ORDINANCE PROVISIONS 
 
 
9-006 General Standards 
 
In addition to the specific standards set forth hereinafter with regard to particular special 
exception uses, all such uses shall satisfy the following general standards: 
 
1. The proposed use at the specified location shall be in harmony with the adopted 

comprehensive plan.  
 

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

3. The proposed use shall be such that it will be harmonious with and will not adversely 
affect the use or development of neighboring properties in accordance with the 
applicable zoning district regulations and the adopted comprehensive plan. The 
location, size and height of buildings, structures, walls and fences, and the nature 
and extent of screening, buffering and landscaping shall be such that the use will not 
hinder or discourage the appropriate development and use of adjacent or nearby 
land and/or buildings or impair the value thereof.  

 
4. The proposed use shall be such that pedestrian and vehicular traffic associated with 

such use will not be hazardous or conflict with the existing and anticipated traffic in 
the neighborhood.  
 

5. In addition to the standards which may be set forth in this Article for a particular 
category or use, the Board shall require landscaping and screening in accordance 
with the provisions of Article 13.  
 

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

7. Adequate utility, drainage, parking, loading and other necessary facilities to serve 
the proposed use shall be provided. Parking and loading requirements shall be in 
accordance with the provisions of Article 11.  
 

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

 
 
9-104 Standards for all Category 1 Uses 
 
In addition to the general standards set forth in Sect. 006 above, all Category 1 special 
exception uses shall satisfy the following standards:  
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1. Category 1 special exception uses shall not have to comply with the lot size 

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

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

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

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

 
 
 
9-105 Additional Standards for Mobile and Land Based Telecommunication 
Facilities  
 
1. Except for antennas completely enclosed within a structure, all antennas and their 

supporting mounts shall be of a material or color that closely matches and blends 
with the structure on which it is mounted.  
 

2. Except for a flag mounted on a flagpole as permitted under the provisions of Par. 2 
of Sect. 12-203, no commercial advertising or signs shall be allowed on any 
monopole, tower, antenna, antenna support structure, or related equipment cabinet 
or structure.  
 

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

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

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



APPENDIX 18 

GLOSSARY 
 This Glossary is provided to assist the public in understanding  

the staff evaluation and analysis of development proposals. 
It should not be construed as representing legal definitions. 

Refer to the Fairfax County Zoning Ordinance, Comprehensive Plan, 
or Public Facilities Manual for additional information. 

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

 

Agricultural & Forestal District 
Affordable Dwelling Unit 
Architectural Review Board 
Best Management Practices 
Board of Supervisors 
Board of Zoning Appeals 
Council of Governments 
Community Business Center 
Conceptual Development Plan 
Commercial Revitalization District 
Department of Transportation 
Development Plan 
Department of Public Works and Environmental Services 
Department of Planning and Zoning 
Dwelling Units Per Acre 
Environmental Quality Corridor 
Floor Area Ratio 
Final Development Plan 
Generalized Development Plan 
Gross Floor Area 
Highway Corridor Overlay District 
Housing and Community Development 
Level of Service 
Non-Residential Use Permit 
Office of Site Development Services, DPWES 
Proffered Condition Amendment 
Planning Division 
Planned Development Commercial 
 
 

PDH 
PFM 
PRC 
RC 
RE 
RMA 
RPA 
RUP 
RZ 
SE 
SEA 
SP 
TDM 
TMA 
TSA 
TSM 
UP & DD 
VC 
VDOT 
VPD 
VPH 
WMATA 
WS 
ZAD 
ZED 
ZPRB 
 
 

Planned Development Housing 
Public Facilities Manual 
Planned Residential Community 
Residential-Conservation  
Residential Estate  
Resource Management Area 
Resource Protection Area 
Residential Use Permit 
Rezoning 
Special Exception 
Special Exception Amendment 
Special Permit 
Transportation Demand Management 
Transportation Management Association 
Transit Station Area 
Transportation System Management 
Utilities Planning and Design Division, DPWES 
Variance 
Virginia Dept. of Transportation 
Vehicles Per Day 
Vehicles per Hour 
Washington Metropolitan Area Transit Authority 
Water Supply Protection Overlay District 
Zoning Administration Division, DPZ 
Zoning Evaluation Division, DPZ 
Zoning Permit Review Branch 
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