
 

Date of Hearing: September 14, 2022 

 

# 16 
 

BOARD OF SUPERVISORS 

PUBLIC HEARING 

STAFF REPORT 

 

SUBJECT: CMPT-2021-0014 & SPEX-2021-0053, Milestone Towers 

Mickie Gordon Park 

 

ELECTION DISTRICT(S): Blue Ridge  

 

CRITICAL ACTION DATE: October 4, 2022 

 

STAFF CONTACT(S): Grace Oestenstad, Planning & Zoning 

 Joe Kroboth III, Planning & Zoning 

 

APPLICANT: Leonard Forkas, Milestone Tower Limited Partnership IV 

 

PURPOSE: To consider a request for a Commission Permit (CMPT) to permit a 130-foot-tall 

Telecommunications Monopole with a two-foot lightning rod on top (132 feet tall in total) inside 

an equipment compound on a 99.89-acre parcel that is also the location of Mickie Gordon 

Memorial Park. To accommodate the requested monopole use, the applicant also requests a Special 

Exception (SPEX) to allow a telecommunications facility in the Agricultural/Rural – 2 (AR-2) 

zoning district. 

 

RECOMMENDATION(S): 

 

Planning Commission: At the Planning Commission (Commission) Public Hearing on July 26, 

2022, the Commission denied (6-1-2: Merrithew opposed; Miller and Salmon absent) the CMPT 

application and forwarded the SPEX application to the Board of Supervisors (Board) with a 

recommendation of denial. 

 

Staff: Staff supports Board approval of the CMPT and the SPEX subject to the Conditions of 

Approval (Conditions) (Attachment 1) and based on the Findings for Approval (Attachment 2). 

Staff recommends the Board overturn the Commission’s denial of the CMPT. Staff finds that the 

general location, character, and extent of the proposal is consistent with the policies for 

telecommunications facilities in the Rural Policy Area (RPA) and Rural South Place Type as 

described in the Loudoun County 2019 General Plan (2019 GP), and policies in the Strategic Land 

Use Plan for Telecommunication Facilities (Telecommunication Plan). The Conditions have been 

approved to legal form. The applications are ready for Board action. 
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APPLICATION INFORMATION: 

APPLICANT: 

Milestone Tower Limited Partnership IV 

Leonard Forkas 

REPRESENTATIVE: 

Site Link Wireless 

Phil Stetler 

443-977-7561 

pstetler@sitelinkwireless.com  

PARCELS/ACREAGE: 

PIN Acreage 

503-40-4063 99.89 
 

ACCEPTANCE DATE: 

February 18, 2022 

LOCATION: 

23229 Carters Farm Ln, Middleburg, VA 20117 

ZONING ORDINANCE: 

Revised 1993 

EXISTING ZONING: 

AR-2 

POLICY AREA: 

Rural 

PLACE TYPE: 

Rural South 

 

CONTEXT:  

 

Location/Site Access – The subject property is located north of U.S. Route 50 and west of Carters 

Farm Lane (Route 627). The site is also the location of Mickie Gordon Memorial Park. The site 

can be accessed from Carters Farm Lane through an entrance to the park, on the northwest side of 

the parking lot by the soccer and cricket fields. 

 

Existing Conditions – The site is a public active and passive recreational park containing open 

space, a covered seating area, sports fields, recycling drop-off facility, and partially wooded areas.

  

Surrounding Properties – 

 

 

Directions – From Leesburg, head south on King Street and continue onto U.S. Route 15 headed 

south for approximately 8.9 miles. Turn right at the traffic circle intersection with U.S. Route 50 

and head west for approximately 4.6 miles. Turn right on Carters Farm Lane, then turn left at the 

entrance to Mickie Gordon Memorial Park. 

 

  

 Land Use Zoning District(s) Place Type 

North Agricultural/Residential AR-2 Rural South 

South Agricultural/Residential AR-2 Rural South 

West Agricultural/Residential AR-2 Rural South 

East Agricultural/Residential AR-2 Rural South 

mailto:pstetler@sitelinkwireless.com
https://goo.gl/maps/ZLwwgr9S32dYKrY68
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Figure 1: Vicinity Map 

 

 
 

PROPOSAL: The applicant proposes to construct a 130-foot-tall Telecommunications Monopole 

with a two-foot lightning rod on top inside a 2,500 SF (50 feet by 50 feet) fenced equipment 

compound on the north end of a 99.89-acre parcel zoned AR-2. If granted approval for these 

applications, the applicant anticipates that they would increase the height of the monopole by 20 

feet through an administrative process for a maximum height of 150 feet.1 The subject parcel is 

owned by the Loudoun County School Board (LCPS) and is also the location of Mickie Gordon 

Memorial Park. The land subject to these applications would be leased by the applicant from 

LCPS. At the ultimate height of 150 feet, the facility would be able to accommodate up to four 

wireless telecommunication carriers. To access the site, the applicant proposes to construct a ten-

foot-wide gravel access road extending from an existing parking lot to the compound entrance. 

 
1 Federal law permits some modifications to existing wireless facilities without subsequent legislative review if the 

modifications are physically unsubstantial. In Title 47 of Code of Federal Regulations (CFR) Section 1.6100, 

“Wireless Facility Modifications,” also known as Section 6409(a) of the Spectrum Act, a “local government may not 

deny and shall approve any eligible facilities request for modification of an eligible support structure that does not 

substantially change the physical dimensions of such structure.” The regulation defines a substantial change in height 

as an increase of “more than 10% [of the height] or by the height of one additional antenna array with separation from 

the nearest existing antenna not to exceed twenty feet, whichever is greater.” Therefore, the applicant could increase 

the height of the monopole by-right up to 20 feet plus the height of an antenna through an administrative approval. 
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The compound would be surrounded by an eight-foot-high slatted chain link fence and a 25-foot-

wide Type C landscape buffer yard on all sides.2 

 

Figure 2: CMPT/SPEX Plat (Annotated) 

 

 
 

 

  

 
2 A Type C Buffer contains 120 plant units per 100 linear feet with diverse plant types, is 25 feet wide, and also 

requires an opaque fence at a minimum of six feet high in order to create maximum screening opacity. 
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Figure 3: Elevation of Proposed Telecommunications Monopole 

 

 
 

BACKGROUND: On April 5, 2022, the Board approved (7-0-2: Buffington and Saines absent) a 

timeline extension of 60 days for the Commission to act on the CMPT application, which gave the 

Commission until July 18, 2022. Because of a delay in the applicant’s resubmission and a 

subsequent referral review, the applicant agreed to extend the Commission’s decision deadline to 

July 27, 2022. 

 

Planning Commission: The Planning Commission held a Public Hearing on July 26, 2022. There 

were eight public speakers who spoke in opposition to the applications. Comments included 

concerns about the visual impact of the monopole on the historic viewshed from the Route 50 

corridor and the entrance to the Town of Middleburg, the height of the monopole, the proximity 

and potential impacts to adjacent property owners, the potential for a future monopole height 

increase, the applicant’s site selection process, and whether the monopole would address the 

wireless coverage needs of the area. The Commission discussed the visual impact of the monopole, 

mechanisms to restrict the height of the monopole, possible design changes to mitigate visual 

impact, and the appropriate percentage of native plant species for the Type C Buffer Yard. The 

Commission requested information regarding the extent of the fall zone if the monopole were to 

https://loudoun.granicus.com/MetaViewer.php?view_id=86&clip_id=7016&meta_id=214848
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collapse. The applicant agreed to a Condition that would require the use of 100% Virginia native 

plant species in the landscaping for the Type C Buffer Yard.  

 

Members of the Commission inquired about the possibility of increasing the height of the 

monopole beyond 150 feet via an administrative process. The applicant stated that they had no 

intention to increase the height of the monopole beyond 150 feet. Staff stated that only one 

modification to the height of a telecommunications facility has been approved in the County where 

the height of a lattice cell tower at 17561 Canby Road was increased by 10 feet. The applicant 

offered to waive the right to extend the height of the monopole and to memorialize the agreement 

to a maximum monopole height of 150 feet in the site lease agreement with LCPS. 

 

The Commission requested the applicant to extend the deadline for decision on the CMPT to allow 

the Commission to take the applications to a Commission Work Session, to which the applicant 

did not agree. The Commission denied (6-1-2: Merrithew opposed; Miller and Salmon absent) the 

CMPT and forwarded (6-1-2: Merrithew opposed; Miller and Salmon absent) the SPEX 

application to the Board with a recommendation of denial on grounds that the Commission did not 

have assurance from the applicant that LCPS would agree to include a height limit for the 

monopole at 150 feet in the site lease agreement, and that the applicant did not sufficiently address 

other questions raised by the public regarding the coverage area, potential negative impacts to 

adjacent property owners, and visibility.  

 

On August 5, 2022, the applicant filed an appeal to the Board to reverse the Commission decision 

to deny the CMPT (Attachment 3). On August 8, 2022, the applicant submitted revised application 

materials (Attachments 4 and 5), a letter responding to comments and questions that arose at the 

Commission Public Hearing, and several letters to support the responses, including an engineer’s 

evaluation of the monopole fall zone, a real estate market study, a safety compliance statement, 

and a letter from T-Mobile confirming their intent to co-locate at the proposed site if the 

applications are approved (Attachment 8). 

 

The applicant held a community meeting on August 25, 2021, and conducted two online polls to 

get community feedback on the site location and the color scheme for the monopole and associated 

equipment. Staff has received four comments on the Loudoun Online Land Applications System 

(LOLA), one in opposition and three requesting the applicant reduce the height by 100 feet. Staff 

has received 12 comments via email, one in support and 11 opposed to the applications. The 

comment in support cited the community benefit of the proposal and the need for improved 

wireless coverage in the area. The email comments in opposition to the proposal cited concerns 

for the visual impact of the monopole, potential increase in height after approval, location in park 

open space as opposed to co-location on existing structures such as one of the two Middleburg 

water towers, the facility’s potential impact on nearby property values, lack of evidence showing 

improved wireless coverage and community benefit, and inadequate public outreach. The staff 

reports and associated attachments can be viewed online at www.loudoun.gov/lola; search 

“CMPT-2021-0014.” 

http://www.loudoun.gov/lola
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OUTSTANDING ISSUES: There are no outstanding issues with the applications. 

 

POLICY ANALYSIS: 

 

Commission Permit (CMPT) Criteria for Approval - Zoning Ordinance Section 6-1103(A) of the 

Revised 1993 Loudoun County Zoning Ordinance states that when considering a Commission Permit, 

“The Planning Commission shall review the application to determine if the feature for which 

approval is sought is substantially in accord with the adopted Comprehensive Plan.” Section 6-

1101(A) further states, “No street or connection to an existing street, park or other public area, public 

building or public structure, public utility facility or public service corporation facility other than a 

railroad facility, whether publicly or privately owned, shall be constructed, established or authorized, 

unless and until the general location or approximate location, character and extent thereof has been 

submitted to and approved by the Planning Commission as being substantially in accord with the 

adopted Comprehensive Plan.” 

 

Special Exception (SPEX) Criteria for Approval - Zoning Ordinance Section 6-1309 of the 

Revised 1993 Loudoun County Zoning Ordinance states that in considering a minor special 

exception or special exception application, six (6) factors shall be given reasonable consideration. 

These criteria for approval are organized below by category, followed by staff’s analysis.  

 

A. Land Use: 

ZO §6-1309(1) Whether the proposed minor special exception or special exception is consistent 

with the Comprehensive Plan. (5) Whether the proposed special exception at the specified location 

will contribute to or promote the welfare or convenience of the public.  

 

Analysis – There are no outstanding land use issues with the applications. 

 

A telecommunications facility requires a CMPT and is permitted with a SPEX approval in the AR-

2 zoning district. Appropriately sited and well-designed telecommunications facilities are 

encouraged in the Rural Policy Area (RPA) under 2019 GP policies. The 2019 GP recognizes 

high-speed wired and wireless telecommunication networks, including broadband technology, as 

priorities to support rural businesses and residents of this area of Loudoun County.3 Likewise, 

2019 GP policies state that the lack of broadband service in western Loudoun is a major constraint 

to the rural economy and mark the need to support the development of high-quality wired and 

wireless telecommunications networks to serve businesses, residents, and visitors.4 

 

The Telecommunications Plan policies establish a hierarchy of preferred locations for new 

telecommunications facilities.5 The first preference is for new antennas to be collocated on existing 

structures that are over 50 feet tall to minimize the need for new towers and monopoles. The tallest 

structures in the vicinity are two water towers within the Town of Middleburg and utility towers 

 
3 2019 GP, Chapter 2, Rural Policy Area Strategy 3.2. 
4 2019 GP, Chapter 6, Fiscal Policy 7. 
5 Telecommunications Plan, Section II. A. Countywide Location Policies, Policy 1. 
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within a utility pole line east of Middleburg. The western water tower already has wireless 

antennae co-located on it, and the eastern water tower and utility towers were determined to be too 

close to the existing co-located antennae on the western water tower and are not sufficiently high 

enough in elevation to cover the applicant’s desired service area east of Middleburg (see 

Attachment 9).  

 

The Telecommunications Plan goes on to say that when it is not feasible to collocate on existing 

structures, the second preferred locations are areas with compatible land uses, such as industrial 

and employment areas, overhead transmission line rights-of-way, on public sites, or volunteer fire 

and rescue company properties. Mickie Gordon Memorial Park fits the criteria as a public site. In 

the RPA, regardless of where the selected site falls within the location selection hierarchy, 

telecommunications facilities must be subject to performance standards to mitigate their visual 

impact on rural and historic landscapes.6 Staff’s recommended Conditions mitigate the visual 

impact of the telecommunications facility to the extent possible on the open space of the park and 

the rural character of the surrounding area. The telecommunications facility has the potential to 

contribute to the welfare and convenience of the public by providing needed wireless coverage. 

Staff finds the general location and use of the subject property for a telecommunication facility is 

in conformance with the land use and locational policies of the 2019 GP. 

 

B. Compatibility: 

ZO §6-1309(2) Whether the level and impact of any noise, light, glare, odor or other emissions 

generated by the proposed use will negatively impact surrounding uses. (3) Whether the proposed 

use is compatible with other existing or proposed uses in the neighborhood, and on adjacent 

parcels. 

 

Analysis – There are no outstanding compatibility issues. 

 

Location/Extent – The proposed location of the telecommunications facility is currently open 

space with a forested area surrounding it on three sides. The site is interior to the property near an 

existing forested area. The extent of the associated equipment compound will be able to 

accommodate up the four telecommunications providers, consistent with 2019 GP and 

Telecommunications Plan policies. Locating telecommunications facilities internal to a site rather 

than on the edge is also consistent with 2019 GP policies. 

 

Visual Impact/Character – The telecommunications facility is expected to have a visual impact on 

Mickie Gordon Memorial Park and the surrounding residences, but it will have minimal impact on 

the viewshed from U.S. Route 50 based on the results from the balloon test conducted by the 

applicant (see Figure 3). The proposed Conditions regarding the design of the telecommunications 

facility would also mitigate some of the visual impacts. Based on community feedback, the 

applicant initially reduced the height of the monopole from 185 feet to 150 feet. Following the 

Commission Public Hearing, the applicant reduced the proposed height of the monopole for 

legislative review to 130 feet, anticipating that they would administratively increase the height to 

 
6 Telecommunications Plan, Section II. A. Rural Location Policies, Policy 2. 
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a maximum of 150 feet per Federal Communications Commission (FCC) regulations, based on 

Commission feedback and public comments at the hearing. The applicant claims 150 feet is the 

lowest height necessary to provide sufficient service to the area. The proposal would also be 

subject to a condition that the facility have a two-toned painting scheme. The monopole and all 

antennas, cables, and other associated equipment would be painted brown from ground level up to 

100 feet above ground level to blend in with the forested area. Above 100 feet, everything would 

be painted gray to blend with the galvanized steel of the monopole and sky. 

 

Figure 3: Balloon Test Visibility Map 
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Landscaping, Screening, and Buffering – The applicant is required to provide a Type C Buffer Yard 

surrounding the limits of the telecommunications facility. Staff finds the buffer yard and eight-foot-

high slatted chain link fence are appropriate to mitigate the visual impact of the equipment compound 

and base of the monopole on the surrounding open space of Mickie Gordon Memorial Park. 

 

C. Environmental and Heritage Resources: 

ZO §6-1309(4) Whether the proposed special exception or minor special exception adequately 

protects and mitigates impacts on the environmental or natural features including, but not limited 

to, wildlife habitat, vegetation, wetlands, water quality (including groundwater), air quality, 

topographic, scenic, archaeological or historic features, and agricultural and forestal lands.  

 

Analysis – There are no outstanding environmental or heritage resource issues with these 

applications.  

 

Environmental Resources – Staff did not identify any significant impact to existing vegetation, 

critical habitat, or wetlands that would be caused by the proposed land disturbance or use. The 

applicant agreed to a condition to use 100% Virginia native plant species in the landscaping for 

the Type C Buffer Yard surrounding the equipment compound. 

 

Heritage Resources – There is potential for a minimal visual impact on heritage resources in the 

surrounding area. The Phase I Archeological Survey identified no physical impact to heritage sites. 

The subject property is located within the boundaries of the Middleburg Battlefield, marking a 

large cavalry battle that took place during the Civil War. The subject property is classified as a 

“study area” which encompasses the periphery of the battlefield. The “core” battlefield area is 

located to the west of the subject property in and around the Town of Middleburg. The Battle of 

Middleburg-Civil War Site (VDHR 53-5057) is listed on the Virginia Department of Historic 

Resources (VDHR) Inventory of Historic Sites and considered potentially eligible for listing on 

the National Register of Historic Places. As part of the review process, the applicant was required 

to submit a historic resources survey report and photo simulations for the proposed project to the 

FCC and VDHR to evaluate the visual impact of the proposed construction on the surrounding 

historic resources pursuant to the National Historic Preservation Act (NHPA) Section 106 review 

process. The conclusion of the Section 106 Review was that there would be no adverse visual 

effect on historic properties in the vicinity of the site. 

 

D. Transportation: 

ZO §6-1309(6) Whether the proposed special exception can be served adequately by public 

utilities and services, roads, pedestrian connections and other transportation services and, in rural 

areas, by adequate on-site utilities [emphasis added]. 

 

Analysis – Staff has identified no outstanding transportation issues for the applications. The 

applicant anticipates between one to two trips to the site per month for routine maintenance, 

indicating a negligible impact on the public roadway network. 
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E. Public Utilities/Public Safety:  

ZO §6-1309(6) Whether the proposed special exception can be served adequately by public 

utilities and services, roads, pedestrian connections and other transportation services and, in rural 

areas, by adequate on-site utilities [emphasis added].  

 

Analysis – There are no outstanding issues related to public utilities or public safety. The facility 

will be accessed by a ten-foot-wide driveway that will be constructed from an existing parking lot 

to the compound entrance. The necessary utilities are present on the property. For fire response 

and emergencies, the site is served by Middleburg Station 3 with an approximate response time of 

six minutes. 

 

ZONING ANALYSIS: There are no outstanding zoning issues with these applications. The 

applicant is not requesting any zoning modifications. 

 

DRAFT MOTIONS: 

 

1. I move that the Board of Supervisors forward CMPT-2021-0014 & SPEX-2021-0053, 

Milestone Towers Mickie Gordon Park, to the September 20, 2022, Board of Supervisors 

Business Meeting for action. 

 

OR 

 

2a. I move that the Board of Supervisors suspend the rules. 

 

AND 

 

2b. I move that the Board of Supervisors overrule the Planning Commission’s denial of CMPT-

2021-0014, Milestone Towers Mickie Gordon Park, and approve CMPT-2021-0014, 

Milestone Towers Mickie Gordon Park, subject to the Commission Permit Plat dated August 

24, 2022, and based on Findings for Approval provided as Attachments 4 and 2 to the 

September 14, 2022, Board of Supervisors Public Hearing Staff Report. 

 

I further move that the Board of Supervisors approve SPEX-2021-0053, Milestone Towers 

Mickie Gordon Park, subject to the Conditions of Approval dated September 1, 2022, and 

based on the Findings for Approval provided as Attachments 1 and 2 to the September 14, 

2022, Board of Supervisors Public Hearing Staff Report. 

 

OR 

 

3. I move an alternate motion. 
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ATTACHMENT(S): 

 

1. Conditions of Approval (September 1, 2022) 

2. Findings for Approval 

3. Applicant’s Appeal to Planning Commission Denial (August 5, 2022) 

4. CMPT/SPEX Plat (August 24, 2022) 

5. Statement of Justification 

6. Review Agency Comments 

7. Applicant Response to Referral Comments 

8. Applicant Response Letter and Attachments (August 8, 2022) 

9. Site Rule-Outs 



CONDITIONS OF APPROVAL 
Milestone Towers Mickie Gordon Memorial Park, SPEX-2021-0053 

September 1, 2022 

1. Substantial Conformance. The development of the Special Exception use described in
Condition 2 below shall be in substantial conformance with sheets Z-2, Z-4, Z-4A, Z-5, Z-
6, Z-7, Z-8, Z-9, and Z-10 of the plan set entitled “MILESTONE TOWERS MICKIE
GORDON MEMORIAL PARK,” prepared by Entrex Communications Services, Inc. and
dated April 30, 2021 as revised through August 24, 2022, (referred to herein as the “SPEX
Plat”); and the Revised 1993 Loudoun County Zoning Ordinance (the “Zoning
Ordinance”). The property subject to this Special Exception application is an
approximately 0.38-acre portion of the 99.889-acre parcel identified as Tax Map Number
/88////////13/ (PIN: 503-40-4063), which portion is more particularly identified on Sheet Z-
4 of the SPEX Plat as “COMMISSION PERMIT AND SPECIAL EXCEPTION AREA
16,609 SF.” (the “Property”). Approval of this application shall not relieve the applicant
or the owners of the Property, their successors, or parties developing, establishing, or
operating the approved Special Exception use (the “Applicant”) from the obligation to
comply with any applicable Zoning Ordinance and Codified Ordinance requirements, and
any other applicable regulatory requirements.

2. Uses Permitted. Approval of this Special Exception permits a Telecommunications
Monopole use at a maximum of 130 feet in height with a two-foot-tall lightning rod
mounted on top (“Monopole”), located within a 50 by 50 square foot fenced equipment
compound in the Agricultural Rural – 2 (AR-2) zoning district in accordance with Section
5-618(B)(2) of the Zoning Ordinance (the “SPEX Use”).

3. Design. Prior to the approval of a site plan for the SPEX Use, the Applicant shall submit
for review and approval by the Zoning Administrator details of the Monopole and its design
to ensure compatibility with these Conditions of Approval (“Conditions”). As used herein,
the term site plan includes any application for approval of a site plan or site plan
amendment in accordance with applicable County ordinances.

4. Height. The maximum height of the Monopole is limited to 130 feet, not including the
height of a two-foot-tall lightning rod, as depicted on Sheet Z-7 of the SPEX Plat.

5. Materials.

a. The Monopole shall be constructed with galvanized steel (or a material determined
by the Department of Building and Development (B&D) to be equivalent).

b. All the associated wiring and conduit for the antennae will be located within the
interior of the Monopole and identified as such on all land development
applications.

Attachment 1



c. In order to demonstrate compliance with Condition #5a-5c and Condition #6, the 
Applicant shall:  

i. With the submission of a Zoning Permit application, provide 
manufacturer’s cut sheets and paint samples for the Monopole, antennae, 
and related equipment, and;  

ii. Prior to the request for final B&D inspection and bond release, request a 
final zoning inspection by Zoning Enforcement staff and submit a Zoning 
Certification letter as part of the bond release package to verify the SPEX 
Use is in substantial conformance with the SPEX Plat and these Conditions. 

6. Paint Color. The Monopole, equipment, antennae, and cables shall be painted brown from 
ground level up to a height of 100 feet on the monopole to blend the structure with the 
surrounding trees, and then gray above the height of 100 feet to help blend the structure 
with the galvanized steel of the Monopole and with the sky, in keeping with the design 
policies of CPAM-1996-0003, Strategic Land Use Plan for Telecommunication Facilities 
(the “Telecommunications Facilities Plan”) and to better mitigate the visual impact of the 
structure on the surrounding area.  

a. Condition #6 shall be identified as a requirement on the first site plan for said SPEX 
Use and the site plan shall provide a detail that demonstrates conformance to this 
Condition. 

b. Any paint necessary to comply with these Conditions shall be applied prior to the 
operation of the SPEX Use.  

c. The Applicant shall maintain the paint in good condition and shall repaint within 
reasonable promptness any areas where paint becomes damaged, deteriorated, or 
missing, taking into account seasonal weather limitations, for the lifetime of the 
SPEX Use.  

7. Colocation Space. The Monopole shall provide colocation space with the capacity to 
accommodate a minimum of two wireless telephone service carriers and/or wireless 
internet service providers, as shown on Sheet Z-7 of the SPEX Plat. 

8. Landscaping, Buffering, and Screening.  Buffering and screening shall be provided 
along the perimeter of the equipment compound as shown on Sheets Z-6, Z-9, and Z-10 of 
the SPEX Plat in accordance with Section 5-1400 of the Zoning Ordinance. All buffering 
and screening shall be depicted on the first site plan for the SPEX Use. The Applicant shall 
also install and comply with the following:  

a. Any land disturbance shall occur only within the “Limits of Disturbance” as 
depicted on Sheet Z-5 of the SPEX Plat. 

b. All landscaping, buffering, and screening shown on the site plan shall be 
maintained in good condition and health over the lifetime of the SPEX Use, and 



any dead or diseased materials shall be replaced with reasonable promptness, 
considering seasonal weather limitations.  

c. The Applicant shall use at the time of site plan 100% Virginia native plant species 
for all landscaping throughout the Property, provided that the Applicant reserves 
the right, in consultation with and approval by the County Urban Forester, to 
modify as part of site plan approval the exact species to be used in order to meet 
FSM requirements, or if some plant materials are not available, or not available in 
the quantities required for the project, or have been deemed by the County Urban 
Forester to no longer be appropriate. Said species shall be identified on the first site 
plan for the SPEX Use prior to its approval. 

d. The equipment compound identified as “PROPOSED 130’ MONOPOLE INSIDE 
A 50’ x 50’ FENCED EQUIPMENT COMPOUND” shall be enclosed by a fence 
with gating, as shown on Sheets Z-4, Z-4A, Z-5, and Z-6 of the SPEX Plat. The 
fence and gating shall provide a minimum opacity of 90% and shall be a minimum 
of eight feet tall above finished grade. The Applicant shall maintain such fence and 
gating in good order performing prompt repairs over the lifetime of the SPEX Use. 

9. Cessation of Use.  The Applicant shall notify the Zoning Administrator within 30 days of 
the cessation of all commercial public and public entity telecommunication use. All 
equipment and facilities associated with the SPEX Use, including the Telecommunications 
Monopole, shall be removed from the Property, and the Property restored as closely as 
possible to its original condition within 90 days of cessation of all commercial public and 
public entity telecommunication use. Regarding foundations for any structures, the 
Applicant shall be required to remove foundations to a depth of two feet below the ground 
surface and shall obtain approval of the appropriate plan or permit from the Department of 
Building and Development to demonstrate conformance to Condition #9.  

10. Generator Fuel. All generator fuel sources shall be located above ground. 



FINDINGS FOR APPROVAL 
CMPT-2021-0014 & SPEX-2021-0053 

Milestone Towers Mickie Gordon Park 

1. The general location, character, and extent of the proposed telecommunications tower and
associated equipment compound are in substantial accord with the Loudoun County 2019
General Plan.

2. The proposal provides improved wireless and broadband coverage to residents and businesses
in the Rural Policy Area in accordance with Loudoun County 2019 General Plan policies.

3. As conditioned, the overall design and visual impact of the proposed telecommunication
antennas and associated equipment compound are in conformance with the design guidelines
for telecommunication facilities of the Strategic Land Use Plan for Telecommunications
Facilities.
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MILESTONE TOWERS MICKIE GORDON PARK 
Proposed Telecommunications Facility 
23229 Carters Farm Lane, Middleburg 

PIN # 503404063000 
Milestone Tower Limited Partnership IV d/b/a Milestone Towers 

Commission Permit Application (CMPT-2021-0014) 
Special Exception Application (SPEX-2021-0053) 

Telecommunications Application (TELE-2021-0012) 

STATEMENT OF JUSTIFICATION 

INTRODUCTION 

Milestone Tower Limited Partnership IV (hereinafter “Milestone,” or “Applicant”) respectfully requests 
review and approval of a Commission Permit and a Special Exception application to construct a one 
hundred thirty (130) foot tall monopole telecommunications facility (130 feet tall with a 2-foot lightning 
rod at the top of pole for a total of 132 feet) located at 23229 Carters Farm Lane, Middleburg, just north of 
Route 50/John Mosby Highway. The parcel is identified as GPIN # 503404063000 (hereinafter the 
“Property”).  The monopole and a related equipment compound will accommodate the telecommunications 
provider AT&T and up to three other future telecommunication providers at the site. Wireless 
communication and wireless internet access are insufficient to meet current and future demand in the 
general vicinity. At the Planning Commission hearing on 7/26/22, concerns were raised regarding the 
potential future extension of the monopole as allowed under Section 6409 to an overall height of 170’ (20’ 
more than the originally proposed 150’).  Given comments made at the hearing, the Applicant is now 
proposing to lower the height to 130’.  The Applicant’s view is that by lowering the height, any future 
extension under 6409 would only result in a maximum height of 150’. AT&T’s antennas will be at the 
future top of the monopole at a centerline height of 145 feet.  Space for three other carriers on the monopole 
will be available at center elevations of 135 feet (T-Mobile), 125 feet, and 115 feet.   

The monopole will be located in a 50-foot by 50-foot fenced area to the northwest of an existing baseball 
field facility. Access to the site will be via a proposed 10-foot-wide gravel access drive that will exit out of 
the existing gravel parking lot adjacent to the baseball field.  

The compound area will be in 2,500 sq ft leased area. It will have space to accommodate up to 4 
telecommunication providers, including the initial provider, AT&T.  The total compound area will be 
surrounded by an 8-foot-high chain link fence with slats as well as a 25’ wide planted landscape “Type C” 
buffer yard on the east and south sides. 

Details of the proposed facility area are shown on the Zoning Drawings prepared by Entrex Communication 
Services and dated October 13, 2021, submitted with the application package and are further described in 
this Statement of Justification. The proposed telecommunications monopole and structure are subject to the 
standards of Section 5-618 of the Loudoun County Zoning Ordinance (hereinafter “Zoning Ordinance”). 
As a permitted use via Special Exception (Section 5-618(B)(2)) in the AR-2 zone, the proposed 
telecommunications monopole and structure will comply with the standards set forth in Section 5-618(B)(3) 
and (B)(4) of the Zoning Ordinance as well as the general exception standards of Section 6-1309 of the 
Zoning Ordinance.       

BACKGROUND 

The Property is owned by the Loudoun County School Board and has a physical address of 23229 Carters 
Farm Lane in the Blue Ridge Election District.  The Park property has an existing gravel entrance road off 
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of Carters Farm Lane.  Vehicles going to the telecommunications site will use this entrance to obtain access 
to the proposed facility.  
 
The Park property is zoned AR-2 and consists of athletic fields, a picnic pavilion, natural wooded areas, 
and open space.  A gravel parking area exists adjacent to the baseball field. 

 
The immediate surrounding adjacent area is characterized by both rural and rural-residential land uses.  

 
The Applicant’s representatives met with County staff during a Pre-Application Conference on March 22, 
2021 (PRAP-2021-0024).  As discussed at that meeting, the proposed use requires both a Commission 
Permit (CMPT) and approval of a Special Exception (SPEX).  The approval of the Special Exception per 
§2-1702, §2-1502 and §3-103 of the Zoning Ordinance, and the provisions of §5-618 B (2), (3) and (4). 
 
In addition to coordinating with the Blue Ridge and Middleburg offices, Milestone has done extensive 
outreach to the community to include them in the process.  To this point, Milestone has presented the project 
at a Loudoun County Public School-sponsored virtual informational meeting, launched a project 
informational website (http://www.mickiegordonparkwireless.com/), hosted a second virtual community 
meeting, coordinated two balloon fly events, and solicited post-meeting feedback from community meeting 
participants via two online polls. 
 
The outreach timeline is as follows: 
 

• 03/22/21 – Pre-Application Meeting (PRAP-2021-0024) with County 
• 04/12/21 – LCPS Informational Meeting 
• 06/08/21 – LCPS School Board Action 
• 06/15/21 – Milestone call with Blue Ridge-Middleburg offices to discuss outreach 
• 08/14/21 - Milestone Balloon Fly 
• 08/19/21 - Milestone Balloon Fly 2 
• 08/20/21 - Website Updated with Photosimulations and Location Poll 
• 08/25/21 - Community Meeting 
• 08/31/21 - Location Poll Closed 

• Link to archived poll: https://docs.google.com/forms/d/e/1FAIpQLSfnwJyPXymS5-
m4xCFpdbeCZv0Xov_IIEqQC0LKeySU5P2V8w/viewanalytics) 

• 09/03/21 - Website Updated with Final Location, Paint Color Photosims, and Paint Color Poll 
• 09/17/21 - Paint Color Poll Closed, Website Updated with Final Color  

• Link to archived poll: 
https://docs.google.com/forms/d/e/1FAIpQLSdhaXC9ktx9v1HzNLXcVfjvKdTjtS3XITw
82c15XvaywLn-8g/vhttp://www.mickiegordonparkwireless.com/iewanalytics  

 
Key adjustments made based on feedback received during outreach: 
 

 Reduced overall structure height from 185’ to 150’   
 Relocated the tower facility to the northwest corner of the Park, thereby increasing distance from 

closest residences and main roads. 
 Offered a two-toned painting scheme to better match surrounding trees.  

 
REASON FOR REQUEST 
 
The proposed telecommunications facility is necessary for AT&T to provide and improve coverage around 
and near the intersection of Carters Farm Lane and Route 50 and to the east of Middleburg. The proposed 
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site will fill a coverage gap and enhance coverage of neighboring residential communities. In addition, 
growing wireless traffic demands in the area limit capacity of neighboring, existing AT&T sites to deliver 
quality and reliable service.  The proposed site will also relieve some existing traffic so that service does 
not degrade in the communities they serve. 
 
As of October 2021, Milestone has also received interest from T-Mobile. T-Mobile intends to locate 
telecommunications antennas and equipment at the 135’ antenna centerline.  Analysis of the terrain profile 
indicated that 135’ is the minimum height required for T-Mobile to meet their propagation objectives; lower 
heights would result in degraded performance. 

 
The proposed site will resolve the need for adequate coverage in this area of Loudoun County and will also 
ensure adequate overlapping coverage between and among existing AT&T sites in the area.  Ultimately, 
the new proposed site will allow residents and commuters to experience better quality service coverage. 

 
Propagation maps are included with the Application Package and show the existing AT&T coverage in the 
general area and the improvement that will be realized with construction of the proposed site. As more 
specifically shown on the propagation maps, the proposed site will fill the existing void in coverage not 
provided adequately by neighboring sites and when the new site is on-line.   
 
COMPLIANCE WITH §5-618 
 
Telecommunications monopoles are permissible subject to approval of a Special Exception pursuant to §5-
618(B)(2) and subject to the performance standards in §5-618(B)(3) and 5-618(B)(4). 
    
§5-618(B) (3) Monopoles, General Performance Criteria.  
All telecommunications monopoles, whether permitted by right or permissible with the approval of a special 
exception application, shall be subject to the following criteria: 
 
(a) The proposed telecommunications monopole shall be compatible with development in the vicinity with 
regards to the setting, color, lighting, topography, materials and architecture. In addition, the facility shall 
be located in the interior of the property and areas of existing vegetation, if applicable, shall be used to 
screen the facility. 
 
The proposed facility will be located on a large public park property consisting of 99.89 acres and with 
ample setback distances. The proposed monopole will be designed to blend with the existing tall trees on 
and surrounding the Park property. The structure is not located in the interior of the park property but is 
located amongst existing heavy vegetation and trees on the north and west sides of the park property. The 
facility has been intentionally sited as far possible from Route 50 in order to reduce visibility from the road 
as well as Middleburg.   All equipment associated with the facility will be in a compound area enclosed 
and screened by an 8’ tall chain link fence and a 25-foot-wide landscape planting area to the east and 
south. 
 
(b) New telecommunications monopoles shall be designed to accommodate at least three (3) providers, 
unless: (i) Doing so would create an unnecessary visual impact on the surrounding area; or (ii) No additional 
need is anticipated for any other potential user in the vicinity; or (iii) There is some valid economic, 
technological, or physical justification as to why co-location is not possible. The Applicant shall identify 
the conditions under which future co-location by other service providers is permitted. 
 
The proposed structure and compound area are designed to accommodate a total of 4 telecommunication 
carriers including the initial carrier, AT&T.   
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(c) The height of such monopole, including antennas, shall not exceed 199 feet, as measured from the 
natural ground elevation. 
 
The proposed installation will not exceed 199’. The proposed monopole will measure a maximum of 150 
feet AGL and will have a 2-foot tall lightning rod mounted to the top of the pole. The overall height of the 
structure is the lowest extent possible to meet AT&T’s coverage objectives and accommodate a total of 4 
carriers.   
 
(d) Satellite and microwave dishes attached to monopoles shall not exceed two (2) feet in diameter. 
 
No satellite or microwave dishes are proposed in this application. 
 
(e) Except as provided in Section 5-618(B)(3)(o) and Section 5-618(B)(4)(d), telecommunications 
monopoles shall not be located any closer than one (1) foot for every five (5) feet in height to any property 
line. Structures and buildings may be constructed within the setback areas of the monopole, provided other 
zoning standards are met. 
 
The proposed *150-foot tall (130’ proposal with 150’ future maximum) monopole exceeds the 5:1 setback 
requirement of 31 feet.  The monopole is 109.1 feet from the northeastern property line.  It is 802 feet from 
the northwestern property line, 409 feet from the southwestern property line, and 1852.7 feet from the 
southeastern property line along Carters Farm Lane.   
 
(f) The related unmanned equipment structure(s) shall not contain more than 500 square feet of total gross 
floor area per telecommunications provider on each site. Structures shall not exceed 12 feet in height.  
 
The equipment structures and cabinets proposed will not exceed 500 square feet nor 12 feet in height.    
 
(g) Unless otherwise required by the Federal Communications Commission or the Federal Aviation 
Administration, monopoles shall blend with the background. 
 
The proposed monopole will be constructed of galvanized steel and be both grey and brown in color.   The 
proposed monopole, panel antennas, and related equipment cabinets will all be within the size and height 
limitations specified in the Ordinance.  The antennas will be painted to match the color of the pole.   
 
(h) No signals or lights or illumination shall be permitted on a monopole, unless required by the Federal 
Communications Commission, the Federal Aviation Administration, State or Federal authorities, or the 
County. 
 
No signals, lights, or illumination will be utilized at the proposed facility unless required by the FCC, FAA, 
State or Federal Authorities, or Loudoun County.  
 
(i) No commercial advertising or signs shall be allowed on a monopole. 
 
No commercial signs or advertising are proposed. Milestone will comply with this requirement. 
 
(j) A commission permit shall be required. 
 
A Commission Permit for the facility is being applied for and processed simultaneously with this Special 
Exception application.  
 
(k) No monopole shall be located within a County designated historic district. 



5 
 

 
The proposed facility is not located within a County designated historic district.  
 
(l) All unused equipment and facilities from a commercial public telecommunications site shall be removed 
within 90 days of cessation of commercial public telecommunication use and the site shall be restored as 
closely as possible to its original condition. 
 
Should the equipment or facilities at the site not be used, they will be removed within 90 days of cessation 
and the site restored as closely as possible to its original condition prior to approval of this application.  
 
(m) Applicants for any commercial public telecommunications facility shall demonstrate that they 
have complied with applicable regulations of the FCC and the FAA. A finding from the FAA that the 
proposed facility is not a hazard or obstruction to aviation is necessary prior to the issuance of a zoning 
permit. If a proposed telecommunications facility is higher than 199 feet or within five (5) miles of the 
property boundary of either Dulles or Leesburg Airports, the Applicant shall provide verification that: 1) 
the appropriate airport authority (Metropolitan Washington Airports Authority or the Town of Leesburg) 
has been notified in writing; and 2) the FAA has determined that the proposed facility is neither a hazard 
nor an obstruction to aviation. 
 
Milestone will comply with all applicable regulations of the FCC and the FAA.  The subject parcel is not 
located within 5 miles of either Dulles or Leesburg Airports.  Supporting compliance documentation will 
be provided as part of the Application review process.  
 
(n) When locating on a Loudoun County or Loudoun County Sanitation Authority site or fire and/or rescue 
company site: 1) the telecommunications equipment shall not interfere with the existing 
telecommunications equipment of the primary use; and 2) the setback provisions of 
Section 5-618(B)(3)(e) shall not apply. In addition, the landscaping/buffering provisions of the Ordinance 
may be reduced or waived if the site has been developed in accordance with Section 5-1409(G). 
 
The proposed facility will be located on a Loudoun County site. The telecommunications equipment will 
not interfere with any existing uses of the park property, and there is no existing telecommunications 
equipment on the site. Additionally, setback provisions will be met. 
 
(o) Applicants proposing a new telecommunications monopole within one (1) mile of a County designated 
historic district or a Virginia Byway shall submit a minimum of three (3) visual simulations and written 
justification as to why the monopole could not be sited elsewhere. This requirement shall also be applied if 
a telecommunications monopole is proposed on a property listed on the National Register of Historic Places. 
 
The site is located within one mile of John Mosby Highway/Rt. 50, a noted Virginia Byway. Milestone 
submits, as a part of this application package, photosimulations from sixteen (16) vantage points that 
demonstrate the minimal visual impact the proposal will have in the area and along the Byway. 
 
A written justification as to why the monopole could not be sited elsewhere is provided below under the 
“Monopole: Additional Submission Requirements” section (b) of this Statement of Justification and is 
supported by the RF Justification and the alternative sites analysis.  It should also be noted that the 
applicant has received a “No Adverse Effect” Determination from the VA SHPO (Virginia Department 
of Historic Resources). 
 
(p) Telecommunications monopoles shall not be located along ridge lines, but downslope from the top of 
ridge lines, to protect views of the Catoctin, Bull Run, Hogback, Short Hill, and Blue Ridge Mountains. 
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The proposed facility is not located along a ridge line and will not negatively impact such views.  
 
(q) Applicants shall submit documentation, in written and graphic form, regarding the service area to be 
provided by the proposed telecommunications monopole. 
 
A written discussion regarding the service area to be provided is included above in this Statement of 
Justification under Reason for Request, page 2. RF propagation maps reflecting the service area are also 
included in the application package. The proposed facility is necessary to cover gaps in service near Route 
50 and Carters Farm Lane and to relieve wireless service provided by existing neighboring AT&T sites.  
As more specifically shown on the propagation maps submitted as part of this Application, AT&T needs to 
improve and provide additional coverage in this area.  
 
 
5-618(B) (4) Monopoles, Additional Submission Requirements. The following additional information 
shall be submitted by applicants for monopoles required to be approved by special exception. 
 
(a) The applicant shall provide photo imagery or other visual simulation of the proposed 
telecommunications monopole shown with the existing conditions of the site. This simulation shall be 
provided from a minimum of three (3) perspectives. The applicant shall address how the facility can be 
designed to mitigate the visual impact on area residents, facilities, and roads. 
 
The application package includes photo simulations taken from 16 vantage points reflecting existing site 
conditions as well as the proposal when completed.   As the photo simulations demonstrate, the proposed 
facility is well removed from residential communities and surrounding land uses and will not have a 
negative visual impact. The proposed structure is being designed to blend in with the surrounding tall trees 
by utilizing both grey and brown coloring schematics for the pole and appurtenances.  
 
 The proposed facility is removed from residential uses and roads in the area.  The closest off-site residence 
and road to the monopole’s proposed location are 1,375.9’ and 1,899.4’ away, respectively. 
 
(b) Except for areas where permitted by right, an applicant for a new commercial public telecommunication 
monopole shall demonstrate that location on an existing telecommunications facility or structure greater 
than 40 feet in height is not feasible. The applicant shall evaluate telecommunications facilities and 
structures greater than 40 feet in height within a one (1) mile radius of the proposed facility within the 
Eastern Loudoun Urban Growth Area. Elsewhere in the County, the applicant shall evaluate these locations 
within a two (2) mile radius of the proposed facility. Technological, physical, and economic constraints 
may be considered in determining 
infeasibility.  Co-location may be determined to be infeasible in the following situations: 
 

(i) Planned equipment would exceed the structural capacity of existing and approved 
telecommunications facilities, considering existing planned use of those facilities, and such 
facilities cannot be reinforced to accommodate planned or equivalent equipment at a reasonable 
cost; 
(ii) Planned equipment will cause interference with other existing or planned equipment for that 
telecommunications facility, and that interference cannot be prevented at a reasonable cost; 
(iii) Existing or approved telecommunications facilities do not have space on which planned 
equipment can be placed so as to provide adequate service; and 
(iv) Existing and approved telecommunications facilities will not provide adequate signal 
coverage. 
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The Applicant and AT&T evaluated existing sites within 2 miles of the proposed location for the new 
monopole.   The sites were determined by AT&T RF engineers to be unacceptable as an alternative location 
to the proposed site because of several primary reasons: the site is outside AT&T’s desired coverage area; 
the site is too close to an existing on-air AT&T site; the existing structure does not have sufficient height to 
provide optimal coverage for AT&T; or AT&T is already located at the existing the site to provide for 
wireless coverage to this area of the County.   A map showing the alternative sites considered and an 
accompanying spreadsheet providing address, type of structure, and reasons the site is not an acceptable 
alternative to the Mickie Gordon Park site are included with the application package.   
 
 (c) In addition to those entitled to notice under the provisions of Section 6-600 of this Ordinance, all 
owner(s), or their agent(s), of all properties abutting or immediately and diagonally across the street or road 
from those properties whose owners are entitled to notice under Section 6-600, shall be provided with the 
same written notice. The applicant is also encouraged to meet with community and homeowner’s 
association groups in the area. 
 
Notice will be provided as required under §6-600 and §5-618(B)(4)(c).  Additionally, the Applicant has 
already met with numerous community stakeholders to solicit feedback and dialogue. 
 
(d) Telecommunications monopoles permissible by special exception pursuant to Section 5-618(B)(2)(d) 
shall not be subject to the lot requirements, building requirements, and open space requirements, if 
applicable, of the zoning district in which they are located. 
 
The subject property is zoned AR-2.   It is not being located in the right of way of a private toll road. The 
lot requirements, building requirements and open space requirements have been met in accordance with 
§5-618 and §2-1500. 
 
 
6-1309 Issues for Consideration. In considering a minor special exception or special exception 
application, the following factors shall be given reasonable consideration. The applicant shall address all 
the following in its statement of justification and plat unless not applicable, in addition to any other 
standards imposed by this Ordinance: 
 
(1) Whether the proposed minor special exception or special exception is consistent with the 

Comprehensive Plan. 
 
The proposed facility supports the County’s effort to deliver a community with a high quality of life and an 
attractive business environment. The provision of improved wireless telecommunications services fosters 
an environment that is conducive to growth, competitiveness and expansion of business.  
 
 
The Milestone facility has been sited and designed in accordance with the Strategic Land Use Plan for 
Telecommunications Facilities which recognizes the positive net fiscal impact such facilities offer the 
community and strives to meet the needs of the industry while effectively preventing harmful effects on the 
community. 
 
(2) Whether the level and impact of any noise, light, glare, odor or other emissions generated by the 

proposed use will negatively impact surrounding uses. 
  
No noise, light, glare, odor or other emissions to be generated by use.  
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(3) Whether the proposed use is compatible with other existing or proposed uses in the neighborhood, and 
on adjacent parcels. 

 
The proposed facility is compatible with the Mickie Gordon Memorial Park site and the surrounding 
neighborhoods.  Visual impacts on these areas are minimal primarily due to distance, intervening trees and 
vegetation in the area, and the facility’s proximity to tall trees on the site. The adjacent and nearby parcels 
are primarily residential in nature and use, thereby allowing the passive nature of a telecommunications 
facility to not encumber existing neighboring uses. Specifically, the large wooded areas on the park site to 
the north and west, and tree lines to the south of the proposed facility’s location serve to interrupt views 
and screen the facility from most residences and parcels.   
 
 (4) Whether the proposed special exception or minor special exception adequately protects and mitigates 
impacts on the environmental or natural features including, but not limited to, wildlife habitat, vegetation, 
wetlands, water quality (including groundwater), air quality, topographic, scenic, archaeological or historic 
features, and agricultural and forestal lands. 
 
The proposed facility will have no adverse effect on the wildlife, vegetation, wetlands, water quality, air 
quality, topographic, scenic, archaeological or historic features, and agricultural and forestall lands. The 
site will have minimal impact on this area as demonstrated by the photo-simulations included in the 
application package.    
 
(5) Whether the proposed special exception at the specified location will contribute to or promote the 
welfare or convenience of the public. 
  
As noted, there is a substantial need for improvement of capacity and coverage by AT&T in the immediate 
area.  The level of service without and with the proposed new facility is shown on the propagation maps.   
 
(6) Whether the proposed special exception can be served adequately by public utilities and services, roads, 
pedestrian connections and other transportation services and, in rural areas, by adequate on-site utilities. 
 
The proposed facility will be located off an existing parking area and is accessed from an existing roadway.  
Public utilities are available to the site for electrical hook-ups.  The facility will not require water, sewer 
or other services.    
 
RELATIONSHIP OF THE PROPOSAL TO THE COMPREHENSIVE PLAN 
 
The Strategic Land Use Plan for Telecommunications Facilities was adopted as part of Loudoun County’s 
Comprehensive Plan on November 6, 1996. The purpose of this policy document includes “… ensuring 
appropriate siting and design, and mitigating impacts of telecommunication facilities.” The following is a 
discussion of the consistency of the proposed expanded monopole facilities with the Location, Design, 
Safety and Health and Implementation policies detailed in the General Plan.     
 
Location:  
 
The County’s Plan for Telecommunications Facilities states that “where it is not feasible to locate on an 
existing structure, new towers or monopoles preferably should preferably be located a) in planned and 
zoned industrial and employment areas, b) within overhead utility line rights of way where structures 
exceed 80 feet in height already exist, and c) on public sites or volunteer fire and rescue company properties 
where such facilities mitigate adverse impacts on the character and use of the public or public safety site.”   
As described above in this Statement of Justification, the Applicant and AT&T have evaluated collocation 
on other existing structures in the area and have determined that a suitable location that meets AT&T’s 
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coverage objectives is not available.  The selected site for a new monopole is a Public Park consisting of 
99.89 acres, adjacent or near to land areas that are developed with, zoned and planned for employment 
areas, businesses, and residences.   The location of the site, its large land area and heavily wooded areas on 
the property and trees and vegetation in the environs serve to mitigate any adverse impacts on the public 
site and the surrounding area.  The proposed monopole and compound area are designed to encourage 
collocation in compliance with the County’s Telecommunication Policies, and the facility will 
accommodate a minimum of four telecommunication carriers including the initial provider, AT&T.  The 
site is not located at the interior of the property but in the northwestern corner of the property. Most of the 
Park’s land area is to the south of the facility’s location.    
 
The proposed telecommunications facility will not emit noise, light, or odors and will not have any 
discernable traffic impact.  The facility will have no impact on air quality, water quality, radiation exposure, 
light pollution, noise pollution, traffic congestion or circulation.  The proposed   telecommunications facility 
will be consistent with all applicable requirements, including building and fire code. The proposed 
telecommunications facility will not present safety or fire hazards.   AT&T and all future carriers will visit 
the site approximately once per month by a technician for regular maintenance.   All carriers, and future 
carriers, co-locating on the monopole are licensed by the FCC, and each operates its equipment in full 
compliance with FCC rules and regulations.   
 
Design: 
 
Milestone has carefully considered the design standards to address visual and land use impacts of the 
proposed facility. Such consideration resulted in the selection of the large public park property which is 
well buffered from residential areas and provides an opportunity to construct the facility in an area of the 
Park well removed from existing uses.  The monopole is designed to be the minimum height possible to 
meet AT&T’s coverage objectives and allow for collocation by other telecommunication carriers.   
 
The facility will blend with the natural and built environment of the surrounding area.  The 150-foot-tall 
structure will not be lighted, will be grey and brown in color and located among other tall trees. Antennas 
and platforms mounted on the structure will be of a neutral color to blend with the monopole. The attached 
Plans show the design of the proposed facility and its relation to the Park Property.   
  
The equipment compound area is surrounded by an eight (8) foot chain link security fence and a 25-foot-
wide landscape planting area on two sides (northern and western sides are shrouded by existing trees) as 
shown on the Plans. The proposed equipment cabinets within the compound area will be completely 
screened by the fence and landscape area. The facility will not have physical or technological interference 
with the existing or planned function of the Park facility.  
 
Safety and Health:  
 
The Plan provides that Applicants shall demonstrate that they have complied with regulations of the FCC 
and the FAA. The site is not located within five (5) miles of Dulles Airport and the Applicant will provide 
that the FAA has determined that the proposed facility is neither a hazard nor an obstruction to aviation.  
The Applicant agrees to remove all unused structures and facilities from the monopole within 90 days of 
ceasing its use or expiration of its lease, whichever occurs first, and will return the site to the original 
condition as it existed prior to approval of this application. 
 
Zoning Ordinance:  
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The telecommunication facility is subject to approval of a special exception pursuant to Section 5-
618(B)(2)(a) and subject to performance standards listed in Sections 5-618(B)(3) and 5-618(B)(4). 
Compliance with each of these performance standards was discussed in detail above.   
 
RELATIONSHIP OF THE PROPOSAL TO THE VIRGINIA CODE, AGRICULTURAL AND 
FORESTAL DISTRICTS 
 
In Chapter 43 of the Code of Virginia, Section 15.2-4301. Declaration of policy findings and purpose states,  
It is the policy of the Commonwealth to conserve and protect and to encourage the development and 
improvement of the Commonwealth's agricultural and forestal lands for the production of food and other 
agricultural and forestal products. It is also the policy of the Commonwealth to conserve and protect 
agricultural and forestal lands as valued natural and ecological resources which provide essential open 
spaces for clean air sheds, watershed protection, wildlife habitat, as well as for aesthetic purposes. It is the 
purpose of this chapter to provide a means for a mutual undertaking by landowners and localities to protect 
and enhance agricultural and forestal land as a viable segment of the Commonwealth's economy and as an 
economic and environmental resource of major importance. 
 
It was suggested during Milestone’s pre-application meeting that the Applicant consider how the proposal 
meets the purposes of these districts due to adjacent parcels being part of Agricultural and Forestal Districts. 
It is the Applicant’s contention that the proposed facility is compatible with the Mickie Gordon Memorial 
Park site and the surrounding neighborhoods.  Visual impacts on these areas are minimal primarily due to 
distance, intervening trees and vegetation in the area, and the facility’s proximity to tall trees on the site. 
The adjacent and nearby parcels are primarily residential in nature and use, thereby allowing the passive 
nature of a telecommunications facility to not encumber existing neighboring uses. Specifically, the large 
wooded areas on the park site to the north and west, and tree lines to the south of the proposed facility’s 
location serve to interrupt views and screen the facility from most residences and parcels.  The proposal in 
no way takes away from the viability of these Districts and will allow the Districts to continue to be used 
as an economic and environmental resource of major importance.  
 
CONCLUSION 
 
The proposal described above is consistent with and furthers the policies and standards for the placement 
of commercial public telecommunications facilities in the applicable zoning district as set forth in the 
Loudoun County Comprehensive Plan and Zoning Ordinance.  The Applicant’s proposed facility will 
comply with all applicable development and building codes and the proposed uses will conform to all 
ordinances, regulations, adopted standards, and conditions.  Accordingly, Milestone respectfully requests 
approval of this Application for a Commission Permit and Special Exception. 
 
 



DATE:  March 16, 2022 

TO: Grace Adams, Project Manager 
Department of Planning and Zoning (DPZ) 

FROM: Tom Donnelly, Planner, Land Development Division 

THROUGH: Ronald Dunbar, Land Development Division Manager 

APPLICATION NUMBER: SPEX-2021-0053 & CMPT-2021-0014 

APPLICATION NAME: MILESTONE TOWER (MICKIE GORDON PARK) 
(1st Submission Review) 

PLANNER REQUESTS TO REVIEW SUBSEQUENT SUBMISSIONS 

The Department of Building and Development (B&D), Land Development Division has completed first 
submission review of this application and provides the following comments: 

1. The proposed monopole site will be located on a leased portion of PIN 503-40-4063; therefore,
no subdivision or boundary line adjustment applications will be required for the proposed use
and further B&D Land Development Division review will not be required.

2. Pursuant to Land Subdivision and Development Ordinance (LSDO) Section 1244 and Facilities
Standards Manual (FSM) Section 8.107, B&D staff notes the Applicant will be required to
submit a site plan (STPL) application for the proposed use, which will be review by the B&D
Engineering Division, along with any easement, bonding and other documents required by
County ordinances.

3. Please revise the Plat title to reference both the CMPT-2021-0014 and SPEX-2021-0053
applications.  In addition, please revise all applicable Plat sheets and labels to reference both the
Commission Permit and Special Exception, i.e., “Commission Permit & Special Exception Area
= 12,796 SF” and “Commission Permit & Special Exception Area Legal Description.”

4. B&D staff recommends the Plat be revised to include an Area Tabulation detailing the separate
acreage/square footage of the proposed equipment compound and gravel access road included in
the leased area for the proposed use.

5. Access to the subject monopole site from Carters Farm Lane (Route 627) is proposed by a ten-
foot (10’) gravel access driveway.  During site plan review, the minimum width and design of
the access driveway will be evaluated for consistency with FSM § 4.330.  B&D staff
recommends the following condition of approval for the proposed use: “At the time of site plan
review and approval, the gravel access driveway serving the proposed use shall be designed in
accordance with the requirements of Facilities Standards Manual (FSM) Section 4.330.”

6. As a requirement for site plan approval, the Applicant will be required record an easement
agreement for the proposed gravel access driveway serving the proposed monopole site.  In this
regard, B&D staff recommends the following condition of approval for the proposed use: “Prior
to final site plan approval, the Applicant shall record an easement agreement to provide for the
use and maintenance of the gravel access driveway serving the proposed use.”

Attachment 6
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7. Regarding the zoning related comments provided herein, B&D staff defers to the Department of 

Planning and Zoning for technical review of zoning requirements applicable to the subject SPEX 
and CMPT applications. 

 
Thank you for the opportunity to review and comment on these applications. Please feel free to contact me at 
(703) 777-0255 or via email at Tom.Donnelly@loudoun.gov have any questions. 
 
If substantial revisions are made to these applications after review Building and Development requests 

further review of the application. 

mailto:Tom.Donnelly@loudoun.gov


 
 
 

 
 
DATE:     June 1, 2022 
 
TO:     Grace Adams, Project Manager 

Department of Planning and Zoning (DPZ) 
 
FROM:    Tom Donnelly, Planner, Land Development Division 
 
THROUGH:    Ronald Dunbar, Land Development Division Manager 
 
APPLICATION NUMBER:  SPEX-2021-0053 & CMPT-2021-0014 
 
APPLICATION NAME:  MILESTONE TOWER (MICKIE GORDON PARK) 
     (2nd Submission Review) 
 
PLANNER REQUESTS TO REVIEW SUBSEQUENT SUBMISSIONS  
 
The Department of Building and Development (B&D), Land Development Division has completed second 
submission review of this application and provides the following comments: 

1. Prior Comment 1:  The proposed monopole site will be located on a leased portion of PIN 503-
40-4063; therefore, no subdivision or boundary line adjustment applications will be required for 
the proposed use and further B&D Land Development Division review will not be required.  
 
Follow-up Staff Comment:  B&D staff recommends the Plat be revised to include the following 
Plat note: “The area of the proposed monopole equipment compound will be leased and is 
not proposed to be subdivided or boundary line adjusted as a separate fee simple lot or 
parcel.“ 
 

2. Prior Comment 6:  As a requirement for site plan approval, the Applicant will be required 
record an easement agreement for the proposed gravel access driveway serving the proposed 
monopole site.  In this regard, B&D staff recommends the following condition of approval for 
the proposed use: “Prior to final site plan approval, the Applicant shall record an easement 
agreement to provide for the use and maintenance of the gravel access driveway serving 
the proposed use.” 
 
Follow-up Staff Comment:  B&D staff recommends that the foregoing condition be included as 
a condition of approval for the proposed use. 

 
3. Proposed Condition 5: Since the area for the proposed use will not be subdivided or boundary 

line adjusted as a separate lot or parcel (see Comment 1 above), then please revise proposed 
Condition 5, as follows: 
 
5.a.  Establishment of Tree Conservation Areas. “…Boundaries of all Tree Conservation Areas 
shall be clearly marked in the field prior to land disturbing activities and shall be delineated on 
each easement record plat, site plan, and/or site plan amendment containing any portion of a 
Tree Conservation Area. The Applicant shall provide a tabulation of the Tree Conservation 
Areas demonstrating that SPEX Plat is in conformance with this condition with each site plan, 
site plan amendment and/or easement record plat submitted to the County.” 
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5.c.  Tree Conservation Easement. The Tree Conservation Areas shall be protected by a Tree 
Conservation Easement granted to the County and recorded with the applicable Deed of 
Easement record and plat(s) for the proposed use.  A Deed of Easement, running to the benefit of 
the County, shall be recorded prior to or concurrently with each record plat, or prior to the 
approval of each site plan or amended site plan, for the Property containing any portion of the 
Tree Conservation Area.  Such deed shall include a provision that prohibits removal of trees 
within such Tree Conservation Easement as shown on the recorded easement plat, or site plan 
and/or site plan amendment after construction has been completed by the Applicant without 
specific permission of the County except as necessary to accommodate Forest Management 
Techniques, performed by or recommended by a professional forester or certified arborist, that 
are necessary to protect or enhance the viability of the canopy. Such Management Techniques 
may include, without limitation, such actions as pruning and the removal of vines, invasive 
species, trees uprooted or damaged by extreme weather conditions, and trees or limbs that are 
diseased, insect-infested, dead, or are considered a hazard to life or property. The recorded 
easement plat, or site plan and/or site plan amendment for each portion of the Property 
containing a Tree Conservation Easement shall contain a note stating that the removal of trees 
within a Tree Conservation Easement is prohibited except in accordance with the recorded Deed 
of Easement for the Tree Conservation Areas. 

 
4. Regarding the zoning related comments provided herein, B&D staff defers to the Department of 

Planning and Zoning for technical review of zoning requirements applicable to the subject SPEX 
and CMPT applications. 

 
Thank you for the opportunity to review and comment on these applications. Please feel free to contact me at 
(703) 777-0255 or via email at Tom.Donnelly@loudoun.gov have any questions. 
 
If substantial revisions are made to these applications after review Building and Development requests 

further review of the application. 

mailto:Tom.Donnelly@loudoun.gov
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MEMORANDUM  

To: Grace Adams, Project Manager, Land Use Review 

From: Pat Giglio, Planner III, Community Planning 

Date:  March 17, 2022 

Re: CMPT-2021-0014 & SPEX-2021-0053, Milestone Towers Mickie Gordon Park                                                                        

Community Planning 1st Referral 

EXECUTIVE SUMMARY 
The applicant, Milestone Tower Limited Partnership IV, is requesting a Commission 

Permit (CMPT) and Special Exception (SPEX) to construct a telecommunication facility 

on a County-owned property occupied by Mickie Gordon Memorial Park located at 

23229 Carters Farm Lane, Middleburg. The application proposes the construction of 

a 152-foot monopole with ground-mounted equipment to provide wireless 

telecommunication and broadband serviced to an area where gaps in coverage 

currently exist. The County has identified the provision of reliable wireless 

telecommunication and broadband service as critical infrastructure for the 

development and support of rural economy uses, home-based businesses, and the 

daily activities of residents in the Rural Policy Area (RPA).  

 

The CMPT and SPEX requests for the proposed telecommunication facility are in 

general conformance with the land use policies of the Loudoun County 2019 General 
Plan (2019 GP) and the location and design policies of the Strategic Land Use Plan for 
Telecommunication Facilities (Telecommunication Plan). However, Community 

Planning Staff is not able to recommend approval of the applications until additional 

information related to the preservation and protection of existing forest cover being 

utilized to screen the facility is provided.  Staff has also requested the applicant 

submit information pertaining to Section 106 Review to evaluate potential visual 

impacts on historic resources within the viewshed of the proposed telecommunication 

facility.  

BACKGROUND 
The 99.89-acre subject property is located in the northwest quadrant of the 

intersection of Route 50 and Carters Farm Lane (Route 627), approximately one mile 

east of the Town of Middleburg. The property, occupied by Mickie Gordon Memorial 

Park, is operated by Loudoun County Parks, Recreation and Community Services with 

active and passive recreational uses including a baseball field, a soccer field, cricket 

fields, tennis courts, a walking trail, and picnic pavilion. The lease area for the 
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proposed telecommunication facility is 

located approximately 2,250 feet north 

of Route 50 in the northwest corner of 

the property within an open field 

adjoining a forested area with mature 

hardwood trees to the north and west. 

A gravel driveway will provide access 

to the site within the park. The 

proposed telecommunication facility 

will consist of a 150-foot monopole 

constructed of galvanized steel with a 

2-foot lightning rod. The lower portions 

of the monopole will be painted brown 

to blend with the adjoining trees, while 

the upper portions of the monopole 

and antennas will be painted grey to 

better blend with the sky. Up to four 

(4) telecommunication and/or 

broadband providers may be located on the monopole. Each provider will install 

unmanned ground equipment structures or cabinets within a fenced compound (50’ 

x 50’) at the base of the monopole. The compound will be surrounded by an 8-foot 

chain link fence with privacy slats. A 25-foot wide landscaped buffer is proposed on 

the east and south sides of the compound. The existing vegetation and mature trees 

on the north and west elevations will be used to screen the compound and fulfill the 

landscape buffering requirements of the Zoning Ordinance. The proposed landscape 

buffer is anticipated to screen the ground-mounted equipment from views within the 

park, however, views of the upper portion of the monopole are anticipated from the 

surrounding properties and roadways, including Route 50. Community Planning Staff 

also notes that an existing lighted baseball field located near the center of the 

property is surrounded by a series of 80-foot tall, galvanized metal lighting poles that 

are also visible from Route 50 and surrounding properties, but do not provide 

sufficient height to be utilized for the colocation of telecommunication antennas. 

 

The subject property is zoned Agricultural Rural-2 (AR-2) and is governed under the 

provisions of the Revised 1993 Zoning Ordinance (Zoning Ordinance). In accordance 

with the Zoning Ordinance, a CMPT is required prior to construction of a public utility 

or public service facility to determine if the general location, character, and extent of 

the proposed use is in substantial accord with the Comprehensive Plan. A SPEX is 

also required for the proposed use within the AR-2 zoning district. The proposed 

telecommunication facility will require some ground disturbance for the construction 

of the facility and the creation of the access road. A review of County GIS records did 

not identify any steep slopes, drainage ways, or known archeological/historic features 

on the property that would be impacted by the proposed construction.  

 

2021 Aerial of Mickie Gordon Memorial Park 
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COMPREHENSIVE PLAN CONFORMANCE 
The subject property is governed under the policies of the 2019 GP, which places the 

property within the RPA in an area identified as the Rural South Place Type.  The 

Rural South Place Type is planned to develop with complementary agricultural,  rural 

economy and low density  residential development (2019 GP, Chapter 2, RPA Place 
Types Map). The proposed use is more specifically governed under the policies of the 

Telecommunication Plan.  

 

LAND USE AND LOCATION   
The policies of the 2019 GP support the establishment of uses in the RPA that 

preserve the rural character of the landscape, that are compatible with the dominant 

rural agricultural land use pattern, and that promote opportunities for the expansion 

of the County’s rural economic and environmental goals (2019 GP, Chapter 2, Rural 
Economy, text). The provision of high-speed wired and wireless telecommunication 
and broadband service has been identified as a priority to support rural economy 

uses, home-based businesses and the daily activities of residents in the RPA (2019 
GP, Chapter 2, Rural Economy, text).  
 
The County’s Telecommunication Plan establishes a hierarchy of preferred locations 

for new commercial public telecommunication facilities in the RPA and acknowledges 

the importance of maintaining the scenic and historic character of the area. The first 

preference is for new telecommunication facilities to co-locate on existing buildings 

and other tall structures over 50 feet in height (Telecommunication Plan, Countywide 
Location Policies, Policy 1). If existing tall structures are not available, the County 

prefers that new monopoles be located in or near existing mature vegetation so that 

the maximum amount of the structure and associated buildings are screened 

(Telecommunication Plan, Rural and Historic Areas, Policy 1a). Monopoles should be 

sited to the interior of a property rather than close to a property line unless a lesser 

visual impact would occur from locating it elsewhere (Telecommunication Plan, Rural 
and Historic Areas, Policy 1d). Otherwise, telecommunication facilities are permissible 

in rural areas only by SPEX and subject to performance standards to mitigate visual 

impacts (Telecommunication Plan, Rural Location Policies, Policy 2).   

 

In accordance with the location policies of the Telecommunication Plan, the applicant 

has sited the proposed facility toward the interior of the property, proximate to an 

existing stand of trees to better screen views of the ground-mounted equipment and 

base of the monopole. The proposed site was selected by the applicant to provide 

wireless coverage to a segment of Route 50 where a gap in service currently exists. 

The nearest existing telecommunication facility is located 1.5 miles to the west on 

the 153-foot tall Town of Middleburg Water Tower. Based on a search of the area, it 

was determined that no tall structures of sufficient height exist within the desired 

coverage area for the network and that a new facility may be justified based on 

network coverage requirements. No other telecommunication applications are 

pending for the area. 
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No existing tall structures are located within the vicinity of the proposed 
site, and construction of a new telecommunication facility may be justified 
based on network coverage requirements for the area to support rural 
economy uses, home-based businesses, and the daily activities of residents 
in the RPA.  

Community Planning Staff finds the general location and use of the subject 
property for a telecommunication facility is in conformance with the land use 
and locational policies of the Comprehensive Plan.  
 
DESIGN  
The Telecommunication Plan calls for design standards to mitigate the visual impacts 

of commercial public telecommunication facilities so as to “blend with the natural and 

built environment of the surrounding area” (Telecommunication Plan, Design 
Standards, Countywide Visual Impacts Policy 1). The Telecommunication Plan 

specifically identifies monopoles as the preferred design when technologically and 

physically feasible due to their reduced visual impact (Telecommunication Plan, 
Design Standards, Countywide Visual Impacts Policy 2). The Plan directs that specific 

attention be paid to the setting, color, lighting, topography, materials, and 

architecture. Antennas and other telecommunication devices should be neutral in 

color to blend with the background, unless specifically required by the FAA to be 

painted or lighted otherwise (Telecommunication Plan, Design Standards, 
Countywide Visual Impacts Policy 2). Accessory structures and equipment buildings 

should also blend with the surrounding environment using appropriate color, texture 

of materials, scale, landscaping, and visual screening (Telecommunication Plan, 
Design Standards, Countywide Visual Impacts Policy 3). 

The policies of the Telecommunication Plan state that monopoles should be 
constructed to the minimum height necessary to accommodate at least three (3) 

providers and provide sufficient land area for additional equipment buildings, unless 

doing so would create an unnecessary visual impact on the surrounding area, or no 

additional need is anticipated for any other potential user in the area 

(Telecommunication Plan, Tower and Monopole Design, Policy 2). The proposed 152-

foot monopole has been designed to accommodate up to four (4) telecommunication 
providers. The applicant has provided measured drawings of the proposed 152-foot 

monopole and equipment compound. The proposed monopole will be constructed of 

galvanized metal with the lower portion painted brown to blend with nearby trees 

and the upper portions and antennas painted gray to match the sky. Community 

Planning Staff also recommends the applicant commit to painting all the associated 
antenna cable and any other fixtures to match the color of the monopole and further 

mitigate the potential visual impact of the structure (Telecommunication Plan, 
Countywide Visual Impacts, Policy 1). 

 

The proposed 152-foot monopole has been designed to accommodate up to 
four (4) telecommunication providers and is the lowest height necessary to 
provide service to the area. However, the telecommunication facility will 
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have a visual impact on the surrounding area. Community Planning Staff 
recommends a condition of approval requiring that all the antennas and 
associated antenna arrays, cables and other fixtures be painted either 
brown or gray to mitigate the potential visual impact, in keeping with the 
design policies of the Telecommunication Plan. 
 
VISUAL IMPACT 
The Telecommunication Plan recognizes the importance of maintaining the scenic and 

historic character of the RPA. The policies of the Telecommunication Plan recommend 

that the visual impact of telecommunication facilities be mitigated through 

appropriate setbacks, screening, and design to blend with the natural and built 

environment of the surrounding area (Telecommunication Plan, Countywide Visual 
Impacts, Policy 1). Plan policies state that monopoles should be sited within areas of 

existing mature vegetation to screen the maximum amount of the structure and 

associated buildings (Telecommunication Plan, Design Standards, Rural and Historic 
Areas, Policy 1a).  

 

In accordance with Telecommunication Plan policy, the Applicant has sited the 

proposed telecommunication facility within an open field adjoining a forested area of 

mature deciduous trees to shield views of the lower portion of monopole and 

equipment compound and minimize the larger visual impact of the proposed 

construction on the surrounding area. The application included photo simulations 
from various vantage points depicting views of the upper portions of the proposed 

152-foot monopole from nearby roadways and properties. The existing trees and 

forest cover on the subject property effectively soften views of the proposed 152-

foot monopole and minimize the larger visual impact of the proposed facility on the 

surrounding area. The proposed location of the telecommunication facility, 2,250 feet 
north of Route 50   enables the visible upper portion of the monopole to avoid a direct 

line of sight impact on motorists, thereby maintaining the rural character of the 

roadway.  

 

The proposed application relies on the existing 

mature trees located on the periphery of the 

telecommunications compound to screen and 

mitigate the visual impact of the proposed 

facility on the surrounding homes and 

roadways. However, no commitments have 

been provided to ensure the future 

preservation of these trees. In the past, 

applications have designated tree 

conservation areas (TCAs) for visual screening 

and committed to provide long-term tree care 

for the health of existing trees in the TCA to 

ensure that a visual screen will be maintained 
View Northwest from Cricket Field 
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in perpetuity. In this case the property is owned by the County and the applicant will 

be maintaining a lease area for the proposed telecommunication facility. 

Community Planning Staff recommends that the Applicant ensure that the 
existing forested areas adjoining the proposed telecommunication facility 
are retained to mitigate the visual impact of the proposed 
telecommunications facility on the surrounding rural landscape. Staff also 
recommends that the County Urban Forester be afforded the opportunity to 
evaluate the site’s trees and vegetation and develop a long term 
maintenance proposal for the existing forest cover within the County-owned 
Park. 
 
HISTORIC AND ARCHAEOLOGICAL RESOURCES 
The 2019 GP calls for the conservation and preservation of the County’s cultural and 

scenic resources. Land development applications are required to include an 

archaeological and historic resources survey to identify resources and, if warranted, 

identify measures for preservation, mitigation, and adaptive reuse (2019 GP, Chapter 
3, Historic, Archaeologic, and Scenic Resources, Action 5.1.C). The Loudoun County 
Heritage Preservation Plan (HPP) provides additional detail regarding survey 

requirements (HPP, Chapter 2, Archaeological Resources, Policy 3). The HPP further 

articulates policies regarding the preservation of significant heritage resources in the 

context of land development (HPP, Chapter 9, Development Review). 

In accordance with County requirements, a Phase I Archaeological Survey Report for 

the lease area and access road on the subject property dated November 3, 2021, 

was completed, and submitted to the County for review. Based on the consultant’s 

recommendations and staff’s review of the survey report, no identified archaeological 

sites will be impacted by the proposed construction of the telecommunication facility. 

However, there are anticipated visual impacts to historic resources associated with 

the proposed construction of the 152-foot monopole that should be evaluated. 

The subject property is located within the boundaries of the Middleburg Battlefield, 

marking a large cavalry battle fought between Confederate and Union troops that 

took place in the area from June 17 to June 19, 1863. The subject property is 

classified as a “study area” which encompasses the periphery of the battlefield. The 

“core” battlefield area is located to the west of the subject property in and around 

the Town of Middleburg. The Battle of Middleburg-Civil War Site (VDHR 53-5057) is 

listed on the Virginia Department of Historic Resources (VDHR) Inventory of Historic 

Sites and considered potentially eligible for listing on the National Register of Historic 

Places. Other properties listed on the VDHR Inventory of Historic Sites and National 

Register of Historic Places are located within a two-mile radius of the subject property 

and will be visually impacted by the proposed facility. 

As part of the review process the applicant is required to submit a historic resources 

survey report and photo simulations for the proposed project to the Federal 
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Communication Commission (FCC) and VDHR to evaluate the visual impact of the 

proposed construction on the surrounding historic resources pursuant to the National 

Historic Preservation Act (NHPA) Section 106 review process.  

Community Planning Staff requests the applicant submit any 
correspondence with the FCC and VDHR pertaining to the Section 106 
Review to evaluate potential visual impacts on historic resources within the 
viewshed of the proposed telecommunication facility. 
 
RECOMMENDATIONS 
Community Planning Staff finds that the applications for a CMPT and SPEX to establish 

a telecommunication facility is consistent with the land use policies of the 2019 GP 

and the general location and design policies of the Telecommunication Plan. However, 

Community Planning Staff is not able to recommend approval of the applications until 

additional information related to the preservation and protection of existing forest 

cover being utilized to screen the facility and conformance with federal and state 

requirements for potential visual impacts on historic resources are provided. 

Cc: Randall Farren, AICP, Community Planning Program Manager (via e-mail) 

 Joshua Peters, AICP, Principal Planner, Community Planning (via e-mail) 

 



From: Giglio, Patrick
To: Adams, Grace
Cc: Farren, Randall; Peters, Joshua; Dickerson, Debbie
Subject: CMPT-2021-0014 & SPEX-2021-0053 Milestone Towers Mickie Gordon Park, 2nd referral
Date: Tuesday, May 24, 2022 4:32:17 PM

Grace
Community Planning Staff has reviewed the most recent application submittals dated April 28, 2022
and finds those issues raised in the first referral have been adequately addressed. Staff requests that
correspondence related to the Section 106 Review of the proposed facility be provided to the
County for the project file.  Community Planning Staff finds that the general location, character, and
extent of the proposed telecommunication use on the subject property is in conformance with the
policies of the Comprehensive Plan. Community Planning Staff supports approval of the Commission
Permit (CMPT) and Special Exception (SPEX) with conditions of approval related to the design of the
facility and the long-term maintenance and care of the tree conservation area and landscape
buffering to ensure that a visual screen is maintained.
 

 
Pat Giglio
Planner III, Community Planning
Loudoun County Department of Planning & Zoning
1 Harrison Street, S.E., 3rd Floor
Leesburg, Virginia 20175
703.777.0246 [Main] 703.737.8563 [Direct]
 
 

mailto:Patrick.Giglio@loudoun.gov
mailto:Grace.Adams@loudoun.gov
mailto:Randall.Farren@loudoun.gov
mailto:Joshua.Peters@loudoun.gov
mailto:Debbie.Dickerson@loudoun.gov


From: Smolens, Kristine 

Sent: Thursday, February 24, 2022 1:49 PM 

To: Adams, Grace 

Subject: FW: CMPT-2021-0014 & SPEX-2021-0053, MILESTONE TOWERS MICKIE 

GORDON PARK 

 

Fyi, 

 

From: Friedrich, Dave <Dave.Friedrich@loudoun.gov>  

Sent: Thursday, February 24, 2022 11:32 AM 

To: Smolens, Kristine <Kristine.Smolens@loudoun.gov> 

Subject: RE: CMPT-2021-0014 & SPEX-2021-0053, MILESTONE TOWERS MICKIE GORDON PARK 

 

Hi Kristine, from a Public Safety standpoint as of now this is area isn’t something DIT have highlighted as 

an area that needs increased coverage. Please let me know if you need anything additional. 

 

Thanks! 

-Dave 

 

Assistant Director, Information Technology 

 
41975 Loudoun Center Place | Leesburg, VA  20175 

O: 703-367-8308 

 

From: Smolens, Kristine <Kristine.Smolens@loudoun.gov>  

Sent: Friday, February 18, 2022 11:38 AM 

To: DEPT-BD-NATURAL_RESOURCES <DEPT-BD-NATURAL_RESOURCES@loudoun.gov>; Dunbar, Ronald 

<Ronald.Dunbar@loudoun.gov>; Lowitz, Katy <Katy.Lowitz@loudoun.gov>; Gonski, Alex 

<Alex.Gonski@loudoun.gov>; Klancher, Bobby <Bobby.Klancher@loudoun.gov>; Taylor, Maria 

<Maria.Taylor@loudoun.gov>; Richardson, Christopher <Christopher.Richardson@loudoun.gov>; Barry, 

Chris <Chris.Barry@loudoun.gov>; Federline, Kevin <Kevin.Federline@loudoun.gov>; Sharrer, Mark 

<Mark.Sharrer@loudoun.gov>; Friedrich, Dave <Dave.Friedrich@loudoun.gov>; 

jatwell@loudounwater.org; amrichardson@loudounwater.org; Novak, Mark 

<Mark.Novak@loudoun.gov>; Iwanczuk, Rachael <Rachael.Iwanczuk@loudoun.gov>; Farren, Randall 

<Randall.Farren@loudoun.gov>; Thompson, Stephen <Stephen.Thompson@loudoun.gov>; DEPT-PZ-

ZONING_REFERRAL <DEPT-PZ-ZONING_REFERRAL@loudoun.gov>; Mosurak, Lou 

<Lou.Mosurak@loudoun.gov>; Kleckner, Sarah <Sarah.Kleckner@loudoun.gov>; DEPT-TCI-REVIEWS 

<DEPT-TCI-REVIEWS@loudoun.gov>; Lu, Yao Q., P.E. (VDOT) <yao.lu@vdot.virginia.gov>; 

ddavis@middleburgva.gov; wmoore@middleburgva.gov 

Cc: Adams, Grace <Grace.Adams@loudoun.gov> 

Subject: CMPT-2021-0014 & SPEX-2021-0053, MILESTONE TOWERS MICKIE GORDON PARK 

 

Good afternoon, 

 



Please see attached Referral Cover, Statement of Justification, SPEX Plat. Your review and 

comments are requested for this application.  All application documents/materials can be 

found in WebLMIS or LOLA under CMPT-2021-0014. 

 

No Paper Referral Documents or Plans will be distributed and/or mailed. 

 

Best, 

Kris Smolens 

Planning Technician | Customer Service Center 

Loudoun County Department of Planning and Zoning 

1 Harrison Street SE, 3rd Floor/PO Box 7000, Leesburg, VA 20177 

703.777.0246, option 5 (main) 

571.258.3458 (direct)  

 

Visit Us on the Web: www.loudoun.gov/planningandzoning 

 

In keeping with the Virginia Freedom of Information Act (FOIA), emails and all attachments may be 

released to others upon request for inspection and copying without prior notification.  

 

This e-mail is not intended to be and shall not be deemed to be an official order, requirement, decision or 

determination made by or on behalf of the Zoning Administrator. 

 

 

https://www.loudoun.gov/index.aspx?NID=3362


 
County of Loudoun 

 
Department of Transportation and Capital Infrastructure 

 
MEMORANDUM 

 
 
DATE:  March 21, 2022 
 
TO:  Grace Adams, Project Manager 
  Department of Planning and Zoning (DPZ) 
 
FROM: Juliane Dixon-Crump, Senior Transportation Planner   
  DTCI, Transportation Planning & Traffic Engineering Division 
 
SUBJECT: CMPT 2021-0014 & SPEX 2021-0053 – Milestone Towers Mickie Gordon Park 
  First Referral  
 
 
Background 
These applications seek approval of: 1) a Commission Permit (CMPT) to determine whether the 
location, character, and extent of a 152-foot Telecommunications Monopole and associated 
equipment compound are in substantial conformance with the Comprehensive Plan, and (2) a 
Special Exception (SPEX) application to allow construction of such facility in the Agricultural Rural-
2 (AR-2) Zoning District pursuant to Section 5-618 (B)(2)) of the Loudoun County Revised 1993 
Zoning Ordinance.  
 
The subject property (PIN # 344-45-5673) is located at 23229 Carters Farm Lane (VA Route 627), 
north of US Route 50 and is within the Rural Policy Area. Site access to the Telecommunications 
Monopole and associated equipment compound is proposed from an existing driveway from Carters 
Farm Lane then via a proposed internal gravel access connection. A vicinity map is provided as 
Attachment 1. 
 
Department of Transportation and Capital Infrastructure (DTCI) review of these applications is based 
on materials received from the Department of Planning and Zoning on February 18, 2022, including 
(1) an Information Sheet, dated February 18, 2022; (2) a Statement of Justification prepared by the 
Applicant (undated); (3) a Traffic Statement prepared by the Applicant, dated November 11, 2021 
and (4) a Commission Permit / Special Exception Plat prepared by Entrex Communication Services 
Inc., dated October 13, 2021. 
 
Executive Summary 
DTCI can support approval of these applications as proposed with this submission. 
 
Countywide Transportation Plan Arterial and Collector Roadways 
The existing and planned transportation network is subject to the policies of the Countywide 
Transportation Plan (2019 CTP). Arterial and collector roadways in the vicinity of the proposed 
development is described below.   
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US Route 50 
Sam Fred Road / Melmore Place (VA Route 748) to Oakham Road (VA Route 838)  

  
   Existing Condition  Ultimate Condition 

 Functional 
Classification (CTP) Minor Arterial Minor Arterial 

Section/Lanes R2 / 2 lanes R2 / 2 lanes 

Bicycle and Pedestrian 
Facilities None 10-foot shared use path on one side of 

the roadway. 
Speed Limit 45 mph TBD 

VDOT Traffic Counts 8,700 AADT (2019) – 

Ultimate Improvements Provision of bicycle and pedestrian facilities along one side of the roadway per 2019 
CTP. 

Notes Left- and right-turn lanes required at all intersections. 
 
Summary of Traffic Statement  
DTCI’s assessment of the Applicant’s traffic analysis and transportation impacts deriving from the 
proposed development is based on review the Applicant’s submission materials, existing and 
planned transportation facilities, and applicable County policies. 
 
The proposed Telecommunications Monopole will be sited in a fenced compound space northwest 
of the existing baseball field.  Per the Traffic Statement provided by the Applicant, vehicle trips to the 
compound are anticipated to be approximately one (1) to two (2) trips per month for routine 
maintenance.  It is also noted in the Statement of Justification that the Telecommunications 
Monopole may support up to three additional telecommunications providers at the site.  
 
Transportation Comments and Recommendations 
Based upon review of the Applicant’s submission materials, DTCI has the following comments: 
 
Traffic Statement 
1. DTCI has reviewed the Applicant’s Traffic Statement and finds it to be an acceptable evaluation 

of this development as proposed.  
 

2. The proposed use (Telecommunications Monopole) would add minimal trips to the public 
roadway network. 

 
Roadway Network and Site Access 
3. The proposed Telecommunications Monopole does not conflict with any existing or planned 

roadways shown on the Loudoun County 2019 Countywide Transportation Plan (2019 CTP).  
Site access to the Telecommunications Monopole and associated equipment compound is 
proposed from an existing driveway from Carters Farm Lane then via a proposed internal gravel 
access connection at the northwest corner of the site. 

 
ATTACHMENT 
1. Vicinity Map 
 
cc: Lou Mosurak, AICP, Senior Coordinator, DTCI 



 
March 21, 2022 

 
 

 
 

   
 
 
 
 
 

CMPT 2021-0014 & SPEX 2021-0053 
 

Milestone Towers Mickie Gordon Park 
 
 
 
 
 
 
 
 
 

ATTACHMENT 1 

SITE 



Loudoun County Fire and Rescue 

Teamwork * Integrity * Professionalism * Service 

To: 
From: 
Date: 
Subject: 

PO Box 7100 
801 Sycolin Road SE, Suite 200 

Leesburg, VA  20177-7100 
Phone 703-777-0333       Fax 703-771-5359 

Memorandum 

Grace Adams, Project Manager 
Maria Figueroa Taylor, Fire-Rescue Planner 
March 17, 2022
Milestone Towers, Mickie Gordon Park 
CMPT-2021-0014 & SPEX-2021-0053  

Thank you for the opportunity to review the above captioned application.  The Fire and Rescue 
Staff has no comments. 

The Fire-Rescue GIS and Mapping coordinator offered the following information regarding estimated 
response times: 

PIN 
Middleburg, Station 3 

Travel Time 

503-40-4063  4 minutes 

Travel times are determined using ESRI GIS network analyst along the county’s street 
centerline with distance and speed limit being the criteria. Travel time is reported in 
minutes.  For the approximate response time two minutes is added for turnout time.  

Approximate Response Time for 
Middleburg, Station 3

6 minutes 

If you have any questions or need additional information, please contact me at 703-777-0333. 

c: project file 



Loudoun County, Virginia 
Department of Fire and Rescue 

Fire Marshal’s Office 
 

23675 Belmont Ridge Road, Suite 150 
Ashburn Virginia 20148 

Phone 703-737-8600       Fax 703-737-8595 
 

Teamwork * Integrity * Professionalism * Service  

Memorandum 
 

DATE: March 11, 2022 
 
TO:  Grace Adams, Project Manager, Planning and Zoning 
 
FROM: Kevin Federline, Fire Inspector  
  
THRU: Leif Sundberg, Deputy Fire Marshal 
  
SUBJECT: CMPT-2021-0014 & SPEX-2021-0053 Milestone Towers Mickie Gordon 

Park, First Submission 
 

The Loudoun County Fire Marshal’s Office (FMO) has no comments or objections to the 
commission permit and special exception requests for the project. 
 
If there are any changes to the plans include the Fire Marshal’s Office in review to ensure fire 
code compliance. 
 

I. Requirements: From the current Loudoun County Fire Prevention Code 
(LCFPC) and Loudoun County Facilities Standards Manual (FSM) 

1. None. 
II. Concern: 

1. None. 
III. Recommendations: 

1. None. 
 
Information for requesting modifications to the LCFPC: 
 

1. 106.5 Modifications. The fire official may grant modifications to any provision of the 
LCFPC upon application by the owner or the owner’s agent provided the spirit and intent of 
the LCFPC are observed and public health, welfare, and safety are assured. Note: The current 
editions of many nationally recognized model codes and standards are referenced by the 
LCFPC. Future amendments to such codes and standards do not automatically become part 
of the LCFPC; however, the fire official should consider such amendments in deciding 
whether a modification request should be granted.  

2. 106.5.1 Supporting data. The fire official shall require that sufficient technical data be 
submitted to substantiate the proposed use of any alternative. If it is determined that the 
evidence presented is satisfactory proof of performance for the use intended, the fire official 
shall approve the use of such alternative subject to the requirements of this code. The fire 
official may require and consider a statement from a professional engineer, architect or other 
competent person as to the equivalency of the proposed modification. 



 
Pursuant to section 112.1 of the Fire Prevention Code: 
 

If you have concerns about the application of the Fire Prevention Code (FPC) or to request a 
modification to the provisions of the FPC pursuant to section 106.5, please contact Chief Fire 
Marshal Linda Hale at 703/737-8600.  The owner of a structure, the owner’s agent or any 
other person involved in the design, construction or maintenance of the structure may appeal 
a decision of the fire official concerning the application of FPC or the fire official’s refusal to 
grant modification. Persons wishing to file an appeal shall submit a written request for appeal 
to the Board of Building Code Appeals (BBCA), within 14 calendar days of receipt of the 
decision being appealed.  Person’s wishing to file an appeal shall address it to Deputy Fire 
Marshal at DutyFm@Loudoun.gov, or send by certified mail to the Loudoun Fire Marshal’s 
Office at the above address. The appeal shall contain the name and address of the owner of 
the structure and the person appealing if not the owner. A copy of the written decision of the 
fire official shall be submitted along with the appeal.  Failure to submit an appeal within the 
time limit established shall constitute acceptance of the fire official’s decision. 

mailto:DutyFm@Loudoun.gov


PROD\Katherine.Roy


PROD\Katherine.Roy
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MEMORANDUM  
To: Grace Adams, Project Manager, Land Use Review 

From: Steve Thompson, County Archaeologist, Community Planning 

Date:  March 10, 2022 

Re: CMPT-2021-0014 & SPEX-2021-0053, Milestone Towers Mickie Gordon 
Park; Archaeology 1st Referral 

 

BACKGROUND 

The applicant is requesting a Commission Permit (CMPT) and a Special Exception 
(SPEX) to construct a 150-foot-tall telecommunications monopole with associated 
infrastructure. The proposed tower will occupy a fenced 50-ft by 50-ft lease area 
accessed via a leased and graveled 10-ft-wide drive within the approximately 199.98-
acre Mickie Gordon Memorial Park Parcel located at the northeastern corner of the 
intersection of Little River Turnpike (Route 50) and Carters Farm Lane approximately 
1.25 miles east of Middleburg. This application proposes disturbance to a total area 
of approximately 0.29 acres of previously undisturbed land. 

COMPLIANCE WITH THE COMPREHENSIVE PLAN 

The Loudoun County 2019 General Plan (2019 GP) calls for the conservation and 
preservation of the County’s cultural and scenic resources. Land development 
applications are required to include an archaeological and historic resources survey 
to identify resources and, if warranted, identify measures for preservation, 
mitigation, and adaptive reuse (2019 GP, Chapter 3, Historic, Archaeologic, and 
Scenic Resources, Action 5.1.C). The Loudoun County Heritage Preservation Plan 
(HPP) provides additional detail regarding survey requirements (HPP, Chapter 2, 
Archaeological Resources, Policy 3). The HPP further articulates policies regarding the 
preservation of significant heritage resources in the context of land development 
(HPP, Chapter 9, Development Review). 

In compliance with the 2019 GP, the applicant has submitted a Phase I archaeological 
report prepared by EBI Consulting in November 2021 titled Phase I Archaeological 
Survey Report, Mickie Gordon Memorial Park, 23229 Carters Farm Lane, Middleburg, 
Virginia. 

ANALYSIS 

EBI’s Phase I cultural resources survey included background documentary research 
to establish environmental and historical context, pedestrian reconnaissance and 
visual inspection of the entire property, and systematic shovel testing at 50-ft 
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intervals within the proposed limits of disturbance across all terrain not characterized 
by excessive slope, poor drainage, or prior disturbance. The Phase I survey identified 
no archaeological sites, cemeteries, burial grounds, or graves and recommended no 
additional archaeological investigation. 

RECOMMENDATIONS 

EBI’s fieldwork and reporting meet the standards for Phase I cultural resource 
investigation set forth in the County’s HPP and the Virginia Department of Historic 
Resources’ (VDHR) 2017 Guidelines for Conducting Historic Resources Survey in 
Virginia. Staff concurs with the consultant’s findings recommendations. No 
additional cultural resources investigations of this property are 
recommended prior to approval of this application. Staff also notes that the 
project will receive additional cultural resources review by VDHR as part of its FCC 
license application, including a determination regarding the project’s potential 
indirect (visual) impacts upon significant historic properties. 

Staff recommends that the applicant add the following Archaeology Note to 
the plat in conformity with Facilities Standards Manual Section 8.101.A.21 
to include the full title, company name, and completion date of the Phase I 
cultural resources survey completed for the property. Staff recommends the 
existing text of Note #21 be struck and the following inserted in its place: 

A Phase I archaeological survey report, Phase I Archaeological Survey 
Report, Mickie Gordon Memorial Park, 23229 Carters Farm Lane, 
Middleburg, Virginia, was prepared for the property by EBI Consulting 
in November 2021. The survey identified no archaeological sites, 
cemeteries, burial grounds, or graves within the limits of disturbance. 

 

cc:  Randall Farren, AICP, Manager, Community Planning (via e-mail) 
Heidi Siebentritt, Principal Planner, Community Planning (via e-mail) 

 



From: Beverly Tate <Beverly.Tate@lcps.org> 

Sent: Thursday, February 24, 2022 1:19 PM 

To: Adams, Grace 

Cc: Ajay Rawat 

Subject: [EXTERNAL] RE: CMPT-2021-0014 & SPEX-2021-0053, MILESTONE 

TOWERS MICKIE GORDON PARK 

 

Grace – 

Loudoun County Public Schools/Loudoun County School Board is reflected on the referral as the 

property owner.  The School Board has reviewed the cell tower proposal and on June 8, 2021, took 

action in support of the installation of a 185-foot tall telecommunications facility (monopole) at Mickie 

Gordon Park. 

Additionally, LCPS and the School Board are also aware of the pending Special Exception application 

forthcoming from PRCS, for the Mickie Gordon Memorial Park property; this proposal is currently under 

School Board review with anticipated action in support of the PRCS project (and property lease 

revisions) at their March 8, 2022 meeting. 

Would you prefer that we put this detail in an official referral memo even as LCPS was not initially 

identified as a referral agency for the Milestone applications? 

Bev 

 

 

Beverly I. Tate, Director 

Loudoun County Public Schools 

Division of Planning Services 

960 Sycolin Road SE, #110 

Leesburg, Virginia 20175 

beverly.tate@lcps.org 

571.252.1153 

 
CONFIDENTIALITY / PRIVACY NOTICE – This email and attachments may contain confidential and/or legally protected information. If you are 

not the intended recipient, or the person responsible for providing the information to the intended recipient, you are notified that any 

disclosure, copying, distribution of this information, and any other use of or reliance upon it, are strictly prohibited. If you have received this 

email or attachments in error, please notify the sender immediately. All correspondence with Loudoun County Public Schools, including email, 

may be subject to disclosure in accordance with the Virginia Freedom of Information Act. 

 

 

 

From: Adams, Grace <Grace.Adams@loudoun.gov>  

Sent: Thursday, February 24, 2022 11:22 AM 

To: Ajay Rawat <Ajay.Rawat@lcps.org>; Beverly Tate <Beverly.Tate@lcps.org> 

Subject: CMPT-2021-0014 & SPEX-2021-0053, MILESTONE TOWERS MICKIE GORDON PARK 

 

Hello, 

 

Mark Novak from Parks and Recreation suggested in his referral for this application that there should be 

coordination between Loudoun County Public Schools, the applicant, and Parks and Recreation on this 

application because PRCS is about to submit a Special Exception request to make significant changes to 

the property. We would like to get your comments on CMPT-2021-0014 & SPEX-2021-0053, MILESTONE 

https://urldefense.com/v3/__http:/go.boarddocs.com/vsba/loudoun/Board.nsf/goto?open&id=C34SP5739742__;!!IvMiCv_-VA!iEeG2sqUOJhnuPUtxfds1Ruec6F03dgJl-9Vq8mFCDADnds3Z6hurLOF9dzNnSWBHuyUvg$
https://urldefense.com/v3/__http:/go.boarddocs.com/vsba/loudoun/Board.nsf/goto?open&id=CBBPZ464E8DE__;!!IvMiCv_-VA!iEeG2sqUOJhnuPUtxfds1Ruec6F03dgJl-9Vq8mFCDADnds3Z6hurLOF9dzNnSW1YGohQQ$


TOWERS MICKIE GORDON PARK and have the application materials shared with whomever is 

appropriate at LCPS. Mark Novak suggested Chris Glassmoyer, for example. 

 

Thank you, 

 

Grace Adams  

Planner, Land Use Review 

Department of Planning & Zoning 

Loudoun County Government 

1 Harrison Street, SE, 3rd Floor 

Leesburg, Virginia  20175 

(571) 258-3975 

Visit Us On The Web: https://www.loudoun.gov/planning 

 

This e-mail is not intended to be and shall not be deemed to be an official order, requirement, decision or 

determination made by or on behalf of the Zoning Administrator. 

 

In keeping with the Virginia Freedom of Information Act (FOIA), emails and all attachments may be 

released to others upon request for inspection and copying without prior notification. 

 

 

 

From: Smolens, Kristine  

Sent: Friday, February 18, 2022 11:38 AM 

To: DEPT-BD-NATURAL_RESOURCES <DEPT-BD-NATURAL_RESOURCES@loudoun.gov>; Dunbar, Ronald 

<Ronald.Dunbar@loudoun.gov>; Lowitz, Katy <Katy.Lowitz@loudoun.gov>; Gonski, Alex 

<Alex.Gonski@loudoun.gov>; Klancher, Bobby <Bobby.Klancher@loudoun.gov>; Taylor, Maria 

<Maria.Taylor@loudoun.gov>; Richardson, Christopher <Christopher.Richardson@loudoun.gov>; Barry, 

Chris <Chris.Barry@loudoun.gov>; Federline, Kevin <Kevin.Federline@loudoun.gov>; Sharrer, Mark 

<Mark.Sharrer@loudoun.gov>; Friedrich, Dave <Dave.Friedrich@loudoun.gov>; 

jatwell@loudounwater.org; amrichardson@loudounwater.org; Novak, Mark 

<Mark.Novak@loudoun.gov>; Iwanczuk, Rachael <Rachael.Iwanczuk@loudoun.gov>; Farren, Randall 

<Randall.Farren@loudoun.gov>; Thompson, Stephen <Stephen.Thompson@loudoun.gov>; DEPT-PZ-

ZONING_REFERRAL <DEPT-PZ-ZONING_REFERRAL@loudoun.gov>; Mosurak, Lou 

<Lou.Mosurak@loudoun.gov>; Kleckner, Sarah <Sarah.Kleckner@loudoun.gov>; DEPT-TCI-REVIEWS 

<DEPT-TCI-REVIEWS@loudoun.gov>; Lu, Yao Q., P.E. (VDOT) <yao.lu@vdot.virginia.gov>; 

ddavis@middleburgva.gov; wmoore@middleburgva.gov 

Cc: Adams, Grace <Grace.Adams@loudoun.gov> 

Subject: CMPT-2021-0014 & SPEX-2021-0053, MILESTONE TOWERS MICKIE GORDON PARK 

 

Good afternoon, 

 

Please see attached Referral Cover, Statement of Justification, SPEX Plat. Your review and 

comments are requested for this application.  All application documents/materials can be 

found in WebLMIS or LOLA under CMPT-2021-0014. 

 

No Paper Referral Documents or Plans will be distributed and/or mailed. 

https://urldefense.com/v3/__https:/nam04.safelinks.protection.outlook.com/?url=https*3A*2F*2Fwww.loudoun.gov*2Findex.aspx*3FNID*3D3362&data=04*7C01*7CBeverly.Tate*40lcps.org*7C1fdb12e0861b4fc31c2e08d9f7b1d83a*7C86750b0cee12463db28880f7b2b34689*7C0*7C0*7C637813166033884024*7CUnknown*7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0*3D*7C3000&sdata=GDDHBDus5O0FWwPgzpzlel3gcm5zfR6xOJLPbY1j4kA*3D&reserved=0__;JSUlJSUlJSUlJSUlJSUlJSUlJQ!!IvMiCv_-VA!iEeG2sqUOJhnuPUtxfds1Ruec6F03dgJl-9Vq8mFCDADnds3Z6hurLOF9dzNnSXTIp2u8w$


 

Best, 

Kris Smolens 

Planning Technician | Customer Service Center 

Loudoun County Department of Planning and Zoning 

1 Harrison Street SE, 3rd Floor/PO Box 7000, Leesburg, VA 20177 

703.777.0246, option 5 (main) 

571.258.3458 (direct)  

 

Visit Us on the Web: www.loudoun.gov/planningandzoning 

 

In keeping with the Virginia Freedom of Information Act (FOIA), emails and all attachments may be 

released to others upon request for inspection and copying without prior notification.  

 

This e-mail is not intended to be and shall not be deemed to be an official order, requirement, decision or 

determination made by or on behalf of the Zoning Administrator. 

 

 



 

LOUDOUN COUNTY PUBLIC SCHOOLS 
DIVISION OF PLANNING SERVICES 

21000 Education Court 
Ashburn, Virginia 20148 

Telephone: 571-252-1050 
Facsimile: 571-252-1101 
Email: lcpsplan@lcps.org 

 
 

May  6, 2022 
 

 
Ms. Grace Adams 
County of Loudoun 
Department of Planning & Zoning 
1 Harrison Street, SE  
Leesburg, Virginia 20175 
 

RE:  CMPT-2021-0014 and SPEX-2021-0053, Milestone Towers Mickie Gordon Park   
  
Dear Ms. Adams: 
 
As the property owner, the Loudoun County School Board has reviewed the Milestone Towers 
telecommunications tower proposal for Mickie Gordon Park.  On June 8, 2021, the School Board 
took action in support of the installation of a telecommunications facility (monopole) on the site. 
 
Thank you for the opportunity to provide comment with the second referral review.  Should you 
require further information, please contact me at your earliest convenience.    

 
Sincerely, 
 
 

              Beverly I. Tate, Director 
  
c: Scott A. Ziegler, Superintendent 
    Kevin L. Lewis, Chief Operations Officer 
 

Election District:  Blue Ridge 



DEPARTMENT OF BUILDING AND DEVELOPMENT 
 

COUNTY OF LOUDOUN 
 

MEMORANDUM 
 
DATE:  March 22, 2022 
 
TO:  Grace Adams, Project Manager, Department of Planning and Zoning 
 
FROM: Jenn Hare, Natural Resources Engineer 
 
THROUGH: Anna Dougherty, Natural Resources Team Leader 
 
CC:  Mike Ronayne, County Urban Forester 
 Hilary Richardson, Zoning Administration, Department of Planning & 

Zoning 
 
SUBJECT: CMPT-2021-0014 SPEX-2021-0014 
 Milestone Towers Mickie Gordon Park  
   
The Natural Resources Team (NRT) the commission permit application received on 
February 18, 2022, and offers the following comments:   
 
Recommendations: 

Floodplain Management: 
 
1) Please revise Note 8 on Sheet Z-2 to provide the standard Source of Floodplain Note 

as outlined below and pursuant to Section 8.101.A.20 of the FSM:  
 

“There is no floodplain on the property that is the subject of this application. The 
current Flood Insurance Rate Map (FIRM) of Loudoun County Community Panel 
Number for the property that is the subject of this application is 51107C0330E, 
effective February 17, 2017.” 

 
Natural Resources: 

2) Per the Natural Resources Review conducted by EBI Consulting, dated February 3, 
2022, the proposed project is anticipated to have ‘no effect’ on designated critical 
habitats and threatened and endangered species. Please add a general note to the plat 
referencing the natural resources review and any relevant findings. (SPEX Checklist 
Item L.2) 

3) Staff notes that there are potential wetlands and an intermittent stream within 
proximity of the proposed facility. Note that potential jurisdictional waters and 
wetlands must be identified by a consultant wetland delineation performed in 
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accordance with USACE standards at the time of site and/or construction plan 
application. (FSM 8.107.A.26.a and 8.111.A.2)  

a) Staff notes that consultant wetland delineation information is included within the 
Environmental Features documentation provided with this submission, under the 
document titled “Wetlands and Waters Delineation Package, Mickie Gordon 
Memorial Park” completed by Timmons Group, dated October 27, 2021. The 
wetlands depicted on the plat sheets do not appear consistent with this delineation. 
Please revise the plat sheets to depict the wetlands based upon the provided 
consultant delineation. 

b) Please revise Note 7 on the Sheet Z-2 to identify the source of wetland 
information depicted on the plat sheets.  

c) An approved Jurisdictional Determination (JD) and wetland permit, as applicable, 
will be required at the time of grading permit application. Staff recommends 
initiating this process as soon as possible to ensure there are no delays during the 
site plan process or grading permit application process. If a JD is obtained prior to 
completion of the legislative process, please update Note 7 on Sheet Z-2 to 
include the JD number, issuance date, and expiration date. (FSM 8.107.A.26.a) 

4) The impact of the proposed project on existing vegetation is a matter of consideration 
as part of a special exception application (R93ZO 6-1309(4)). Consistent with Forest, 
Trees, and Vegetation Strategy 4.1 Action B of the 2019 General Plan, Staff 
recommends preserving forest cover within the site. 

a) Staff defers to the Zoning Reviewer for specific buffer requirements for the 
facility. Please be aware that at the time of site plan, existing vegetation used to 
meet canopy, buffering, and/or screening requirements must be placed in a TCA 
and shown on a Tree Conservation and Landscape plan with accompanying 
narrative in accordance with Chapter 7.300 of the Facilities Standards Manual. 
(FSM 7.302, FSM 7.300.B) 

 
County Urban Forester:  
 
There are no urban forestry comments at this time.  
 
Please ensure that any future submissions are referred to the Natural Resources Team and 
contact me if you have any questions or need additional information. 



DEPARTMENT OF BUILDING AND DEVELOPMENT 
 

COUNTY OF LOUDOUN 
 

MEMORANDUM 
 
DATE:  June 3, 2022 
 
TO:  Grace Adams, Project Manager, Department of Planning and Zoning 
 
FROM: Jenn Hare, Natural Resources Engineer 
 
THROUGH: Anna Dougherty, Natural Resources Team Leader 
 
CC:  Mike Ronayne, County Urban Forester 
 Hilary Richardson, Zoning Administration, Department of Planning & 

Zoning 
 
SUBJECT: CMPT-2021-0014 SPEX-2021-0014 
 Milestone Towers Mickie Gordon Park  
 2nd Submission 
   
The Natural Resources Team (NRT) the commission permit application received on May 
5, 2022, and offers the following comments:   
 
County Urban Forester:  

1) Please provide evergreen tree planting detail.  (FSM 7.302A.9)   

2) Please revise the landscape schedule to match the FSM’s “sample landscaping 
table.”  (FSM: 7.302) 

Floodplain Management: 
 
There are no floodplain management comments at this time. The previous comment has 
been addressed.  
 
Natural Resources: 
 
There are no natural resources comments at this time. The previous comments have been 
addressed.  
 
Please ensure that any future submissions are referred to the Natural Resources Team and 
contact me if you have any questions or need additional information. 



From: Carter, Joseph
To: Adams, Grace; Hare, Jennifer; Donnelly, Tom; Novak, Mark; Giglio, Patrick; Richardson, Hilary; Tate, Beverly
Cc: Andrews, Avril; Sydnor, Courtney
Subject: RE: Second Referral Request for Milestone Towers Mickie Gordon Park, CMPT-2021-0014 & SPEX-2021-0053
Date: Thursday, May 26, 2022 2:59:40 PM
Attachments: DRAFT CONDITIONS 05-02-2022 jc.docx

Good day,
Attached are comments on the conditions of approval for the subject application.
 
One key issue to be addressed is Condition 5 Tree conservation. The limits of the application do not
include that area identified for Tree Conservation, so the plat would need to be revised to include
that area for Condition 5 to be enforceable. Otherwise it would be an off-site condition of approval
that requires the property owner to implement. Please let me know if that is the intent or if further
discussion is necessary.
 
Joseph Carter Jr., AICP, CZA, GISP
Program Manager
Department of Planning & Zoning
Proffer Administration
 
This e-mail is not intended to be and shall not be deemed to be an official order, requirement,
decision or determination made by or on behalf of the Zoning Administrator.
 
Visit us on the web (click image): 

   
In keeping with the Virginia Freedom of Information Act (FOIA), emails and all attachments
may be released to others upon request for inspection and copying without prior notification.
 

From: Adams, Grace <Grace.Adams@loudoun.gov> 
Sent: Monday, May 2, 2022 10:32 AM
To: Carter, Joseph <Joseph.Carter@loudoun.gov>; Hare, Jennifer
<Jennifer.Hare@loudoun.gov>; Donnelly, Tom <Tom.Donnelly@loudoun.gov>; Novak, Mark
<Mark.Novak@loudoun.gov>; Giglio, Patrick <Patrick.Giglio@loudoun.gov>; Richardson,
Hilary <Hilary.Richardson@loudoun.gov>; Tate, Beverly <Beverly.Tate@lcps.org>
Cc: Dougherty, Anna <Anna.Dougherty@loudoun.gov>; DEPT-BD-NATURAL_RESOURCES
<DEPT-BD-NATURAL_RESOURCES@loudoun.gov>; DEPT-PZ-PROFFERS_REFERRAL <DEPT-PZ-
PROFFERS_REFERRAL@loudoun.gov>; Farren, Randall <Randall.Farren@loudoun.gov>;
Marsh, Jacqueline <Jacqueline.Marsh@loudoun.gov>; Miller, Teresa
<Teresa.Miller@loudoun.gov>
Subject: Second Referral Request for Milestone Towers Mickie Gordon Park, CMPT-2021-
0014 & SPEX-2021-0053
 

mailto:Joseph.Carter@loudoun.gov
mailto:Grace.Adams@loudoun.gov
mailto:Jennifer.Hare@loudoun.gov
mailto:Tom.Donnelly@loudoun.gov
mailto:Mark.Novak@loudoun.gov
mailto:Patrick.Giglio@loudoun.gov
mailto:Hilary.Richardson@loudoun.gov
mailto:Beverly.Tate@lcps.org
mailto:Avril.Andrews@loudoun.gov
mailto:Courtney.Sydnor@loudoun.gov
https://www.loudoun.gov/

CONDITIONS OF APPROVAL

Milestone Towers Mickie Gordon Memorial Park, SPEX-2021-0053	Comment by Carter, Joseph: The plan sheets prepared by Environmental state Mickie Gordon Park. The sheets may need to be identified separately by each plan set. See other comment below.

May 2, 2022



1. Substantial Conformance. The development of the Special Exception use described in Condition 2 below shall be in substantial conformance with sheets Z-2, Z-4, Z-4A, Z-5, Z-6, Z-7, Z-8, 1 of 1, 1 of 2, and 2 of 2 of the plan set entitled “MILESTONE TOWERS MICKIE GORDON MEMORIAL PARK CMPT-20210014 SPEX-2021-0053 TELE-2021-0012,” prepared by Entrex Communications Services, Inc. and dated April 30, 2021 as revised through April 22, 2022, and by Environmental, Inc. and dated April 26, 2022 (collectively referred to herein as the “SPEX Plat”); and the Revised 1993 Loudoun County Zoning Ordinance (the “Zoning Ordinance”). The property subject to this Special Exception application is an approximately 0.47-acre portion of the 99.889 acre parcel identified as Tax Map Number /88////////13/ (PIN: 503-40-4063), which portion is more particularly identified on Sheet Z-4 of the SPEX Plat as “COMMISSION PERMIT AND SPECIAL EXCEPTION AREA 20,265 SF.” (the “Property”). Approval of this application shall not relieve the applicant or the owners of the Property, their successors, or parties developing, establishing, or operating the approved Special Exception use (the “Applicant”) from the obligation to comply with the Zoning Ordinance, Codified Ordinance, and any other applicable regulatory requirements.	Comment by Carter, Joseph: These Sheets may need to be relabeled or provided as exhibits as they do not have the same title sheet as the other sheets. The numbers are also off. See edits. It may be best to have the applicant's engineer's reconcile thee discrepenecies on the sheet.

2. Uses Permitted. This Special Exception grants approval of a 150-foot Telecommunications Monopole use at a maximum of 150 feet in height with a two-foot lightning rod mounted on top, located within inside a 50 by 50 square foot fenced equipment compound in the Agricultural Rural – 2 (AR-2) zoning district (the “SPEX Use”) in accordance with Section 5-618(B) of the Zoning Ordinance (the “SPEX Use”).

3. Paint Color. The telecommunication monopole, equipment, antennae, and cables shall be painted brown from ground level up to a height of 100 feet on the monopole to help blend the structure with the surrounding trees,  and then grey above the height of 100 feet to help blend with the galvanized metal monopole and with the sky, in keeping with the design policies of CPAM-1996-0003, Strategic Land Use Plan for Telecommunication Facilities (the “Telecommunications Facilities Plan”) and to better mitigate the visual impact of the proposed structure on the surrounding area. Condition #3 shall be identified as a requirement on the first site plan for said SPEX Use and the site plan shall provide a detail that demonstrates conformance to this condition. 

4. Landscaping, Buffering, and Screening.  Buffering and screening shall be provided along the perimeter of the equipment compound as shown on Sheets Z-6, 1 of 1 , and 2 of 2 of the SPEX Plat in accordance with Section 51400 of the Zoning Ordinance. All buffering and screening shall be depicted on the first site plan for the SPEX Use. As used herein, the term site plan includes any site plan amendment. Landscaping, buffering, and screeningThe Applicant shall also install and comply with the following: 

a. Any land disturbance shall occur only within the “Limits of Disturbance” as depicted on Sheet Z-5 of the SPEX Plat.

b. All landscaping, buffering, and screening shown on the site plan shall be maintained in good condition and health over the lifetime of the SPEX use, and any dead or diseased materials shall be replaced with reasonable promptness, considering seasonal weather limitations. 

c. The Applicant shall use at the time of site plan 80 percent Virginia native species, with emphasis on Northern Virginia native species, for all landscaping throughout the Property, provided that the Applicant reserves the right, in consultation with and approval by the County Urban Forester, to modify as part of site plan approval, including any site plan amendment, the exact species to be used in order to meet FSM requirements, or if some plant materials are not available, or not available in the quantities required for the project, or have been deemed by the County Urban Forester to no longer be appropriate. Said species shall be identified on the first site plan for the SPEX Use prior to its approval.

d. The equipment compound identified as “PROPOSED 150’ MONOPOLE INSIDE A 50’ x 50’ FENCED EQUIPMENT COMPOUND” shall be enclosed by an opaque fence with gating, as shown on Sheets Z-4, Z-4A, Z-5, and Z-6 of the SPEX Plat. The fence shall provide a minimum opacity of 90% and be a minimum of eight feet tall above finished grade. The applicant shall maintain such fence in good order and repair regularly over the lifetime of the SPEX Use.

5. Tree Conservation.	Comment by Carter, Joseph: The trees are outside the Limits of this application and on Loudoun County school Board Property. The boundaries of the application will need to expand to enforce this condition. Since the LOD is clearly delineated on the Plat, the applicant cannot go beyond that to disturb trees.	Comment by Carter, Joseph: Is this intended for the Applicant to preserve trees off-site?

a. Establishment of Tree Conservation Areas. Within the areas identified on Sheets 1 and 2 of the SPEX Plat as “TREE CONSERVATION AREA FOREST STAND A 0.74 AC. (32,249 SF)” and “TREE CONSERVATION AREA FOREST STAND B 0.47 AC. (20,368 SF)” (the “Tree Conservation Areas”), the Applicant shall preserve healthy trees through the establishment of Tree Conservation Areas, provided, however, that trees may be removed to the extent necessary for the construction of any facilities that are required pursuant an approved site plan and/or shown on the SPEX Plat as lying within such Tree Conservation Areas, and for the construction of utilities necessary for the development of the SPEX Plat in accordance with these Conditions. Notwithstanding the previous sentence, a minimum of eighty percent (80%) of the canopy within the cumulative Tree Conservation Areas depicted on Sheet 3 of the SPEX Plat will be preserved, exclusive of stands of Virginia Pine over 25 years in age. In the event that the eighty percent (80%) threshold cannot be achieved within the designated Tree Conservation Areas, such lost canopy will be recaptured elsewhere onsite in locations to be designated at the discretion of the Applicant in consultation with the County. Boundaries of all Tree Conservation Areas shall be clearly marked in the field prior to land disturbing activities and shall be delineated on each record plat, site plan, or site plan amendment containing any portion of a Tree Conservation Area. The Applicant shall provide a tabulation of the Tree Conservation Areas demonstrating that SPEX Platthe Property is in conformance with this condition with each site plan, site plan amendment or record plat submitted to the County.	Comment by Carter, Joseph: Why are these highlighted?	Comment by Carter, Joseph: I don't see a sheet 3.

b. Damaged Trees. If, during construction on the Property, it is determined by the Applicant’s certified arborist and/or the County that any healthy tree located within the boundaries of any of the Tree Conservation Areas described in this condition has been damaged during construction and will not survive, then, prior to bond release on any section containing or immediately adjacent to a Tree Conservation Area, the Applicant shall remove each such tree and replace each such tree with two (2) three-inch caliper Virginia native, non-invasive deciduous trees. The species of such replacement trees shall be determined by the Applicant’s certified arborist or landscape architect in consultation with the County Urban Forester or Zoning Administrator. The placement of the replacement trees shall be proximate to the area of each such damaged tree so removed, or in another area as requested by the County.

c. Tree Conservation Easement. The Tree Conservation Areas shall be protected by a Tree Conservation Easement granted to the County and recorded with the applicable record plat(s).  A Deed of Easement, running to the benefit of the County, shall be recorded prior to or concurrently with each record plat, or prior to the approval of each site plan, for the Property containing any portion of the Tree Conservation Area.  Such deed shall include a provision that prohibits removal of trees within such Tree Conservation Easement as shown on the record plat or site plan after construction has been completed by the Applicant without specific permission of the County except as necessary to accommodate Forest Management Techniques, performed by or recommended by a professional forester or certified arborist, that are necessary to protect or enhance the viability of the canopy. Such Management Techniques may include, without limitation, such actions as pruning and the removal of vines, invasive species, trees uprooted or damaged by extreme weather conditions, and trees or limbs that are diseased, insect-infested, dead, or are considered a hazard to life or property. The record plat or site plan for each portion of the Property containing a Tree Conservation Easement shall contain a note stating that the removal of trees within a Tree Conservation Easement is prohibited except in accordance with the Deed of Easement for the Tree Conservation Areas.

6. Cessation of Use.  The Applicant shall notify the Zoning Administrator within 30 days of the cessation of all commercial public and public entity telecommunication use. All equipment and facilities associated with the SPEX Use, including the Telecommunications Monopole, shall be removed from the Property, and the Property restored as closely as possible to its original condition within 90 days of cessation of all commercial public and public entity telecommunication use. Regarding foundations for any structures, the Applicant shall be required to remove foundations to a depth of two feet below the ground surface. 



Hello all,

 

Please find the attached second referral cover, draft Conditions of Approval, and
additional documents for CMPT-2021-00014 & SPEX-2021-0053, Milestone Towers
Mickie Gordon Park.  Your review and comments are requested for this application. 
All application documents/materials, including the NEPA Report that is too large to
attach to this email with the other application materials, can be found in WebLMIS or
on LOLA under CMPT-2021-0014.

 

No Paper Referral Documents or Plans will be distributed and/or mailed.

 

Thank you,
 
Grace Adams
she/her/hers
Planner, Land Use Review
Department of Planning & Zoning
Loudoun County Government

1 Harrison Street, SE, 3rd Floor
Leesburg, Virginia  20175
(571) 258-3975
Visit Us On The Web: https://www.loudoun.gov/planning
 
This e-mail is not intended to be and shall not be deemed to be an official order, requirement,
decision or determination made by or on behalf of the Zoning Administrator.
 
In keeping with the Virginia Freedom of Information Act (FOIA), emails and all attachments
may be released to others upon request for inspection and copying without prior notification.
 

https://www.loudoun.gov/index.aspx?NID=3362
https://www.loudoun.gov/planning


 COUNTY OF LOUDOUN 
PARKS, RECREATION AND COMMUNITY SERVICES 

REFERRAL MEMORANDUM 
 

 
To: Grace Adams, Project Manager, Planning and Zoning   (MSC #62) 
From: Mark A. Novak, Chief Park Planner, Facilities Planning and Development (MSC 

#78) 
CC:  Steve Torpy, Director 

 Karen Sheets, Assistant Director 
Jeremy Payne, Assistant Director 
Rameir Martin, Assistant Director 
Myla Neal, Assistant Director 
Jefferson Miller, Park Planner 
Kristen Blaylock-Reed, Chairman, PROS Board, Dulles District 
Kelly Foltman, Vice Chairman, PROS Board, Blue Ridge District 
James O'connor, PROS Board, Algonkian District 
Tom Bellanca, PROS Board, Chair At-Large 
Carrie-Anne Mosley, Open Space Member At-Large 
Erik Scudder, Open Space Member At-Large 

 
Date:  February 22, 2022 

 
Subject:    Milestone Tower – Mickie Gordon Park | SPEX 2021-0053, CMPT 2021-0014 
Election District:  Blue Ridge   Sub Planning Area: SW                                          
MCPI # 503-40-4063 
 

APPLICATION OVERVIEW: 
  

The subject site is owned by the Loudoun County Board Public School Board and leased and 
operated by Loudoun County Parks Recreation and Community Services as a Park (Mickie Gordon 
Memorial Park). The property is located at t 23229 Carters Farm Lane, Middleburg, just north of 
Route 50/John Mosby Highway in the Blue Ridge Election District and SW Sub-Planning Area.  
The applicant (Milestone) is requesting approval of a Commission Permit and a Special Exception 
application to construct a one hundred fifty (150) foot tall monopole telecommunications facility 
(150 feet tall with a 2-foot lightning rod at the top of pole for a total of 152 feet). 
 
 
 

 



Milestone Tower- Mickie Gordon Park 
SPEX 2019-0053. CMPT 2020-0014 
February 22, 2022 
Page 2 of 6 
 
 
 

 
 
 
COMMENTS: 
 
The Department of Parks Recreation and Community Services (PRCS) through a lease agreement 
with Loudoun County Public Schools (LCPS) has developed and operated the property as a park 
since 1982. PRCS is currently in the process of submitting a Special Exception for improvements 
to the park (see below) which include additional parking, new access, additional cricket pitch’s, 
concession/restrooms and trail system.  
 

1. The original location for the monopole telecommunications facility (see original location, 
below) showed the facility in the general vicinity northwest of the baseball field. As stated 
in the Statement of Justification, adjustments were made based on feedback received during 
outreach which included, relocating the tower facility to the northwest corner of the park, 
to increase distance from closest residences and main roads (see revised location, below). 

VICINITY MAP 

SITE 

VICINTY MAP 



Milestone Tower- Mickie Gordon Park 
SPEX 2019-0053. CMPT 2020-0014 
February 22, 2022 
Page 3 of 6 
 

PRCS SPEX was based on the original location (see PRCS proposed improvements, 
below). Applicant needs to coordinate with PRCS’ engineer to confirm revised layout will 
not impact proposed improvements (parking, trail and athletic fields). 

 

 
 
 
 
 
 
 
 
 
 
 

ORIGINAL LOCATION – TOWER FACILITY 



Milestone Tower- Mickie Gordon Park 
SPEX 2019-0053. CMPT 2020-0014 
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 REVISED LOCATION 



Milestone Tower- Mickie Gordon Park 
SPEX 2019-0053. CMPT 2020-0014 
February 22, 2022 
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PRCS PROPOSED IMPROVEMENTS W/ SPEX 

REVISED LOCATION/ACCESS 



Milestone Tower- Mickie Gordon Park 
SPEX 2019-0053. CMPT 2020-0014 
February 22, 2022 
Page 6 of 6 
 
 

2. Depending on timing for construction of monopole telecommunications facility there needs 
to be coordination between all parties (LCPS, PRCS and Milestone). The park is open to 
the public from dawn to dusk for passive use year-round and active use (cricket pitch’s) 
starting third week in March through mid- November. Any construction activity needs to 
be monitored to assure public access or use is not impacted.  
 

 
COMMENTS/RECOMMENDATIONS: 
 
The Department of Parks, Recreation and Community Services (PRCS) has reviewed the 
applicant’s proposal and identified above, outstanding issues that require more information to 
complete the review of this application.  
 
If you have any questions or concerns regarding these comments, please do not hesitate to contact 
me at 703-737-8992 or  mark.novak@loudoun.gov. 
 

mailto:mark.novak@loudoun.gov
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25 ACRES

175 FT

3:1

8%

35 FT

25 FT (RESIDENTIAL)
100 FT
35 FT

1. MINIMUM LOT SIZE:

2. MINIMUM LOT WIDTH:

3. MAXIMUM LENGTH/WIDTH RATIO:

4. MAXIMUM LOT COVERAGE:

5. MAXIMUM BUILDING HEIGHT:

6. YARDS
SIDE YARD PROPERTY LINE:
OFF RT. 50:
OFF RT. 627:

TOTAL PROPERTY AREA
(IN LOUDOUN COUNTY): 99.89 AC

CURRENT ZONE: AR-2

PROPOSED USE: PUBLIC PARK

BUILDING SIZE: TOTAL EXISTING: 2,456 SF

ZONING TABULATIONS

PROPOSED

SITE TABULATIONS (ZONING ORDINANCE SEC 2-203)

99.89 ACRES

±1,585'

1.69:1

8% (MAX)

35 FT (MAX)

25 FT (RESIDENTIAL)
100 FT
35 FT

REQUIRED

NOTES:
1. THE PROJECT SITE IS LOCATED ON BLUE RIDGE TAX RECORD LISTED BELOW:

MCPI TAX MAP OWNER ACREAGE
503404063000 /88////////13/ LOUDOUN COUNTY SCHOOL BOARD  99.89

2. THIS APPLICATION PROPOSES:
2.1. A SPECIAL EXCEPTION FOR A PUBLIC PARK, PERMITTED BY SECTION 2-202 OF THE REVISED 1993 LOUDOUN

COUNTY ZONING ORDINANCE.

3. THE PROPERTY IS ZONED AR-2 AND IS SUBJECT TO SECTION 2-202 OF THE REVISED 1993 LOUDOUN COUNTY ZONING
ORDINANCE.

4. BOUNDARY AND TOPOGRAPHIC INFORMATION BASED ON LOUDOUN COUNTY GIS.

5. EXISTING UTILITIES HAVE BEEN LOCATED IN THE IMMEDIATE AREA OF THE SITE. OTHER UTILITIES ARE SHOWN FOR
REFERENCE ONLY.

6. ANY NEW TELEPHONE, ELECTRIC, CABLE AND OTHER UTILITIES WILL BE EXTENDED TO THE SITE AND SHALL BE
INSTALLED UNDERGROUND.

7. SERVICING UTILITY COMPANIES INCLUDE:

WATER & SEWER: N/A
NATURAL GAS: N/A
ELECTRIC: DOMINION POWER
TELEPHONE: N/A

8. SOILS INFORMATION SHOWN HEREON ARE TAKEN FROM DIGITAL MAPS PROVIDED BY LOUDOUN COUNTY GIS.

9. THERE ARE TWO EXISTING WELLS LOCATED ON THE PROPERTY PER LOUDOUN COUNTY GIS. THE WELLS ARE
DENOTED ON THE EXISTING CONDITIONS PLAN, SHEET C2.0.

10. THERE ARE NO DRAINFIELDS OR POLLUTION SOURCES PER LOUDOUN COUNTY GIS.

11. THE EXISTING PARK IS NOT CURRENTLY BEING SERVED BY PUBLIC WATER BY LOUDOUN WATER. THE SITE IS NOT
CURRENTLY SERVED BY SEWER.

12. TO THE BEST OF OUR KNOWLEDGE THERE ARE NO TOXIC MATERIALS OR AUTOMOBILE FUEL FOUND OR PROPOSED
TO BE STORED ON THIS SITE.  THE SITE CONTAINS NO KNOWN HAZARDOUS OR TOXIC SUBSTANCES AS SET FORTH
IN THE TITLE 40, CODE OF FEDERAL REGULATIONS PARTS 116.4, 302.4, AND 355 OR IN VIRGINIA DEPARTMENT OF
WASTE MANAGEMENT REGULATIONS. AN ENVIRONMENTAL REGULATORY DATABASE REVIEW WAS PERFORMED BY
TIMMONS GROUP ON JUNE 14, 2021. TIMMONS GROUP DID NOT IDENTIFY POTENTIAL RECS.

13. THERE ARE NO KNOWN FEDERAL OR STATE PERMITS OR CONDITIONS THAT LIMIT DEVELOPMENT OF THE SITE.

14. THERE IS NO FLOODPLAIN ON THE PROPERTY.

15. THE SITE DOES NOT LIE WITHIN A FLOODPLAIN OVERLAY DISTRICT, AG DISTRICT, AIRPORT IMPACT OVERLAY
DISTRICT,  MOUNTAINSIDE DEVELOPMENT OVERLAY DISTRICT (MDOD), HISTORIC DISTRICT,  QUARRY NOTIFICATION
OVERLAY DISTRICT (QN),  CONSERVATION EASEMENTS DISTRICT, RESERVOIR PROTECTION AREA,  ROUTE 28 TAX
DISTRICT, VILLAGE CONSERVATION OVERLAY DISTRICT, OR WITHIN THE SCENIC CREEK VALLEY BUFFER.

16. A WETLANDS STUDY WAS CONDUCTED BY TIMMONS GROUP ON OCTOBER 10, 12, AND 18, 2021 TO IDENTIFY
JURISDICTIONAL WETLANDS AND WATERS OF THE U.S. WITHIN THE PROJECT LIMITS OF THE SITE. FULL FINDINGS
CAN BE FOUND IN THE ASSOCIATED REPORT.

17. THE SITE CONTAINS NO KNOWN GRAVES, OBJECT, OR STRUCTURES MARKING BURIAL PLACES AS DETERMINED BY
VISUAL INSPECTION.

18. A PROTECTED SPECIES DATABASE SUMMARY WAS COMPLETED SEPTEMBER 7, 2021 BY TIMMONS GROUP. THE
COMPREHENSIVE DATABASE SEARCH IDENTIFIED THE POTENTIAL FOR FOUR SPECIES WITH FEDERAL AND/OR
STATE PROTECTION TO OCCUR ON OR WITHIN THE VICINTY OF THE SITE. THESE SPECIES INCLUDE THE NOTRTHERN
LONG-EARED BAT, YELLOW LANCE, GREEN FLOATER, AND LOGGERHEAD SHRIKE. FULL FINDINGS AND APPENDICES
CAN BE FOUND IN THE ASSOCIATED MEMORANDUM.

19. A CULTURAL RESOURCE DATABASE SUMMARY WAS COMPLETED ON SEPTEMBER 7, 2021 BY TIMMONS GROUP.
BASED ON THE RESULTS OF THE EVALUATION, TWO KNOWN ARCHITECTURAL RESOURCES ARE DOCUMENTED
WITHIN THE PROPOSED PROJECT LIMITS. THE ASSOICATED VIRGINIA DEPARTMENT OF HISTORIC RESOURCES (DHR)
IDS FOR THE KNOWN RESOURCES ARE 053-5056 AND 053-6415. FULL FINDINGS AND APPENDICES CAN BE FOUND IN
THE ASSOCIATED MEMORANDUM.

20. A PHASE 1 ARCHEOLOGICAL STUDY WAS CONDUCTED BY DARBY O'DONNELL, LLC. FINDINGS CAN BE FOUND IN THE
FULL PHASE I CULTURAL RESOURCE SURVEY REPORT.

21. THE SITE WILL BE PRIMARILY SERVED BY MIDDLEBURG FIRE AND RESCUE AS FIRST RESPONSE.

22. EROSION AND SEDIMENT CONTROL WILL CONFORM TO ALL APPLICABLE LOCAL, COUNTY AND STATE STANDARDS
AND THE VIRGINIA EROSION AND SEDIMENT CONTROL HANDBOOK.

23. THE SITE IS AN EXISTING DEVELOPED PUBLIC PARK WITH PROPOSED IMPROVEMENTS TO THE CRICKET FIELDS,
INCLUDING ADDITIONAL BLEACHERS, PARKING, PERIMETER TRAIL AND NEW SITE ENTRANCES. THEREFORE,
STORMWATER MANAGEMENT AND BMPS ARE ANTICIPATED WITH THIS APPLICATION.

24. THE PROPOSED USE WILL MEET THE NOISE STANDARD REGULATIONS STATED IN SECTION 5-1507, AND LIGHT AND
GLARE REGULATIONS STATED IN SECTION 5-1504.

25. SIGNAGE AND LIGHTING  WILL BE PROVIDED IN ACCORDANCE WITH THE PROVISIONS OF THE REVISED 1993
LOUDOUN COUNTY ZONING ORDINANCE.

26. ALL SIGNAGE, STREET AND SITE LIGHTING SHALL BE IN CONFORMANCE WITH THE REVISED 1993 LOUDOUN COUNTY
ZONIING ORDINANCE.

27. SUB-BASE DEPTH IS BASED ON A CBR VALUE OF 4, WHICH MAY BE REVISED ONCE SOIL TESTS OF SUBGRADE ARE
PERFORMED.

28. A SMOOTHING GRADE SHALL BE MAINTAINED FROM THE CENTERLINE OF THE EXITING ROAD TO THE CURB AND
GUTTER, TO PRECLUDE THE FORMING OF FALSE GUTTERS AND/OR THE PONDING OF ANY WATER ON THE ROADWAY.

29. THE APPROVAL OF THESE PLANS SHALL IN NOW WAY RELIEVE THE OWNER OF COMPLYING WITH OTHER
APPLICABLE LOCAL, STATE, AND FEDERAL REQUIREMENTS.

PROPOSED
PARKING
WITH THIS

APPLICATION

REQUIRED
PARKING PER

ZONING
ORDINANCE,

SECTION 5-1102

PARKING TABULATION

PUBLIC
RECREATION

0.33/PERSON IN
PERMITTED

OCCUPANCY PLUS
1/EMPLOYEE

BUFFER
YARD

WIDTH (FT)
ADJACENT

USE

LANDSCAPING/BUFFER YARDS

20SINGLE FAMILY
DETACHED

10WINERY

20MISC IMPROVEMENTS

20VACANT

200 SPACES

SOILS INFORMATION SHOWN HEREON IS TAKEN FROM THE CURRENT LOUDOUN COUNTY SOIL SURVEY AND
LOUDOUN COUNTY GIS.
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ADJACENT PARCELS:

1. BUZZELLI, SCOTT J & TRACEY E
PIN: 5033893671000
USE: SINGLE FAMILY RESIDENCE
ZONE: AR-1

2. BUZZELLI, SCOTT J
PIN: 503390195000
USE: VACANT
ZONE: AR-2

3. MIDDLEBURG LAND 1 LLC
PIN: 502281672000
USE: SINGLE FAMILY RESIDENTIAL
ZONE: AR-2

4. RIZIK, JOHN J
PIN: 467260518000
USE: SINGLE FAMILY RESIDENTIAL
ZONE: AR-2

5. HANLEY, MAUREEN
PIN: 467464011000
USE: SINGLE FAMILY RESIDENTIAL
ZONE: AR-2

6. KINGLAND FARM LLC
PIN: 468465456000
USE: MISC IMPROVEMENTS
ZONE: AR-2

7. SMITH, WALTER & RACHEL ESTATE
PIN: 468451913000
USE: SINGLE FAMILY RESIDENTIAL
ZONE: AR-2

8. NADJMABADI, MANZAR
PIN: 503409105000
USE: SINGLE FAMILY RESIDENTIAL
ZONE: AR-2

9. GREENHILL ESTATE
PIN: 468153980000
USE: WINERY
ZONE: AR-2

10. STALUCH, MICHAEL A ET UX
PIN: 5033989181000
USE: SINGLE FAMILY RESIDENTIAL
ZONE: AR-2

11. BENEDICT, SCOTT E 7 JOHN N BENEDICT
PIN: 503393652000
USE: VACANT
ZONE: AR-2
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ELLI, SCOTT J & TRACEY E
INGLE FAMILY RESIDENTIAL

ZONE: AR2
AREA: 5.63 AC

503-39-0195
BUZZELLI, SCOTT J

USE: VACANT
ZONE: AR2

AREA: 4.40 AC

23006 SAM FRED RD
502-28-1672

MIDDLEBURG LAND 1 LLC
USE: SINGLE FAMILY RESIDENTIAL

ZONE: AR2
AREA: 188.25 AC

23171 CARTERS FARM LN
467-26-0518

RIZIK, JOHN J
USE: SINGLE FAMILY RESIDENTIAL

ZONE: AR2
AREA: 89.95 AC

23156 CARTERS FARM LN
468-46-5456

KINGLAND FARM LLC
USE: MISC IMPROVEMENTS

ZONE: AR2
AREA: 61.87 AC

503-39-3652
BENEDICT, JOHN E &
SCOTT N BENEDICT

USE: VACANT
ZONE: AR2
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ZONE: AR2
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468-45-1913
SMITH, WALTER & RACHEL ESTATE
USE: SINGLE FAMILY RESIDENTIAL
ZONE: AR2
AREA: 0.80 AC
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FORESTED COMMUNITIES

FOREST STAND A (4.15 ACRES): APPROX. BASAL AREA PER ACRE - 89.62 SF
RED OAK (QUERCUS RUBRA) COMPRISES THE MAJORITY OF THE OVERSTORY. THE UNDERSTORY CONSISTS OF SERVICEBERRY (AMELANCHIER
SP.). VIRGINIA CREEPER (PARTHENOCISSUS QUINQUEFOLIA), POISON IVY (TOXICODENDRON RADICANS), AND INVASIVE WINGED EUONYMUS
(EUONYMUS ALATUS) AND GREENBRIAR (SMILAX ROTUNDIFOLIA) DOMINATE THE FOREST FLOOR AND HAVE ENCROACHED HEAVILY ON MANY OF
THE OVERSTORY TREES. GIS DATA INDICATES PRESENCE OF WETLANDS.

FOREST STAND B (1.2 ACRES): APPROX. BASAL AREA PER ACRE - 161 SF
RED OAK (QUERCUS RUBRA), TULIP TREE (LIRIODENDRON TULIPIFERA), BLACK WALNUT (JUGLANS NIGRA), RED MAPLE (ACER RUBRUM), AND WHITE
OAK (QUERCUS ALBA) COMPRISE THE OVERSTORY. GIS DATA INDICATES PRESENCE OF WETLANDS.GIS DATA INDICATES PRESENCE OF WETLANDS.

FOREST STAND C (1.63) ACRES: APPROX. BASAL AREA PER ACRE - 178.45 SF
RED OAK (QUERCUS RUBRA) AND RED MAPLE (ACER RUBRUM) COMPRISE THE MAJORITY OF THE OVERSTORY. TRUMPET VINE (CAMPSIS RADICANS)
HAS ENCROACHED HEAVILY ON MANY OF THE OVERSTORY TREES.

FOREST STAND D (3.09) ACRES: APPROX. BASAL AREA PER ACRE - 195.58 SF
RED OAK (QUERCUS RUBRA), TULIP TREE (LIRIODENDRON TULIPIFERA), BLACK WALNUT (JUGLANS NIGRA), COMPRISE THE OVERSTORY. VIRGINIA
CREEPER (PARTHENOCISSUS QUINQUEFOLIA) HAS ENCROACHED HEAVILY ON MANY OF THE OVERSTORY TREES. GIS DATA INDICATES PRESENCE
OF WETLANDS.

FOREST STAND E (1.6) ACRES: APPROX. BASAL AREA PER ACRE - 109.56 SF
RED MAPLE (ACER RUBRUM), RED OAK (QUERCUS RUBRA), AND SYCAMORE (PLATANUS OCCIDENTALIS) COMPRISE THE OVERSTORY. THE
OVERSTORY IS THINNING, AS THERE ARE MULTIPLE DOWNED TREES (7-10 DBH) IN THE AREA. THIS HAS ALLOWED MUCH OF THE FOREST FLOOR TO
BE COVERED IN TALL GRASSES. MANY VINES INCLUDING VIRGINIA CREEPER (PARTHENOCISSUS QUINQUEFOLIA) AND INVASIVE JAPANESE
HONEYSUCKLE (LONICERA JAPONICA) HAVE ENCROACHED ON THE OVERSTORY TREES. GIS DATA INDICATES PRESENCE OF WETLANDS.

FOREST STAND F (3.12) ACRES: APPROX. BASAL AREA PER ACRE - 211.51 SF
BLACK WALNUT (JUGLANS NIGRA), HACKBERRY(CELTIS OCCIDENTALIS), SILVER MAPLE (ACER SACCHARINUM), AND BLACK CHERRY (PRUNUS
SEROTINA) COMPRISE THE OVERSTORY. THERE IS A THICK UNDERSTORY PLANTINGS, INCLUDING VIRGINIA CREEPER (PARTHENOCISSUS
QUINQUEFOLIA), POISON IVY (TOXICODENDRON RADICANS), AND INVASIVE WINGED EUONYMUS (EUONYMUS ALATUS), RUSSIAN OLIVE (ELAEAGNUS
ANGUSTIFOLIA) AND GREENBRIAR (SMILAX ROTUNDIFOLIA).

FOREST STAND G (3.49) ACRES: APPROX. BASAL AREA PER ACRE - 163.78 SF
RED OAK (QUERCUS RUBRA), RED MAPLE (ACER RUBRUM), SYCAMORE (PLATANUS OCCIDENTALIS), AND BLACK WALNUT (JUGLANS NIGRA)
COMPRISE THE MAJORITY OF THE OVERSTORY. THE UNDERSTORY CONSISTS OF RED BUD (CERCIS CANADENSIS), SASSAFRAS (SASSAFRAS
ALBIDUM), AND BOX ELDER (ACER NEGUNDO). VIRGINIA CREEPER (PARTHENOCISSUS QUINQUEFOLIA), WILD GRAPE (VITIS SP.), AND INVASIVE
MORNING GLORY (IPOMOEA SP.), JAPANESE HONEYSUCKLE (LONICERA JAPONICA), AND MULTIFLORA ROSE (ROSA MULTIFLORA) DOMINATE THE
FOREST FLOOR AND HAVE ENCROACHED HEAVILY ON MANY OF THE OVERSTORY TREES. MUCH OF THE FOREST FLOOR IS ALSO COVERED IN TALL
GRASSES. GIS DATA INDICATES PRESENCE OF WETLANDS.

HEDGEROW FOREST:
THE HEDGEROW FORESTS VARY IN COMPOSITION FROM AREA TO AREA, FROM LANDSCAPE PLANTINGS TO MORE NATURALIZED TREE PLANTINGS.
OVERSTORY SPECIES INCLUDE RED OAK (QUERCUS RUBRA), BLACK LOCUST (ROBINIA PSEUDOACACIA) AND WHITE PINE (PINUS STROBUS) ON THE .
UNDERSTORY SPECIES INCLUDE SASSAFRAS  (SASSAFRAS ALBIDUM), SUMAC (RHUS SP.), AND FLOWERING DOGWOOD (CORNUS FLORIDA). SOME
INVASIVE SPECIES HAVE DOMINATED THESE AREAS INCLUDING WOODY VEGETATION SUCH AS TREE OF HEAVEN (AILANTHUS ALTISSIMA), RUSSIAN
OLIVE (ELEAGNUS ANGUSTIFOLIA), AND HERBACEOUS PLANTS SUCH AS BITTERSWEET (CELASTRUS SCANDENS), AND MULTIFLORA ROSE (ROSA
MULTIFLORA).

NON-FORESTED COMMUNITIES:
MAINTAINED GRASSLAND:
THE MAJORITY OF THE SITE IS MADE UP OF MAINTAINED GRASSLANDS. THESE AREAS INCLUDE MOWN TURF AREAS AND SPORTS FIELDS AS WELL
AS MOWN AREAS OF LOW GRASSES AND PERENNIALS, INCLUDING MULTIFLORA ROSE (ROSA MULTIFLORA) AND ASTERS (SYMPHYOTRICHUM
OBLONGIFOLIUM).

NOTES:
1. TREE SURVEY WAS CONDUCTED BY TIMMONS GROUP IN OCTOBER OF 2021. THIS SURVEY IS BASED ON AN EXAMINATION OF THE SITE AT THE

TIME OF OUR REVIEW. SITE CONDITIONS ARE SUBJECT TO CHANGE OVER TIME.
2. 42 SPECIMEN TREES (DBH GREATER THAN 30") WERE FOUND ON SITE.
3. MAPPED SOILS INFORMATION WAS OBTAINED FROM LOUDOUN COUNTY DIGITAL GIS DATA.



 COUNTY OF LOUDOUN 
PARKS, RECREATION AND COMMUNITY SERVICES 

REFERRAL MEMORANDUM 
 

 
To: Grace Adams, Project Manager, Planning and Zoning   (MSC #62) 
From: Mark A. Novak, Chief Park Planner, Facilities Planning and Development (MSC 

#78) 
CC:  Steve Torpy, Director 

 Karen Sheets, Assistant Director 
Jeremy Payne, Assistant Director 
Rameir Martin, Assistant Director 
Myla Neal, Assistant Director 
Jefferson Miller, Park Planner 
Kristen Blaylock-Reed, Chairman, PROS Board, Dulles District 
Kelly Foltman, Vice Chairman, PROS Board, Blue Ridge District 
James O'connor, PROS Board, Algonkian District 
Tom Bellanca, PROS Board, Chair At-Large 
Carrie-Anne Mosley, Open Space Member At-Large 
Erik Scudder, Open Space Member At-Large 

 
Date:  February 22, 2022 

 
Subject:    Milestone Tower – Mickie Gordon Park | SPEX 2021-0053, CMPT 2021-0014 

(2nd Submission) 
Election District:  Blue Ridge   Sub Planning Area: SW                                          
MCPI # 503-40-4063 
 

APPLICATION OVERVIEW: 
  

The subject site is owned by the Loudoun County Board Public School Board and leased and 
operated by Loudoun County Parks Recreation and Community Services as a Park (Mickie Gordon 
Memorial Park). The property is located at t 23229 Carters Farm Lane, Middleburg, just north of 
Route 50/John Mosby Highway in the Blue Ridge Election District and SW Sub-Planning Area.  
The applicant (Milestone) is requesting approval of a Commission Permit and a Special Exception 
application to construct a one hundred fifty (150) foot tall monopole telecommunications facility 
(150 feet tall with a 2-foot lightning rod at the top of pole for a total of 152 feet). 
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COMMENTS: 
 
The Department of Parks, Recreation and Community Services (PRCS) has reviewed the 
Applicant’s responses dated April 22, 2022, to referral comments dated February 22, 2022.  The 
following is the current issue status of the initial comments: 
 
Comment #1: The original location for the monopole telecommunications facility (see original 
location, below) showed the facility in the general vicinity northwest of the baseball field. As 
stated in the Statement of Justification, adjustments were made based on feedback received during 
outreach which included, relocating the tower facility to the northwest corner of the park, to 
increase distance from closest residences and main roads (see revised location, below). PRCS 
SPEX was based on the original location (see PRCS proposed improvements, below). Applicant 

SITE 

VICINITY MAP 

KIRKPATRICK WEST 
NEIGHBORHOOD 

PARK 

SITE 

VICINTY MAP 
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needs to coordinate with PRCS’ engineer to confirm revised layout will not impact proposed 
improvements (parking, trail, and athletic fields). 
 

 
 
 
 
 
 
 
 
 
 
 

ORIGINAL LOCATION – TOWER FACILITY 



Milestone Tower- Mickie Gordon Park (2nd Submission)  
SPEX 2019-0053. CMPT 2020-0014 
May 25, 2022 
Page 4 of 6 
 

 REVISED LOCATION 
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Applicant Response:  Location has been coordinated with PRCS’ engineer. 

 
Issue Status:  Acknowledged.  

PRCS PROPOSED IMPROVEMENTS W/ SPEX 

REVISED LOCATION/ACCESS 
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Comment #2: Depending on timing for construction of monopole telecommunications facility 
there needs to be coordination between all parties (LCPS, PRCS and Milestone). The park is open 
to the public from dawn to dusk for passive use year-round and active use (cricket pitch’s) starting 
third week in March through mid- November. Any construction activity needs to be monitored to 
assure public access or use is not impacted.  
 
Applicant Response:  Noted. 

 
Issue Status:  Acknowledged. 

 
 
COMMENTS/RECOMMENDATIONS: 
 
The Department of Parks, Recreation and Community Services (PRCS) has reviewed the 
applicant’s responses and has no further comment.  
 
If you have any questions or concerns regarding these comments, please do not hesitate to contact 
me at 703-737-8992 or  mark.novak@loudoun.gov. 
 

mailto:mark.novak@loudoun.gov
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(1)  Indicate drawing no./page no. or use “G” for general comment. 
(2)  To be filled out by Applicant/Engineer. Date of Response is required.  
(3)  The VDOT reviewer is responsible for the final disposition of all comments. 
 

 
Note:    This form is to be used by the VDOT land use team to provide comments or concerns 

associated with the rezoning applications, site plans or any other plans when requested by 
the county or the applicants.   

 

 

VIRGINIA DEPARTMENT OF TRANSPORTATION 
LOUDOUN LAND USE  

PROJECT REVIEW 
COMMENT AND RESOLUTION SHEET 

 

 
Choose an item. 
 

 

 
COMMENT CATEGORIES: 

1. REQUIREMENT 
2. RECOMMENDATION 

 

 
COUNTY PROJECT NUMBER: CMPT-2021-0014 AND 
SPEX-2021-0053 

 
DEVELOPER/ENGINEER: ENTREX 
COMMUNICATIONS SERVICES, INC. 

 
REVIEWER(S): GERALD MOORE 
 

 
DATE:  02/23/22 

 
PROJECT NAME: Milestone Towers Mickie Gordon 

Park 

 
REVIEW PHASE & TYPE: COMMISSION PERMIT 
AND SPECIAL EXCEPTION PLAT 

 
DISCIPLINE:      LAND USE 

 
 

 
ITEM 
NO. 

 
DWG. 
NO.(1) 

 
COMMENTS 

 
COMMENT 
CATEGORY 

 
RESPONSE(2)     

 
FINAL DISPOSITION(3) 

1.1 G 
VDOT has “No Objections” to the Commission 
Permit and Special Exception Plat of the 
submission,  

1   

 



 

 

March 3, 2022 
 
 
Grace Adams 
Department of Planning  
1 Harrison Street, S.E.  
P.O. Box 7000  
Leesburg, VA 20177-7000  
 
 
 
Re: CMPT-2021-0014 & SPEX-2021-0053, MILESTONE TOWERS MICKIE 
GORDON PARK 
 
Dear Ms. Adams,  
 
Loudoun Water has reviewed the referenced Commission Permit and Special Exception 
applications and offers no objection to their approval. Water and sanitary sewer service 
would be contingent upon the developer’s compliance with the Authority’s Statement of 
Policy; Rates, Rules and Regulations; and Design Standards.  
 
Should you have any questions on this matter, please contact me by phone at 571-
291-7984 or by email pbodkin@loudounwater.org. 
 
Sincerely, 

Paul D. Bodkin 
Senior Project Engineer 
 

mailto:pbodkin@loudounwater.org
mailto:pbodkin@loudounwater.org


 

 

MEMORANDUM 

To: Grace Adams, Project Manager 

From: Hilary Richardson, Planner III, Zoning Administration 

Date: March 29, 2022 

Re: CMPT-2021-0014 & SPEX-2021-0053, Milestone Towers-Mickie Gordon Park, 

First Submission 

PIN: 503-40-4063 

The above referenced application proposes a Commission Permit and Special Exception 
application to establish a 150-foot-tall telecommunications monopole with a 2,500-
square-foot equipment compound on a parcel zoned Agricultural Rural-2 (AR-2) pursuant 

to Section 5-168(B)(2) of the Revised 1993 Loudoun County Zoning Ordinance. 

Zoning Administration staff has reviewed the first submission materials prepared by 
Entrex and Site Link Wireless listed on the February 18, 2022, referral memorandum for 

the above referenced legislative application for conformance with the requirements of the 
Zoning Ordinance and has the following comments: 

General Comments 

Zoning Administration staff notes that pursuant to Section 6-1101(A) of the Zoning 

Ordinance the Planning Commission shall review the application to determine if the 
feature for which approval is sought is substantially in accord with the adopted 

Comprehensive Plan. Zoning Administration staff defers to the Community Planning 
division for comment about such accordance.  
 

Statement of Justification (SOJ) 

Introduction 

1. Add the Parcel Identification Number (PIN) under the address in the title.  
2. Address whether the proposed monopole will provide wireless internet access. 

 
Background 

3. Add the year to the dates in the outreach timeline.  
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Compliance with Section 5-618(B)(3) Monopoles, General Performance Criteria 

4. Section 5-618(B)(3)(e): Double check the setbacks provided in the narrative under 
Section 5-618(B)(3)(e). While the setbacks provided go beyond what is required per 
Zoning Ordinance Section 2-203 (A)(3)(c), the setbacks provided on the plat differ from 

what is written in the Statement of Justification.   
 

5. Section 5-618(B)(3)(g): Staff defers to the Community Planning section to ensure the 
design and color of the proposed telecommunications monopole blends with the 
background.  

 

6. Section 5-618(B)(3) sub note (m): Correct the subsection to be subsection (l) not (m). 
Additionally, please correct the applicant response to say, “Should the equipment or 

facilities at the site not be used, they will be removed within 90 days of cessation….” 
 

7. The subsection labeling for Section 5-618(B)(3) after (m) is incorrect- please review 
and revise the citations.  
 

8. Section 5-618(B)(3)(n)- Demonstrate conformance with Section 5-618(B)(3)(n) as the 
site is owned by Loudoun County Public Schools. 

 
9. Section 5-618(B)(3) sub note (p): Please provide the full name of the VA SHPO.  

 
Section 6-1309 Issues for Consideration 

10. Section 6-1309(1): Whether the proposed minor special exception or special 
exception is consistent with the Comprehensive Plan.  
 

Zoning Administration Staff defers to Community Planning Division on Section 6-1309 
Issues for   Consideration and Relationship of the Proposal to The Comprehensive Plan.  

 
11. Section 6-1309(2): Whether the level and impact of any noise, light, glare, odor, or 

other emissions generated by the proposed use will negatively impact surrounding uses.  
 

The proposed use will be required to adhere to the noise, light, and glare standards 

found in Section 5-1500 of the Zoning Ordinance. The proposed use will also be 
required to adhere to the buffering and screening requirements in Section 5-1400 

of the Zoning Ordinance at the time of site plan submittal.  
 

12. Section 6-1309(3): Whether the proposed use is compatible with other existing or 

proposed uses in the neighborhood, and on adjacent parcels.  
 

Zoning Administration Staff defers to the Community Planning Division as to 
whether the proposed use is compatible with other existing or proposed uses in the 
neighborhood, and on adjacent parcels.  
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13. Section 6-1309(4): Whether the proposed special exception or minor special 
exception adequately protects and mitigates impacts on the environmental or natural 
features including, but not limited to, wildlife habitat, vegetation, wetlands, water quality 

including groundwater, air quality, topographic, scenic, archaeological, or historic 
features, and agricultural and forestall lands. 

 
Zoning Administration staff defers to the Community Planning Division and the 
Department of Building and Development Natural Resources Division as to the 

adequacy of mitigation of the impacts to any environmental and natural features 
on the property.  
 

14. Section 6-1309(5): Whether the proposed special exception at the specified 

location will contribute to or promote the welfare or convenience of the public. 

 

The Applicant has stated that there is a substantial need for improved capacity and 
coverage by AT&T within the immediate area of the site. Additionally, the 

propagation maps provided in the application materials show the level of service 
with and without the proposed facility.  

 
 

15. Section 6-1309(6): Whether the proposed special exception can be served 
adequately by public utilities and services, roads, pedestrian connections, and other 

transportation services and, in rural areas, by adequate on-site utilities.  

 

Zoning Administration staff defers to the Loudoun Water regarding public utilities 
access, and the Department of Transportation and Capital Infrastructure (DTCI) 

and Virginia Department of Transportation (VDOT) regarding the adequacy of 
transportation infrastructure to serve the proposed use. 

 

Relationship of the Proposal to the Comprehensive Plan 
 
16. Zoning Administration Staff defers to Community Planning Division for analysis on the 
relationship of the proposed SPEX/CMPT application to the Comprehensive Plan.  
 

Relationship of the Proposal to the Virginia Code, Agricultural and Forestal 
Districts 

17. Zoning Administration Staff defers to the Land Use Review Division, Towns and 

Agricultural and Forestal Districts planner for analysis on the relationship between the 
Virginia Code, Agricultural and Forestal Districts.   
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Commission Permit/Special Exception Plat 

Title Sheet (T-1) 

18.  Please add the Parcel Identification Number (PIN) 503-40-4063 to the title of the 
plan.  

 
19. Provide a more detailed Vicinity Map with the entire parcel boundaries to show a more 

exact location of the site. Replace the Vicinity Maps with the revised version on the other 
pages of the plat. Zoning Administration Staff suggests using the County’s WebLogis tool.  

 

Sheet Z-1 
 
20. Please provide a label for the squared off area (existing tennis courts) on the 
northeast corner of the parcel for consistency with Sheet Z-2. 
  

Sheet Z-2 
21. As mentioned in note 19, please revise the Vicinity Map.  

 
22. Please revise the title to be CMPT-SPEX Plat- this plan is not a Site Plan.  
 

23. County Wetlands Model shows that the site does contain wetlands. Please revise Note 
7.  

 
24. As mentioned in Note 4, the setbacks provided in the Monopole Setbacks need to be 
revised and double checked. In the AR-2 Zoning District are the required setbacks are the 

following: 
• Front: 35-feet 

• Side: 25-feet 
• Rear: 25-feet  

Additionally, please remove the rows for closest house and closest road. 

25. Please clarify if the limits of disturbance are the same as the limits of the proposed 

Special Exception.  
 

26. The numbers for the setbacks, specifically the 84.1’ setback note, need to be made 

legible.   
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Sheet Z-3 

27. Adjacent parcel 4 (PIN 467-26-0518) need an additional 0 added the end of the 
citation.  
 

28. The label for Parcel 5 appears to be on the same parcel as parcel 6, please adjust the 
citation on the plat.  

 
29. The property owner for Parcel 9 (PIN 503-30-9576, 23320 Forsythia Lane) is owned 
by Wensley, Robert Michael & Wensley Eliza. Please revise.   

 
30. Remove the label for Parcel 10 that is adjacent to Forsythia Lane- it is not needed.  

 
31. Please add label to the existing tennis court adjacent to the southeastern baseball 
field.  

Sheet Z-4 

32. Please clarify if the area labeled commission permit will also be the same limits for the 
Special Exception requested.  If it is not the same, please show the limits of the Special 
Exception.  

 
33. The wetlands area does not match the County GIS location of the wetlands. Please 

amend.  

Sheet Z-4A 

34. Also address comment 34 on Sheet Z-4A.  

Sheet Z-5 

35. Sheet Z-5 is provided twice, please remove one.  

Sheet Z-6 

36. Provide the setbacks of the proposed compound.  
 

37. Please share the proposed buffering, landscaping, and screening pursuant to Section 5-
1400 and when they are to be installed.  

 

Sheet Z-7 

38. Please revise the provided scale for the monopole elevation. Scale does not appear to 
match measurements provided. Should be 1” = 10’.  
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Sheet Z-9 (combine all comments together) 

39. Please provide a general planting note to address when the landscaping and planting 

schedule will be provided, for example at the time of site plan. Additionally, revise the 

Buffer Yard Table. A Type C side and rear buffer yard is needed. Pursuant to Section 5-

1404(E)(1), the Type C buffer can be provided surrounding the proposed use as long as it 

meets the required buffer yard type as per Section 5-1404(C). Also, pursuant to Section 

5-1404(A)(6)(d), existing vegetation and trees may be used to meet the buffer 

requirements of Section 5-1402(D).  

Sheet Z-10 

40. Zoning Administration Staff defers to the Natural Resources Urban Forester for analysis 
of information provided on Sheet Z-10.  



 

 

MEMORANDUM 

To: Grace Adams, Project Manager 

From: Hilary Richardson, Planner III, Zoning Administration 

Date: May 23, 2022 

Re: CMPT-2021-0014 & SPEX-2021-0053, Milestone Towers-Mickie Gordon Park, 

Second Submission 

PIN: 503-40-4063 

The above referenced application proposes a Commission Permit and Special Exception 
application to establish a 150-foot-tall telecommunications monopole with a 2,500-
square-foot equipment compound on a parcel zoned Agricultural Rural-2 (AR-2) pursuant 

to Section 5-168(B)(2) of the Revised 1993 Loudoun County Zoning Ordinance. 

Zoning Administration staff has reviewed the second submission materials prepared by 
Entrex and Site Link Wireless listed on the May 2, 2022, referral memorandum for the 

above referenced legislative application for conformance with the requirements of the 
Zoning Ordinance and has the following comments: 

General Comments 

Zoning Administration staff notes that pursuant to Section 6-1101(A) of the Zoning 

Ordinance the Planning Commission shall review the application to determine if the 
feature for which approval is sought is substantially in accord with the adopted 

Comprehensive Plan. Zoning Administration staff defers to the Community Planning 
division for comment about such accordance.  
 

Statement of Justification (SOJ) 

Compliance with Section 5-618(B)(3) Monopoles, General Performance Criteria 

1. Previous Comment: Section 5-618(B)(3)(e): Double check the setbacks provided in the 
narrative under Section 5-618(B)(3)(e). While the setbacks provided go beyond what is 
required per Zoning Ordinance Section 2-203 (A)(3)(c), the setbacks provided on the plat 

differ from what is written in the Statement of Justification.   
 

Second Submission Comment: The northwestern property line setback is shown as 
775.1 feet on the plat (Sheet Z-2) but listed as 775.9 feet in SOJ. Please correct.  
 

 

 



Milestone Towers-Mickie Gordon Memorial Park 
CMPT-2021-0014, SPEX-2021-0053, Second Submission 

May 23, 2022 
Page 2 of 3 

 

Commission Permit/Special Exception Plat 
 

Sheet Z-2 
 
9. Previous Comment: As mentioned in Note 4, the setbacks provided in the Monopole 
Setbacks need to be revised and double checked. In the AR-2 Zoning District are the 

required setbacks are the following: 
• Front: 35-feet 

• Side: 25-feet 
• Rear: 25-feet  

Additionally, please remove the rows for closest house and closest road. 

Second Submission Comment: As mentioned in the first comment of the second 

submission referral, the setback provided in the table on Sheet Z-2 states that the rear 
yard (northwest) is 775.9 feet and the plat show the setback as 775.1, please revise.  

2. Previous Comment: Please clarify if the limits of disturbance are the same as the limits 
of the proposed Special Exception.  

 
Second Submission Comment: It appears that the limits of disturbance and the limits 

of the Commission Permit and Special Exception are the same per Sheet Z-4A, however 
the Applicant response letter states that they are not the same. Please clarify and provide 
the limits of disturbance and limits of the Commission Permit and Special Exception on 

Sheet Z-2 as well.  
  

Landscaping Plan 
 
3. Zoning Administration Staff defers to the Natural Resources team and County Forester 

for the details regarding the species of plantings provided and whether or not they meet 
the regulations of the Facilities Standards Manual as well as the regulations of the forest 

stands as provided on the Landscape Plan sheets.  
 

Sheet Z-9  

4. Previous Comment: Please provide a general planting note to address when the 

landscaping and planting schedule will be provided, for example at the time of site plan. 

Additionally, revise the Buffer Yard Table. A Type C side and rear buffer yard is needed. 

Pursuant to Section 5-1404(E)(1), the Type C buffer can be provided surrounding the 

proposed use as long as it meets the required buffer yard type as per Section 5-1404(C). 

Also, pursuant to Section 5-1404(A)(6)(d), existing vegetation and trees may be used to 

meet the buffer requirements of Section 5-1402(D).  

Second Submission Comment: It appears that Sheet Z-9 which was the landscape plan 

in the first submission for CMPT-2021-0014 and SPEX-2021-0053 is missing from the 
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second submission plat. Additionally, the previously requested note about when the 

landscaping and planting will be provided is needed.  

 



 

 

MEMORANDUM 

To: Grace Adams, Project Manager 

From: Hilary Richardson, Planner III, Zoning Administration 

Date: June 29, 2022 

Re: CMPT-2021-0014 & SPEX-2021-0053, Milestone Towers-Mickie Gordon Park, 

Third Submission 

CC:  Teresa Miler, Principal Planner, Zoning Administration 
Michelle Lohr, AICP, Deputy Zoning Administrator, Zoning Administration 

PIN: 503-40-4063 

The above referenced application proposes a Commission Permit and Special Exception 

application to establish a 150-foot-tall telecommunications monopole with a 2,500-
square-foot equipment compound on a parcel zoned Agricultural Rural-2 (AR-2) pursuant 
to Section 5-168(B)(2) of the Revised 1993 Loudoun County Zoning Ordinance. 

Zoning Administration staff has reviewed the third submission materials prepared by 

Entrex and Site Link Wireless provided in the June 21, 2022, correspondence from Project 
Manager, Grace Adams for the above referenced legislative application for conformance 

with the requirements of the Zoning Ordinance and has the following comments: 

Statement of Justification (SOJ) 

Compliance with Section 5-618(B)(3) Monopoles, General Performance Criteria 

1. The measurements provided in the justification for Section 5-618(e) do not match 
the provided setback measurements shown on sheet Z-2 of the CMPT-SPEX Plat. 

Please revise.  
 
Commission Permit/Special Exception Plat 

Sheet Z-9  

2.  In the landscape buffers table for Buffers A and B, please remove the “EA” after 

the total linear feet and total required plant units in order to be uniform with the 

other landscape buffer tables provided.  

 

3. Please clarify the plant type calculation for large deciduous trees for Landscape 

Buffer D. It appears that there are 0 large deciduous trees, however, that does not 

equate to 42% of the buffer plantings.  

 



Phil Stetler obo Milestone 
Communications 
3620 Commerce Drive, Suite 707 
Baltimore, MD 21227 
pstetler@sitelinkwireless.com 

4/28/22 

Grace Adams 
Project Manager 
Loudoun County Department of Planning & Zoning 
E-mail: Grace.Adams@loudoun.gov

RE:      CMPT-2021-0014, SPEX-2021-0053 
Milestone Towers – Mickie Gordon Park 
Comment Response Letter 

Ms. Adams: 

Please find below and attached a revised plan, response letter/s, and information that addresses the 
comments received on March 30, 2022. This letter addresses comments specifically pertaining to the 
Statement of Justification and items not related to the engineered plans, while a separate letter from 
Entrex Communication Services, Inc., addresses comments dealing with engineered items. 

ZONING ADMINISTRATION Hilary Richardson, Planner III 
COMMENTS/ANALYSIS:  

Introduction 
1. Add the Parcel Identification Number (PIN) under the address in the title.
Added.
2. Address whether the proposed monopole will provide wireless internet access.
Detail has been added.

Background 
3. Add the year to the dates in the outreach timeline. Detail has been added.

Compliance with Section 5-618(B)(3) Monopoles, General Performance 
Criteria  
4. Section 5-618(B)(3)(e): Double check the setbacks provided in the narrative
under Section 5-618(B)(3)(e). While the setbacks provided go beyond what is
required per Zoning Ordinance Section 2-203 (A)(3)(c), the setbacks provided on
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the plat differ from what is written in the Statement of Justification. Upon further 
review, the setbacks provided do match those within the plat. 
 
5. Section 5-618(B)(3)(g): Staff defers to the Community Planning section to 
ensure the design and color of the proposed telecommunications monopole blends 
with the background. Noted. 
 
6. Section 5-618(B)(3) sub note (m): Correct the subsection to be subsection (l) 
not (m). Additionally, please correct the applicant response to say, “Should the 
equipment or facilities at the site not be used, they will be removed within 90 days 
of cessation….” Revised and corrected. 

7. The subsection labeling for Section 5-618(B)(3) after (m) is incorrect- please 
review and revise the citations. Revised and Corrected. 

8. Section 5-618(B)(3)(n)- Demonstrate conformance with Section 5-618(B)(3)(n) 
as the site is owned by Loudoun County Public Schools. Complied. 
 
9. Section 5-618(B)(3) sub note (p): Please provide the full name of the VA SHPO. 
Detail has been added to the statement. 
 
 

 
Should you have any further questions on concerns, please feel free to reach out to me. 
 
Sincerely, 
 
Phil Stetler 
Authorized agent for Milestone Towers 
pstetler@sitelinkwireless.com 
443-977-7561  
 
 
 



 
                                                                                                                       

6100 Executive Blvd., Suite 430 ● Rockville, MD 20852 ● Tel: 202.408.0960 ● Fax: 202.408.0961 
 
 
April 22, 2022 
 
To: Grace Adams 
 
From: Colleen Khan 
 
Re:  Milestone Towers Mickie Gordon Memorial Park 
 CMPT-2021-0014, SPEX 2021-0053 
 
We have reviewed the most recent comments and have the following responses for the plat submittal: 
 

A. Zoning – Hillary Richardson 
 

No. Comment Response 
 Sheet T-1  
18 Please add the Parcel Identification Number (PIN) 503-40-4063 to the title of the 

plan. 
Complied. 

19 Provide a more detailed Vicinity Map with the entire parcel boundaries to show a 
more exact location of the site. Replace the Vicinity Maps with the revised version 
on the other pages of the plat. Zoning Administration Staff suggests using the 
County’s WebLogis tool  

Complied. 

 Sheet Z-1  
20 Please provide a label for the squared off area (existing tennis courts) on the 

northeast corner of the parcel for consistency with Sheet Z-2. 
Complied. 

 Sheet Z-2  
21 As mentioned in note 19, please revise the Vicinity Map. Complied. 
22 Please revise the title to be CMPT-SPEX Plat- this plan is not a Site Plan. Complied. 
23 County Wetlands Model shows that the site does contain wetlands. Please revise 

Note 7. 
Complied. 

24 As mentioned in Note 4, the setbacks provided in the Monopole Setbacks need to 
be revised and double checked. In the AR-2 Zoning District are the required 
setbacks are the following: • Front: 35-feet • Side: 25-feet • Rear: 25-feet 
Additionally, please remove the rows for closest house and closest road. 

Complied. 

25 Please clarify if the limits of disturbance are the same as the limits of the proposed 
Special Exception 

The limits of disturbance are 
not the same as the limits of 
the proposed Special 
Exception. 

26 The numbers for the setbacks, specifically the 84.1’ setback note, need to be 
made legible. 

Complied. 

 Sheet Z-3  
27 Adjacent parcel 4 (PIN 467-26-0518) need an additional 0 added the end of the 

citation. 
Added. 

28 The label for Parcel 5 appears to be on the same parcel as parcel 6, please adjust 
the citation on the plat. 

Adjusted. 

29 The property owner for Parcel 9 (PIN 503-30-9576, 23320 Forsythia Lane) is 
owned by Wensley, Robert Michael & Wensley Eliza. Please revise. 

Revised. 

30 Remove the label for Parcel 10 that is adjacent to Forsythia Lane- it is not needed. Complied. 
31 Please add label to the existing tennis court adjacent to the southeastern baseball 

field. 
Complied. 

 Sheet Z-4  
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32 Please clarify if the area labeled commission permit will also be the same limits for 
the Special Exception requested. If it is not the same, please show the limits of the 
Special Exception. 

Yes, areas are the same. 

33 The wetlands area does not match the County GIS location of the wetlands. 
Please amend. 

Revised. 

 Sheet Z-4A  
34 Also address comment 34 on Sheet Z-4A. Complied. 
 Sheet Z-5  
35 Sheet Z-5 is provided twice, please remove one. Complied. 
 Sheet Z-6  
36 Provide the setbacks of the proposed compound. Setbacks added to Sheet Z-

2. 
37 Please share the proposed buffering, landscaping, and screening pursuant to 

Section 5- 1400 and when they are to be installed. 
See Landscape Plan. 

 Sheet Z-7  
38 Please revise the provided scale for the monopole elevation. Scale does not 

appear to match measurements provided. Should be 1” = 10’. 
Complied. 

 Sheet Z-9  
39 Please provide a general planting note to address when the landscaping and 

planting schedule will be provided, for example at the time of site plan. 
Additionally, revise the Buffer Yard Table. A Type C side and rear buffer yard is 
needed. Pursuant to Section 5- 1404(E)(1), the Type C buffer can be provided 
surrounding the proposed use as long as it meets the required buffer yard type as 
per Section 5-1404(C). Also, pursuant to Section 5-1404(A)(6)(d), existing 
vegetation and trees may be used to meet the buffer requirements of Section 5-
1402(D). 

See Landscape Plan. 

 Sheet Z-10  
40 Zoning Administration Staff defers to the Natural Resources Urban Forester for 

analysis of information provided on Sheet Z-10. 
Noted. 

 
B. Parks, Recreation and Community Services – Mark Novak 

 
No. Comment Response 
1 The original location for the monopole telecommunications facility (see original 

location, below) showed the facility in the general vicinity northwest of the baseball 
field. As stated in the Statement of Justification, adjustments were made based on 
feedback received during outreach which included, relocating the tower facility to 
the northwest corner of the park, to increase distance from closest residences and 
main roads (see revised location, below). VICINITY MAP SITE VICINTY MAP 
Milestone Tower- Mickie Gordon Park SPEX 2019-0053. CMPT 2020-0014 
February 22, 2022 Page 3 of 6 PRCS SPEX was based on the original location 
(see PRCS proposed improvements, below). Applicant needs to coordinate with 
PRCS’ engineer to confirm revised layout will not impact proposed improvements 
(parking, trail and athletic fields). 

Location has been 
coordinated with PRCS’ 
engineer. 

2 Depending on timing for construction of monopole telecommunications facility 
there needs to be coordination between all parties (LCPS, PRCS and Milestone). 
The park is open to the public from dawn to dusk for passive use year-round and 
active use (cricket pitch’s) starting third week in March through mid- November. 
Any construction activity needs to be monitored to assure public access or use is 
not impacted. 

Noted. 
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C. Building and Development – Tom Donnelly 

 
No. Comment Response 
1 The proposed monopole site will be located on a leased portion of PIN 503-40-

4063; therefore, no subdivision or boundary line adjustment applications will be 
required for the proposed use and further B&D Land Development Division review 
will not be required. 

Noted. 

2 Pursuant to Land Subdivision and Development Ordinance (LSDO) Section 1244 
and Facilities Standards Manual (FSM) Section 8.107, B&D staff notes the 
Applicant will be required to submit a site plan (STPL) application for the proposed 
use, which will be review by the B&D Engineering Division, along with any 
easement, bonding and other documents required by County ordinances. 

Noted. 

3 Please revise the Plat title to reference both the CMPT-2021-0014 and SPEX-
2021-0053 applications. In addition, please revise all applicable Plat sheets and 
labels to reference both the Commission Permit and Special Exception, i.e., 
“Commission Permit & Special Exception Area = 12,796 SF” and “Commission 
Permit & Special Exception Area Legal Description.” 

Complied. 

4 B&D staff recommends the Plat be revised to include an Area Tabulation detailing 
the separate acreage/square footage of the proposed equipment compound and 
gravel access road included in the leased area for the proposed use. 

Complied. 

5 Access to the subject monopole site from Carters Farm Lane (Route 627) is 
proposed by a tenfoot (10’) gravel access driveway. During site plan review, the 
minimum width and design of the access driveway will be evaluated for 
consistency with FSM § 4.330. B&D staff recommends the following condition of 
approval for the proposed use: “At the time of site plan review and approval, the 
gravel access driveway serving the proposed use shall be designed in accordance 
with the requirements of Facilities Standards Manual (FSM) Section 4.330.” 

Noted. 

6 As a requirement for site plan approval, the Applicant will be required record an 
easement agreement for the proposed gravel access driveway serving the 
proposed monopole site. In this regard, B&D staff recommends the following 
condition of approval for the proposed use: “Prior to final site plan approval, the 
Applicant shall record an easement agreement to provide for the use and 
maintenance of the gravel access driveway serving the proposed use.” 

Noted. 

7 Regarding the zoning related comments provided herein, B&D staff defers to the 
Department of Planning and Zoning for technical review of zoning requirements 
applicable to the subject SPEX and CMPT applications. 

Noted. 

 
D. Planning and Zoning – Pat Giglio 

 
No. Comment Response 
1 The proposed 152-foot monopole has been designed to accommodate up to four 

(4) telecommunication providers and is the lowest height necessary to provide 
service to the area. However, the telecommunication facility will CMPT-2021-0014 
& SPEX-2021-0053, Milestone Towers Mickie Gordon Park Community Planning 
1st Referral March 17, 2022 Page 5 of 7 have a visual impact on the surrounding 
area. Community Planning Staff recommends a condition of approval requiring 
that all the antennas and associated antenna arrays, cables and other fixtures be 
painted either brown or gray to mitigate the potential visual impact, in keeping with 
the design policies of the Telecommunication Plan. 

See Note Sheet C-6. 

2 Community Planning Staff recommends that the Applicant ensure that the existing 
forested areas adjoining the proposed telecommunication facility are retained to 
mitigate the visual impact of the proposed telecommunications facility on the 
surrounding rural landscape. Staff also recommends that the County Urban 
Forester be afforded the opportunity to evaluate the site’s trees and vegetation 
and develop a long term maintenance proposal for the existing forest cover within 
the County-owned Park 

Noted. 
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3 Community Planning Staff requests the applicant submit any correspondence with 
the FCC and VDHR pertaining to the Section 106 Review to evaluate potential 
visual impacts on historic resources within the viewshed of the proposed 
telecommunication facility. 

Noted. 

 
E. Natural Resources – Jenn Hare 

 
No. Comment Response 
1 Please revise Note 8 on Sheet Z-2 to provide the standard Source of Floodplain 

Note as outlined below and pursuant to Section 8.101.A.20 of the FSM: “There is 
no floodplain on the property that is the subject of this application. The current 
Flood Insurance Rate Map (FIRM) of Loudoun County Community Panel Number 
for the property that is the subject of this application is 51107C0330E, effective 
February 17, 2017.” 

Complied. 

2 Per the Natural Resources Review conducted by EBI Consulting, dated February 
3, 2022, the proposed project is anticipated to have ‘no effect’ on designated 
critical habitats and threatened and endangered species. Please add a general 
note to the plat referencing the natural resources review and any relevant findings. 
(SPEX Checklist Item L.2) 

Complied. 

3 Staff notes that there are potential wetlands and an intermittent stream within 
proximity of the proposed facility. Note that potential jurisdictional waters and 
wetlands must be identified by a consultant wetland delineation performed in 
accordance with USACE standards at the time of site and/or construction plan 
application. (FSM 8.107.A.26.a and 8.111.A.2) 
a) Staff notes that consultant wetland delineation information is included within the 
Environmental Features documentation provided with this submission, under the 
document titled “Wetlands and Waters Delineation Package, Mickie Gordon 
Memorial Park” completed by Timmons Group, dated October 27, 2021. The 
wetlands depicted on the plat sheets do not appear consistent with this 
delineation. Please revise the plat sheets to depict the wetlands based upon the 
provided consultant delineation. b) Please revise Note 7 on the Sheet Z-2 to 
identify the source of wetland information depicted on the plat sheets. c) An 
approved Jurisdictional Determination (JD) and wetland permit, as applicable, will 
be required at the time of grading permit application. Staff recommends initiating 
this process as soon as possible to ensure there are no delays during the site plan 
process or grading permit application process. If a JD is obtained prior to 
completion of the legislative process, please update Note 7 on Sheet Z-2 to 
include the JD number, issuance date, and expiration date.(FSM 8.107.A.26.a) 
 

a)         Wetlands have been 
revised to reflect 
Timmons findings. 

b) Note 7 has been 
revised 

c) JD has been initiated. 

4 The impact of the proposed project on existing vegetation is a matter of 
consideration as part of a special exception application (R93ZO 6-1309(4)). 
Consistent with Forest, Trees, and Vegetation Strategy 4.1 Action B of the 2019 
General Plan, Staff recommends preserving forest cover within the site. a) Staff 
defers to the Zoning Reviewer for specific buffer requirements for the facility. 
Please be aware that at the time of site plan, existing vegetation used to meet 
canopy, buffering, and/or screening requirements must be placed in a TCA and 
shown on a Tree Conservation and Landscape plan with accompanying narrative 
in accordance with Chapter 7.300 of the Facilities Standards Manual. (FSM 7.302, 
FSM 7.300.B) 

a) Noted. 

 
F. County Archaeologist – Steve Thompson 

 
No. Comment Response 
1 Staff recommends that the applicant add the following Archaeology Note to the 

plat in conformity with Facilities Standards Manual Section 8.101.A.21 to include 
the full title, company name, and completion date of the Phase I cultural resources 
survey completed for the property. Staff recommends the existing text of Note #21 

Complied. 
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be struck and the following inserted in its place: A Phase I archaeological survey 
report, Phase I Archaeological Survey Report, Mickie Gordon Memorial Park, 
23229 Carters Farm Lane, Middleburg, Virginia, was prepared for the property by 
EBI Consulting in November 2021. The survey identified no archaeological sites, 
cemeteries, burial grounds, or graves within the limits of disturbance. 
 



                                                                                                                        
6100 Executive Blvd., Suite 430 ● Rockville, MD 20852 ● Tel: 202.408.0960 

 
June 17, 2022 
 
To: Grace Adams 
 
From: Colleen Khan 
 
Re: Milestone Towers Mickie Gordon Park 
 
We have reviewed the most recent comments and have the following responses for the plat submittal: 
 

A. Zoning – Hilary Richardson 
 

No. Comment Response 
1 Sheet Z-2:  

9, As mentioned in Note 4, the setbacks provided in the Monopole Setbacks need 
to be revised and double checked. In the AR-2 Zoning District are the required 
setbacks are the following: • Front: 35-feet • Side: 25-feet • Rear: 25-feet 
Additionally, please remove the rows for closest house and closest road.  
 
Second Submission Comment: As mentioned in the first comment of the second 
submission referral, the setback provided in the table on Sheet Z-2 states that the 
rear yard (northwest) is 775.9 feet and the plat show the setback as 775.1, please 
revise. 2. Previous Comment: Please clarify if the limits of disturbance are the 
same as the limits of the proposed Special Exception. 
 
Second Submission Comment: It appears that the limits of disturbance and the 
limits of the Commission Permit and Special Exception are the same per Sheet Z-
4A, however the Applicant response letter states that they are not the same. 
Please clarify and provide the limits of disturbance and limits of the Commission 
Permit and Special Exception on Sheet Z-2 as well. 

The setbacks have been 
revised to reflect the new 
compound/monopole 
location.  
 
The CMPT/SPEX area is 
16,609 sf. This includes the 
access road, equipment 
compound and landscape 
buffer. 
 
The LOD area is 20,853 sf 
which includes the 
additional area around the 
access road and compound 
needed for construction. 
 
An area tabulation table has 
been added to Sheet Z-2. 

5 Landscaping Plan  
3. Zoning Administration Staff defers to the Natural Resources team and County 
Forester for the details regarding the species of plantings provided and whether or 
not they meet the regulations of the Facilities Standards Manual as well as the 
regulations of the forest stands as provided on the Landscape Plan sheets.  
 
Sheet Z-9  
4. Previous Comment: Please provide a general planting note to address when the 
landscaping and planting schedule will be provided, for example at the time of site 
plan. Additionally, revise the Buffer Yard Table. A Type C side and rear buffer yard 
is needed. Pursuant to Section 5-1404(E)(1), the Type C buffer can be provided 
surrounding the proposed use as long as it meets the required buffer yard type as 
per Section 5-1404(C). Also, pursuant to Section 5-1404(A)(6)(d), existing 
vegetation and trees may be used to meet the buffer requirements of Section 5-
1402(D).  
Second Submission Comment: It appears that Sheet Z-9 which was the landscape 
plan in the first submission for CMPT-2021-0014 and SPEX-2021-0053 is missing 
from the Milestone Towers-Mickie Gordon Memorial Park CMPT-2021-0014, 
SPEX-2021-0053, Second Submission May 23, 2022 Page 3 of 3 second 
submission plat. Additionally, the previously requested note about when the 
landscaping and planting will be provided is needed. 

Sheet Z-9 shows landscape 
plan. Sheet Z-10 shows 
landscape tables, planting 
details and planting notes. 
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B. Land Development – Tom Donnelly 
 

No. Comment Response 
1 Prior Comment 1: The proposed monopole site will be located on a leased portion 

of PIN 503- 40-4063; therefore, no subdivision or boundary line adjustment 
applications will be required for the proposed use and further B&D Land 
Development Division review will not be required. Follow-up Staff Comment: B&D 
staff recommends the Plat be revised to include the following Plat note: “The area 
of the proposed monopole equipment compound will be leased and is not 
proposed to be subdivided or boundary line adjusted as a separate fee simple lot 
or parcel.“ 

See note 17 on Sheet Z-2. 

2 Prior Comment 6: As a requirement for site plan approval, the Applicant will be 
required record an easement agreement for the proposed gravel access driveway 
serving the proposed monopole site. In this regard, B&D staff recommends the 
following condition of approval for the proposed use: “Prior to final site plan 
approval, the Applicant shall record an easement agreement to provide for the use 
and maintenance of the gravel access driveway serving the proposed use.” 
Follow-up Staff Comment: B&D staff recommends that the foregoing condition be 
included as a condition of approval for the proposed use. 

Per email on 6/13/22, this 
condition will not be 
required, see attached. 

3 Proposed Condition 5: Since the area for the proposed use will not be subdivided 
or boundary line adjusted as a separate lot or parcel (see Comment 1 above), then 
please revise proposed Condition 5, as follows: 5.a. Establishment of Tree 
Conservation Areas. “…Boundaries of all Tree Conservation Areas shall be clearly 
marked in the field prior to land disturbing activities and shall be delineated on 
each easement record plat, site plan, and/or site plan amendment containing any 
portion of a Tree Conservation Area. The Applicant shall provide a tabulation of 
the Tree Conservation Areas demonstrating that SPEX Plat is in conformance with 
this condition with each site plan, site plan amendment and/or easement record 
plat submitted to the County.” Grace Adams, Project Manager SPEX-2021-0053 & 
CMPT-2021-0014 / Milestone Tower (Mickie Gordon Park) June 1, 2022 Page 2 
5.c. Tree Conservation Easement. The Tree Conservation Areas shall be 
protected by a Tree Conservation Easement granted to the County and recorded 
with the applicable Deed of Easement record and plat(s) for the proposed use. A 
Deed of Easement, running to the benefit of the County, shall be recorded prior to 
or concurrently with each record plat, or prior to the approval of each site plan or 
amended site plan, for the Property containing any portion of the Tree 
Conservation Area. Such deed shall include a provision that prohibits removal of 
trees within such Tree Conservation Easement as shown on the recorded 
easement plat, or site plan and/or site plan amendment after construction has 
been completed by the Applicant without specific permission of the County except 
as necessary to accommodate Forest Management Techniques, performed by or 
recommended by a professional forester or certified arborist, that are necessary to 
protect or enhance the viability of the canopy. Such Management Techniques may 
include, without limitation, such actions as pruning and the removal of vines, 
invasive species, trees uprooted or damaged by extreme weather conditions, and 
trees or limbs that are diseased, insect-infested, dead, or are considered a hazard 
to life or property. The recorded easement plat, or site plan and/or site plan 
amendment for each portion of the Property containing a Tree Conservation 
Easement shall contain a note stating that the removal of trees within a Tree 
Conservation Easement is prohibited except in accordance with the recorded 
Deed of Easement for the Tree Conservation Areas. 

Site has been shifted slightly 
to provide the full landscape 
buffer on all sides in lieu of 
using existing vegetation to 
meet the requirements. The 
new landscape plan is 
included with this submittal; 
the Tree Conservation Plan 
has been removed. 
 

4 Regarding the zoning related comments provided herein, B&D staff defers to the 
Department of Planning and Zoning for technical review of zoning requirements 
applicable to the subject SPEX and CMPT applications. 

Noted. 
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C. NRT – Jenn Hare 
 

No. Comment Response 
1 County Urban Forester:  

1) Please provide evergreen tree planting detail. (FSM 7.302A.9)  
2) Please revise the landscape schedule to match the FSM’s “sample landscaping 
table.” (FSM: 7.302)  

Complied. 

2 Floodplain Management: There are no floodplain management comments at this 
time. The previous comment has been addressed. 

Noted. 

3 Natural Resources: There are no natural resources comments at this time. The 
previous comments have been addressed. 

Noted. 

 
 

D. Proffer Administration – Joseph Carter 
 

No. Comment Response 
1 One key issue to be addressed is Condition 5 Tree conservation. The limits of the 

application do not include that area identified for Tree Conservation, so the plat 
would need to be revised to include that area for Condition 5 to be enforceable. 
Otherwise it would be an off-site condition of approval that requires the property 
owner to implement. Please let me know if that is the intent or if further discussion 
is necessary. 

Site has been shifted slightly 
to provide the full landscape 
buffer on all sides in lieu of 
using existing vegetation to 
meet the requirements. The 
new landscape plan is 
included with this submittal; 
the Tree Conservation Plan 
has been removed. 
 

 



August 8, 2022 

Grace Adams 
Project Manager, Loudoun County Planning and Zoning 
1 Harrison St SE #3 
Leesburg, VA 20175 

Re: Milestone/Mickie Gordon Park 
CMPT 2021-00014 and SPEX 2021-0053 
Post Hearing Submission 

Ms. Adams: 

Following the hearing and decision by the Planning Commission on July 26th, and the referral 
of the matter to the Board of Supervisors, the Applicant would like to supplement the record for further 
consideration.  Before listing those submissions, we wish to offer some clarification as follows. 

The height of the proposed facility and visibility from certain locations has generated some 
comments.  Specifically, we heard concerns that the facility would be extended as allowed under 
Section 6409 to an overall height of 170’ (20’ more than is proposed).  To address this concern, the 
Applicant offered to waive the right to extend, and to memorialize this agreement in the Site Lease 
Agreement (SLA) between Milestone and the owner of the property, Loudoun County Public Schools 
(LCPS).  Given comments made at the hearing, the Applicant is now proposing to lower the height to 
130’.  Our view is that by lowering the height, any future extension under 6409 would only result in a 
maximum height of 150’. The height of 150’ would yield eight (8) square miles of additional AT&T 
coverage improvement between Middleburg and Aldie.  

We were also asked at the hearing about plantings at the compound, and the commitment to use 
only native, non-invasive species.  The proposed development conditions required a commitment to 
use 80% native species, however the Applicant agrees to 100%. 

The issue of the design of the facility was also discussed at the hearing.  We explained the 
proposal for a graduated paint scheme was the result of a poll of the neighbors.  The Applicant 
produced various options for consideration, and this painting option was preferred.   

Other issues identified by the Commission and the Applicant’s responses are as follows: 
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1. Revised Plans-as mentioned above, we are proposing to reduce the height of the facility to 
130’.  As such, we are submitting plans prepared by Entrex Communications dated 8/4/22 
showing revised height and changes to the compound.  Exhibit A. 
 

2. Fall Zone. The applicant was asked about the potential for collapse of the pole.  In response, 
the Applicant requested the pole manufacturer produce a professional engineer (PE)-sealed 
letter which certifies the proposed monopole will meet all applicable structural standards and 
be designed with a 25-foot engineered fall zone.  The fall zone assures that in the unlikely 
event of a failure the pole will not extend beyond the lease area.  Exhibit B. 
 

3. Property Values. It was asserted by one of the speakers that a facility in proximity to residences 
would result in a diminution of property values.  In response, the Applicant had prepared an 
expert report on property values, attached as Exhibit C.  The author of the report, John C. 
Palmer is a Principal Appraiser, licensed in Virginia and is a qualified expert in real property 
valuation.   
 

4. Radio Frequency Emissions. There was testimony at the hearing about the emissions from the 
proposed facility, and assertions about adverse health effects.  While the issue is preempted by 
Federal law, the Applicant had a Radio Frequency Safety Compliance Report prepared and 
attached as Exhibit D. The author of the report, Paul Dugan, is a Professional Engineer, 
licensed in Virginia and a qualified expert in the field of RF emissions and maximum permitted 
exposure.  Please note the conclusion of the report is that the proposed facility will comply 
with all applicable safety guidelines and will be below 1% of the safety limits as set by the 
FCC.   
 

5. T-Mobile Letter of Intent.  At the hearing before the Planning Commission, the applicant stated 
that T-Mobile had expressed interest in collocating on the site, if approved.  It is uncommon to 
have multiple wireless providers reach out with interest for a site prior to its construction, 
which underlines the need and critical benefit a site in this area would provide – especially for 
future co-location.  Attached as Exhibit E is a copy of a letter dated 11/5/21 from T-Mobile 
expressing its interest in co-location at this site at the 135’ antenna centerline position.  As a 
note: AT&T and T-Mobile are already each co-located on a water tank in Middleburg.   
 

6. Revised Statement of Justification.  The Statement of Justification has been revised to correct 
some dates in the outreach timeline section and included as Exhibit F. 
 
Sincerely, 
 
 
Edward L. Donohue for the Applicant 
Enclosures 





MILLENNIUM ENGINEERING, P.C. 
42 Old Barn Drive 

West Chester, Pennsylvania 19382 
Cell: 610-220-3820 
www.millenniumeng.com    Email: pauldugan@comcast.net 

August 5, 2022 

Attn: Matt Penning 
Director of Development 
Milestone Towers 
12110 Sunset Hills Road, Suite 600 
Reston, Virginia 20190 

Re: RF Safety FCC Compliance of Proposed Communications Facility  
Site Name: Mickie Gordon Memorial Park, Proposed 150’ Monopole (152’ Overall Height) 
Site Address: 23229 Carters Farm Lane, Middleburg, VA 20117 (Loudoun County) 
Property Owner: Loudoun County School Board 

Dear Mr. Penning, 

Milestone Towers contacted me in response to community concerns received at a recent public hearing about a 
proposed wireless telecommunications facility located on public property. 

I have performed an analysis to provide an independent determination and certification that the proposed 
Milestone communications facility at the above referenced property will comply with Federal Communications 
Commission (FCC) exposure limits and guidelines for human exposure to radiofrequency electromagnetic fields 
(Code of Federal Regulation 47 CFR 1.1307 and 1.1310). As a registered professional engineer, I am under the 
jurisdiction of the State Registration Boards in which I am licensed to hold paramount the safety, health, and 
welfare of the public and to issue all public statements in an objective and truthful manner. 

Executive Summary 

The proposed communications facility with all potential future collocation possibilities will comply with  
all applicable exposure limits and guidelines adopted by the FCC governing human exposure to 
radiofrequency electromagnetic fields by a substantial margin (well below 1 % of the safety standard). 

Equipment and Assumptions 

The proposed communications facility consists of a proposed 150’ monopole (152’ overall height – top of 
proposed lightning rod) at the above referenced property. AT&T is the anchor tenant for this application. The 
proposed AT&T antenna configuration from the information furnished to me consists of (1) 700/850/2300 MHz 
multiband antenna (Commscope NNHH-65C-R4or equivalent) and (1) 700/1900/2100 MHz (LTE) multiband 
antenna (Commscope NNHH-65C-R4or equivalent) on each of three faces (total of 6 antennas) spaced with 
azimuths of 0/120/240 degrees on the horizontal plane at a centerline of 145’ above ground level and no 
mechanical downtilt. Transmitting from these antennas will be (3) 700 MHz LTE wideband channels, (1) 850 
MHz 5G wideband channel, (1) 1900 MHz LTE wideband channel, (2) 2100 MHz LTE wideband channels, and 
(1) 2300 LTE wideband channel per face.
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The following assumptions are made for reasonable upper limit radiofrequency operating parameters for the 
proposed facility due to AT&T antennas alone to accommodate all licensed frequency bands: 
 

 (1) 700/850/2300 MHz multiband transmit antenna per face  
 (1) 700/1900/2100 MHz multiband transmit antenna per face  
 (2) 700 MHz LTE wideband channel/face at 4x40W max power/face before cable loss/antenna gain 
 (1) 700 MHz LTE wideband channel/face at 2x25W max power/face before cable loss/antenna gain 
 (1) 850 MHz 5G wideband channel/face at 4x40W max power/face before cable loss/antenna gain 
 (1) 1900 MHz LTE wideband channel/face at 4x40W max power/face before cable loss/antenna gain   
 (2) 2100 MHz LTE wideband channels/face at 4x40W max power/face before cable loss/antenna gain 
 (1) 2300 MHz LTE wideband channels/face at 4x25W max power/face before cable loss/antenna gain 
 The facility would be at or near full capacity during busy hour 

Calculations 
 
Using the far-field power density equations from FCC Bulletin OET 65, the power density at any given distance 
from the antennas is equal to 0.360(ERP)/R2 where R is the distance to the point at which the exposure is being 
calculated. The given equation is a conversion of the OET 65 power density equation for calculating power 
density given the distance in feet and the result in metric units (mW/cm2). This calculated power density 
assumes the location is in the main beam of the vertical pattern of the antenna. After making an adjustment for 
the reduction in power density due to the vertical pattern of the transmit antenna, the calculated ground level 
power density at any distance from the proposed monopole is below 1 W/cm2 which is well below 1 % of the 
FCC general population exposure limit at any distance from the antenna system of AT&T.   
 
Findings 
 
The 700 MHz “Lower B Block & Lower C Block” transmit frequencies (734-740, 740-746 MHz), 700 FirstNet 
(758-768 MHz), and 700 MHz D Block (716-722 MHz), which AT&T is licensed by the FCC to operate, have 
an uncontrolled/general population maximum permissible exposure (MPE) FCC limit of 497 W/cm2. The 850 
MHz (cellular) “A Band” transmit frequencies (869-880, 890-891.5 MHz), which AT&T is also licensed by the 
FCC to operate, have an uncontrolled/general population MPE FCC limit of 587 W/cm2. The 1900 MHz (PCS) 
“D Block & B Block” transmit frequencies (1945-1950, 1950-1965 MHz), which AT&T is also licensed by the 
FCC to operate, have an uncontrolled/general population MPE FCC limit of 1000 W/cm2 or 1 mW/cm2. The 
2100 MHz (AWS) “A Block”, “H Block” and “I Block” transmit frequencies (2110-2120, 2160-2165, 2165-
2170 MHz), which AT&T is also licensed by the FCC to operate, have an uncontrolled/general population MPE 
FCC limit of 1000 W/cm2 or 1 mW/cm2. The 2300 MHz (WCS) transmit frequencies (2350-2360 MHz), which 
AT&T is also licensed by the FCC to operate, have an uncontrolled/general population MPE FCC limit of 1000 
W/cm2 or 1 mW/cm2.  
 
Therefore, the exposure at ground level at any distance from the structure would be substantially below 1 % of 
the FCC general population exposure limits due to AT&T antennas alone. The extremely low ground exposure 
levels are due to the elevated positions of the antennas on the structure and the low power which these systems 
operate. See Figures 1 and 2 in back of this report which discuss the relationship between height, proximity or 
distance, and orientation to level of electromagnetic field exposure.  
 
Impact of Additional Future Collocation 
 
The proposed 150’ monopole will be designed with the structural capacity for a total of 4 carriers (AT&T plus 3 
others). AT&T as the anchor tenant will have a centerline height of 145 feet. Since the carriers usually maintain 
vertical separation of 10 feet centerline to centerline, it is reasonable to expect the 3 additional carriers would 
collocate at the 135, 125, and 115 foot centerline heights. 
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According to WirelessAdvisor.com, the carriers listed below are licensed to provide wireless services in 
Loudoun County, VA: 
 
Verizon Wireless: 700, 850, 1900, 2100 MHz 
AT&T: 700, 850, 1900, 2100 MHz 
T-Mobile: 600, 700, 2100 MHz 
T-Mobile (formerly Sprint): 850, 1900, 2500 MHz 
 
The following companies may offer wireless service to Loudoun County in the future: 
 
Comcast: 600 MHz 
Dish: 600 MHz 
Frontier Wireless: 700 MHz 
LB: 600 MHz 
Shawntech Communications: 1900 MHz 
 
I have considered the impact of future collocation on the proposed structure at the above reference antenna 
heights. At these heights, all 3 of the additional licensees would still maintain substantial elevation above ground 
level, and the upper limit composite ground level exposure using reasonable and customary design parameters 
for each licensee would result in exposure still far below 1 % under any circumstances due to the elevated 
heights of all antennas and the low power which these systems operate. 
 
From the standpoint of RF exposure, the presence of AT&T plus 3 other carriers does not preclude the future 
addition of other tenants or licensees including emergency or other municipal services which benefit the public 
from collocation on this structure. There is a substantial margin of safety to allow for the addition of transmit 
antennas of other communications services. Keep in mind that continuous exposure at 100 % of standard is 
considered by the scientific community as just as safe as 1 % of standard since the exposure limits themselves 
contain a large margin of safety. 
 
The contribution of RF exposure from the proposed monopole under all upper limit assumptions is negligible 
and the proposed facility will comply with the federal safety standard by a factor of well over 100 at all 
locations in proximity to the monopole. I have measured the RF exposure at thousands of properties where cell 
towers have been constructed to demonstrate that the RF exposure does not elevate in proximity to these 
structures. The FCC standard has been reaffirmed to be more than sufficient for the diverse makeup of 
demographics including children and the current/next generation future deployment of low power wireless 
networks. The low power which these facilities operate and the substantial horizontal and vertical separation of 
the antennas from other ground level uses should not be any basis for concern. 
     
In summary, the proposed communications facility will comply with all applicable exposure limits and 
guidelines adopted by the FCC governing human exposure to radiofrequency electromagnetic fields (FCC 
Bulletin OET 65). Federal law (FCC Rule Title 47 CFR 1.1307 and 1.1310) sets the national standard for 
compliance with electromagnetic field safety.  The FCC exposure limits are based on exposure limits 
recommended by the National Council on Radiation Protection and Measurements (NCRP) and, over a wide 
range of frequencies, the exposure limits developed by the Institute of Electrical and Electronics Engineers, Inc., 
(IEEE) and adopted by the American National Standards Institute (ANSI). Thus, there is full compliance with 
the standards of the FCC, IEEE, ANSI, and NCRP. 
 
General Information on Electromagnetic Field Safety 
 
AT&T facilities transmit and receive low power electromagnetic fields (EMF) between base station antennas and 
handheld portable cell phones. The radiofrequency energy from these facilities and devices is non-ionizing 
electromagnetic energy. Non-ionizing, unlike X-Rays or other forms of potentially harmful energy in the 
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microwave region, is not cumulative over time nor can the energy change the chemical makeup of atoms (e.g. strip 
electrons from ions). “Non-ionizing” simply means that the energy is not strong enough to break ionic bonds.   
 
Safe levels of electromagnetic fields were determined by numerous worldwide organizations, such the International 
Committee for Non-Ionizing Radiation Protection, a worldwide multi-disciplinary team of researchers and 
scientists studying the effects of non-ionizing radiofrequency energy such as that emitted by base stations or cell 
phones. The FCC did not arbitrarily establish their own standards, but rather adopted the recommendations of all 
leading organizations that set standards and research the subject such as the Institute of Electrical and Electronics 
Engineers (IEEE), American National Standards Institute (ANSI), and National Council on Radiation Protection 
and Measurements (NCRP).   
 
When AT&T is located on an antenna structure such as a self-supporting lattice type tower, monopole, guyed 
tower, watertank, etc. the antennas are typically 10 meters or more above ground level (10 meters = 32.81 feet). 
With the relatively low power and elevated positions of the antennas on the structure with respect to ground level, 
the maximum ground level exposure can rarely approach 1 % of the applicable FCC exposure limit regardless of 
how many sets of antennas are collocated on the structure. For this reason, the FCC considers the facilities 
“categorically excluded” from routine evaluation at antenna heights above 10 meters (or above 32.81 feet). 
Categorical exclusion exempts a site from routine on-site evaluation.  However, the facility is not excluded from 
compliance with the federal exposure limits and guidelines. The types of facilities used by AT&T typically 
elevated on antenna structures (away from access to close proximity, i.e. greater than 10 meters or 32.81 feet) 
simply cannot generate ground level exposure levels that approach the limits under any circumstances.   
 
From a regulatory perspective, the FCC has sole jurisdiction over the regulation of electromagnetic fields from all 
facilities and devices. The FCC has established guidelines and limits over emissions and exposure to protect the 
general public. The FCC also has certain criteria that trigger when an environmental evaluation must be 
performed. The criteria are based on distance from the antennas (accessibility) and transmit power levels.   
 
CONCLUSIONS: 
 
1) The proposed communications facility will comply with electromagnetic field safety standards by a 
substantial margin (well below 1 %) in all publicly accessible areas. This includes the base of the proposed 
structure and any areas in proximity to the proposed structure. 
  
2) AT&T takes appropriate measures to ensure that all telecommunications facilities (including this 
proposed facility) comply with applicable exposure limits and guidelines adopted by the FCC governing 
human exposure to radiofrequency electromagnetic fields (FCC Bulletin OET 65). 
    
3) In cases where such compliance exists, the subject of electromagnetic field safety is preempted.  The 
Telecommunications Act of 1996 states that: “No state or local government or instrumentality thereof may 
regulate the placement, construction, and modification of personal wireless service facilities on the basis of the 
environmental effects of radio frequency emissions to the extent that such facilities comply with the [FCC’s] 
regulations concerning such emissions.” Telecommunications Act of 1996, § 332[c][7][B][iv]. 
 
 
Respectfully, 

 
Paul Dugan, P.E. 
Registered Professional Engineer 
Virginia License Number 036239 
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FIGURE 1: Diagram of Electromagnetic Field Strength as a Function of Distance and 
Antenna Orientation  

The above diagram illustrates the conceptual relationship of distance and orientation to 
directional panel antennas used in wireless communications.  At the base of the structure (x = 0), 
the distance R is a minimum when the angle of the direction of propagation θ is a maximum.  As 
one moves away from the antenna structure, the horizontal distance X increases as well as the 
distance R to the antennas while the angle below the horizon decreases.  For this reason, 
electromagnetic fields from these facilities remain fairly uniform up to a few hundred feet and 
continue to taper off with distance.  As noted in the report, the electromagnetic fields from these 
types of facilities are hundreds of times below safety standards at any distance from the antenna 
structure, making them essentially indistinguishable relative to other sources of electromagnetic 
fields in the environment due to the elevated heights of the antennas and the relatively low power 
at which these systems operate. 

R 

X 

Angle below horizon, θ  

Directional  
Panel Antenna 

Main direction of signal 
propagation is directed 

on the horizon at 
antenna height 

Wireless 
Communications  

Antenna  
Structure 

Ground Level 

Page 5 of 8



% General Population MPE vs. Distance

0

20

40

60

80

100

120

0 40 80 12
0

16
0

20
0

24
0

28
0

32
0

36
0

40
0

44
0

48
0

52
0

56
0

60
0

64
0

68
0

72
0

76
0

80
0

84
0

88
0

92
0

96
0

10
00

Distance (ft)

%
 G

en
er

al
 P

op
ul

at
io

n 
M

ax
im

um
 P

er
m

is
si

bl
e 

Ex
po

su
re

 (M
PE

)

AT&T MPE Contribution FCC Limit

FIGURE 2: Graph of MPE Contribution vs. Distance  

The above graph represents the contribution of AT&T to the composite 
electromagnetic field exposure level at any distance from the base of the structure.  The 
contribution of AT&T will remain well under 1% of the FCC general population 
maximum permissible exposure (MPE) at any distance as shown. 
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DECLARATION OF ENGINEER 
 
Paul Dugan, P.E., declares and states that he is a graduate telecommunications consulting engineer (BSE/ME 
Widener University 1984/1988), whose qualifications are a matter of record with the Federal Communications 
Commission (FCC). His firm, Millennium Engineering, P.C., has been retained by Milestone Towers to perform 
power density measurements or calculations for an existing or proposed communications facility and analyze the 
data for compliance with FCC exposure limits and guidelines for human exposure to radiofrequency 
electromagnetic fields.   
 
Mr. Dugan also states that the calculations or measurements made in the evaluation were made by himself or his 
technical associates under his direct supervision, and the summary letter certification of FCC compliance 
associated with the foregoing document was made or prepared by him personally. Mr. Dugan is a registered 
professional engineer in the Jurisdictions of Pennsylvania, New Jersey, Delaware, Maryland, Virginia, New York, 
Connecticut, District of Columbia, West Virginia and Puerto Rico with over 30 years of engineering experience. 
Mr. Dugan is also an active member of the Association of Federal Communications Consulting Engineers, the 
National Council of Examiners for Engineering, the National Society of Professionals Engineers, the 
Pennsylvania Society of Professional Engineers, and the Radio Club of America. Mr. Dugan further states that all 
facts and statements contained herein are true and accurate to the best of his own knowledge, except where stated 
to be in information or belief, and, as to those facts, he believes them to be true. He believes under penalty of 
perjury the foregoing is true and correct.   
     
 
 
                                                                ______________________________ 
                                                                 Paul Dugan, P.E. 
 
 
Executed this the 5th day of August, 2022. 
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PAUL DUGAN, P.E. 
42 Old Barn Drive 

West Chester, PA 19382 
 

Cell: 610-220-3820 
Email: pdugan@millenniumeng.com  
Web Page: www.millenniumeng.com 

 
 
EDUCATION: Widener University, Chester, Pennsylvania 

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

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

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

   
Full member of The Association of Federal Communications Consulting Engineers 
 (www.afcce.org) January 1999 to Present 
Elected and served on the Board of Directors for five year term 2006-2011 

 
Full member of The National Society of Professional Engineers (www.nspe.org) and the Pennsylvania 
Society of Professional Engineers (www.pspe.org) June 2003 to Present 
Currently serving as PSPE State Director and Past President on the Board of Directors of the Valley 
Forge Chapter and the South East Region Vice-Chair for the “Professional Engineers in Private Practice” 
Executive Committee.  Actively participated in NSPE Annual Conferences 7/2005 to Present.   
 
Actively participate in Chester County ARES/RACES Amateur Radio (CCAR www.w3eoc.org) 
which prepares and provides emergency backup communications for Chester County Department of 
Emergency Services, March 2005 to Present 
 
Full member of The National Council of Examiners for Engineering 
(www.ncees.org) May 2001 to Present 
 
Full Member of The Radio Club of America 
(www.radio-club-of-america.org) December 2003 to Present 
 
Pennsylvania Real Estate License Number RS347405 Keller Williams 2/2019 to Present 
                           

PROFESSIONAL Millennium Engineering, P.C., Malvern, Pennsylvania 
EXPERIENCE: Position: President, August 1999 to Present (www.millenniumeng.com) 
 

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

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

 
PERSONAL: Date/place of birth: November 21, 1961, West Chester, Pennsylvania; United States Citizen 
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November 5, 2021 
 
Matt Penning 
Director of Development 
Milestone Towers 
12110 Sunset Hills Road, Suite 600 
Reston, VA 20190 

 

RE: Letter of Interest – Mickie Gordon Park / TMO 7WAW405D 
 
 
 

Dear Mr. Penning, 
 

The purpose of this letter is to outline a basis of understanding between Milestone Towers 
("Milestone") and T-Mobile USA ("T-Mobile") regarding use by T-Mobile of a communications 
facilities proposed to be built by Milestone at a certain real property located at Mickie Gordon 
Park, 23229 Carters Farm Ln, Middleburg, VA 20117 with the following approximate 
geographic coordinates: 38.979632, -77.707119. 

T-Mobile intends to lease the 135' antenna centerline position on the proposed tower. As 
evaluated by T-Mobile’s RF engineering team, this is the lowest feasible height at this location 
that T-Mobile could occupy and still meet its coverage objective for this ring.   

Please note that neither T-Mobile nor Milestone should consider themselves bound by this Letter 
of Interest. Execution of a lease or license agreement is required under T-Mobile's corporate 
guidelines to make such a commitment. 

Should you have any questions, please do not hesitate to contact me. We look forward to 
working with you on this important project. 

 
 

Sincerely, 
 
 
 
 
 

Robert M. Neely | Sr. Project Manager, Development 
T-Mobile USA 
12050 Baltimore Avenue 
Beltsville, MD 20705-1247 
301.793.5548 
Robert.Neely1@T-Mobile.com  

mailto:Robert.Neely1@T-Mobile.com
http://www.t-mobile.com/


 
COMMERCIAL REAL ESTATE APPRAISERS AND CONSULTANTS 

221 S. Plains Drive 
Asheville, North Carolina  28803 

Phone:  828-280-4520 
Email:  JPalmer@palmercompanyinc.com 

August 31, 2022 
Mr. Matthew Penning, Director of Development 
Milestone Towers 
1801 Old Reston Ave, #101 
Reston, Virginia 20190 

Via email:  matt@milestonetowers.com 

Re: Market Study of the Impact of a proposed Milestone Towers Telecommunications Facility to be 
located on a portion of Mickie Gordon Memorial Park, 23229 Carters Farm Lane, Middleburg, 
Virginia 20117.  GPIN #: 503404063000 
The Palmer Company File #: 22-1623 

Dear Mr. Penning: 
At your request, a Market Study in the form of a Restricted Appraisal Report has been completed to analyze the 
impact on market value of improved residential properties in close proximity to a proposed Milestone Towers 
telecommunications facility and supporting infrastructure, proposed to be located on a portion of Mickie Gordon 
Memorial Park, 23229 Carters Farm Lane, Middleburg, Virginia 20117. 
The Effective Date of this Market Study is July 15, 2022.  
The subject property is identified as the proposed Milestone Towers telecommunications facility and supporting 
infrastructure (Site Name: Mickie Gordon Memorial Park), including a 150’ Monopole cell tower, associated ground 
structures, and supporting infrastructure proposed to be located on a 2,500 sq ft (50’ x 50’), chain link fenced, 
equipment compound that is a portion of Mickie Gordon Memorial Park, an approximately 99.89-acre (per Tax 
Assessor) parcel owned by the Loudoun County School Board.  According to public records, there have been no 
transfers of the overall subject property in the three years prior to the effective date of this valuation.  According to 
information supplied by the client and from the County of Loudoun, the overall property is zoned AR2.   
The proposed site would be accessed by a proposed 10.0’ wide gravel access road from an existing gravel parking 
lot located near the northwest corner of the Mickie Gordon Memorial Park and near an existing Baseball Field.  
Other site amenities include recreational fields, picnic areas, and trails.   
The proposed site is located at 23229 Carters Farm Lane, Middleburg, Virginia 20117.  Loudoun County identifies 
the overall parcel as GPIN #: 503404063000.   
The Client is identified as Milestone Tower Limited Partnership IV (d/b/a Milestone Towers).   
The Intended Use of this Market Study is to assist the client in efforts to obtain a Commission Permit and Special 
Exception for a Wireless Communications Facility in Loudoun County, Virginia.  The objective of this assignment 
is to develop an opinion as to whether the proposed Cell Tower and supporting infrastructure will be injurious to the 
use and enjoyment of the subject property or other property in the immediate vicinity for the purposes already 
permitted, nor will the proposed use substantially diminish or impair property values within the neighborhood of the 
proposed site.  This report is not intended for any other use. 
The Intended Users of this of this Market Study are Milestone Tower Limited Partnership IV (d/b/a Milestone 
Towers), Ed Donohue with Donohue, Themak + Miller PLC, as legal counsel for Milestone Tower Limited 
Partnership IV (d/b/a Milestone Towers), the Loudoun County Department of Planning and Zoning, the Loudoun 
County Planning Commission, and the Loudoun County Board of Supervisors.  This report is not intended for use 
by other parties. 

mailto:matt@milestonetowers.com
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This is a Restricted Appraisal Report presented as a Market Study in accordance with Standards Rule 2-2(b) of the 
Uniform Standards of Professional Appraisal Practice (USPAP).  As such, it does not present detailed discussions of 
the data, reasoning, and analyses that were used in the appraisal process to develop the appraiser's opinion of value.  
Supporting documentation concerning the data, reasoning, and analyses is retained in the subject property work file.  
This report is intended for the sole use of the client and named intended users. 
This Market Study does not analyze the value of any specific property, the overall property, or the proposed subject 
property site, as vacant or as completed. 
Inspection of the local area and market information obtained was adequate to develop an indication of the impact, or 
lack thereof, of cell tower facilities on the nature and character of the immediate area.  This report has been prepared 
as part of the scope of work relative to communication of the data used in developing an opinion of the impact of the 
proposed telecommunications facility 
Extraordinary Assumptions were needed in the development of this Market Study and analysis and are further 
described within this report.  A Hypothetical Condition was necessary that the proposed Milestone Towers 
telecommunications facility and supporting infrastructure were constructed and in place on the site as of the 
effective date of this Market Study.  The use of Extraordinary Assumptions and Hypothetical Conditions might have 
affected assignment results.  In addition, this Market Study is subject to the General Assumptions and Limiting 
Conditions contained in the Addenda of this report.  Your acceptance of this report constitutes an agreement with 
these conditions and assumptions. 
My opinions and conclusions are based on the scope of work described in this study and qualified by the definitions, 
assumptions, limiting conditions, and certifications set forth in this study. 
Based on the data and analyses developed in this Market Study, in my professional judgment, as of July 15, 2022, 
the Effective Date of this Market Study, subject to all Extraordinary Assumptions, Hypothetical Conditions, and 
General Assumptions and Limiting Conditions as specifically provided within this report, the proposed Milestone 
Towers Mickie Gordon Park Telecommunications Facility (Site Name: Mickie Gordon Memorial Park) as described herein, 
will not be injurious to the use and enjoyment of the subject property or other property in the immediate vicinity 
for the purposes already permitted, nor substantially diminish or impair property values within the neighborhood 
of the proposed site. 

This letter must remain attached to the Market Study, which contains 40 pages plus related exhibits, in order for the 
value opinion to be valid. 
It was a pleasure preparing this Market Study for you.  Please do not hesitate to contact me if I may be of further 
assistance in the interpretation and application of these findings and opinions. 

Respectfully submitted, 
The Palmer Company, Inc. 

 
John C. Palmer, MAI, CCIM, CDA 
North Carolina State Certified General Real Estate Appraiser – License #A5928 
North Carolina Department of Transportation (NCDOT) - Approved General Appraiser 
North Carolina RE Broker – License #198326 
South Carolina State Certified General Appraiser – License #6808 
South Carolina Department of Transportation (SCDOT) - Approved General Appraiser 
Virginia State Certified General Real Estate Appraiser – License #4001017039 
Virginia Department of Transportation (VDOT) - Senior Appraiser 
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Market Study General Information 
Proposed Wireless Telecommunications Facility Information and Relevant Characteristics 
The subject of this Market Study is identified as the proposed Milestone Towers telecommunications facility and 
supporting infrastructure (Site Name: Mickie Gordon Memorial Park), including a 150’ Monopole cell tower(with an additional 
2.0’ lightning rod), associated ground structures including an equipment building, and supporting infrastructure 
proposed to be located inside a leased 2,500 sq ft (50’ x 50’), chain link fenced (with access gate), equipment compound.  
The monopole is designed to accommodate up to four telecommunication providers, including the initial provider, 
AT&T.  There is an additional landscape buffer surrounding the equipment compound. 
The proposed site would be accessed by a proposed 10.0’ wide gravel access road from an existing gravel parking 
lot located near the northwest corner of the Mickie Gordon Memorial Park and near an existing Baseball Field.  
Other site amenities include recreational fields, picnic areas, and trails.     
The proposed site is on a portion of Mickie Gordon Memorial Park, located at 23229 Carters Farm Lane, 
Middleburg, Virginia 20117.  The identified Site Name is the Mickie Gordon Memorial Park on Carters Farm Lane 
and the Project Number is identified as 1050.317.  The proposed subject site is a portion of a larger parcel and is 
identified by the Loudoun County Tax Assessor as the property owned by the Loudoun County School Board, and 
the overall property is further identified by the Loudoun County as GPIN#503404063000.  According to public 
records, there have been no transfers of the overall subject property in the three years prior to the effective date of 
this valuation.  According to information supplied by the client and from the County of Loudoun, the overall 
property is zoned AR2.   
The surrounding land uses include predominately single family residential, vacant land, and recreational uses, with 
some commercial parcels.  The surrounding land uses, location, and siting are contributing factors in the 
development of a conclusion regarding the potential impact of the proposed telecommunications facility. 
No current title report was provided to review for the parent parcel.  I am not aware of any easements, 
encumbrances, or restrictions that would adversely affect the proposed site; however, no guarantee is made that the 
larger parcel or the proposed site is free of encroachments or easements, and further investigation and survey is 
recommended.  For purposes of this Market Study, typical utility easements are assumed located on the subject 
property.  

Client 
The Client is identified as Milestone Tower Limited Partnership IV (d/b/a Milestone Towers).    
Intended Use and Objective  
The Intended Use of this Market Study is to assist the client in efforts to obtain a Commission Permit and Special 
Exception for a Wireless Communications Facility in Loudoun County, Virginia.  The objective of this assignment 
is to develop an opinion as to whether the proposed Cell Tower and supporting infrastructure will be injurious to the 
use and enjoyment of the subject property or other property in the immediate vicinity for the purposes already 
permitted, nor will the proposed use substantially diminish or impair property values within the neighborhood of the 
proposed site.  This report is not intended for any other use. 

Intended Users 
The Intended Users of this of this Market Study are Milestone Tower Limited Partnership IV (d/b/a Milestone 
Towers), Ed Donohue with Donohue, Themak + Miller PLC, as legal counsel for Milestone Tower Limited 
Partnership IV (d/b/a Milestone Towers), the Loudoun County Department of Planning and Zoning, the Loudoun 
County Planning Commission, and the Loudoun County Board of Supervisors.  This report is not intended for use 
by other parties. 

Effective Date of this Market Study/ Date of the Report 
The Effective Date of this Market Study is July 15, 2022.  
The Date of the Report is August 5, 2022. 
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Market Study Report Format 
This is a Restricted Appraisal Report presented as a Market Study in accordance with Standards Rule 2-2(b) of the 
Uniform Standards of Professional Appraisal Practice (USPAP).  As such, it does not present detailed discussions of 
the data, reasoning, and analyses that were used in the appraisal process to develop the  appraiser's opinion of value.  
Supporting documentation concerning the data, reasoning, and analyses is retained in the subject property work file.  
This report is intended for the sole use of the client and named intended users. 
This Market Study does not analyze the value of any specific property, the overall property, or the proposed subject 
property site, as vacant or as completed. 

Real Property Interest Appraised 
The property rights being appraised consist of a Fee Simple Estate.  These rights are the legal and economic 
properties of the separate entities which may rightfully be exchanged for money or equivalent goods. 
Fee Simple Estate is defined as: 

“Absolute ownership unencumbered by any other interest or estate, subject only to the limitations imposed by 
the governmental powers of taxation, eminent domain, police power, and escheat.”1 

This valuation opinion assumes that the property is free and clear of all encumbrances, except those noted in the 
deed, and available for its highest and best use. 
Utility easements along public roads are common encumbrances on fee simple estate ownerships; however, we 
recognize that the availability of public utilities generally enhances the potential uses and developability of the land 
through which they pass.  Since it is typical for the comparable sales to have similar utility easements along their 
respective road frontages, no adjustments are required for rights conveyed regarding these utility adjustments and 
the subject's ownership is considered to be equivalent to fee simple estate. 
The parent parcel is Mickie Gordon Memorial Park, an approximately 99.89-acre (per Tax Assessor) parcel owned by 
the Loudoun County School Board of which a portion will be leased for the proposed cellular tower site.  I assume 
that other long-term leases do not currently encumber the parent parcel or that if such leases do exist, they will not 
impact the potential to construct the proposed cellular tower. 
In addition, an Extraordinary Assumption is made that the sales of single-family residential properties reviewed for 
this Market Study were arm's length transactions (which is one of the criteria for selecting the properties included in the various 
studies) and were transferred in fee simple estate interests. 
Therefore, the fee simple estate is considered for both the subject's parent parcel as well as for all the sale properties 
evaluated in the market studies. 

Definition of Appraisal 
An Appraisal is defined as: 
“(noun) - the act or process of developing an opinion of value; an opinion of value.   
“(adjective) - of or pertaining to appraising and related functions such as appraisal practice or appraisal services.  
Comment: An appraisal is numerically expressed as a specific amount, as a range of numbers, or as a relationship 
(e.g., not more than, not less than) to a previous value opinion or numerical benchmark (e.g., assessed value, collateral value).  
(USPAP, 2020-2021 Ed.)” 2 

This Market Study will not estimate or calculate values for the subject property, any of the residential properties in 
the subject's neighborhood, or any sales of properties used in the Market Study.  The purpose of this Market Study is 
for evaluation of the impact from a proposed cellular tower. 
This Market Study is not considered to be, nor can it be used as, an appraisal report. 

Definition of Market Study 
A Market Study is defined as: 
“An analysis of the market conditions of supply, demand, and pricing for a specific property type in a specific area.” 3 

This report is identified as a Market Study and cannot be considered or used as an appraisal report.  

 
1 Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th ed. (Chicago: Appraisal Institute, 2022) 
2 Ibid  
3 Ibid 
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Definition of Market Value  
Market Value is defined as: 
“The most probable price which a property should bring in a competitive and open market under all conditions 
requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and assuming the price is not 
affected by undue stimulus.  Implicit in this definition is the consummation of a sale as of a specified date and the 
passing of title from seller to buyer under conditions whereby:  

• Buyer and seller are typically motivated;  
• Both parties are well informed or well advised, and acting in what they consider their own best interests;  
• A reasonable time is allowed for exposure in the open market;  
• Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements comparable 

thereto; and  
• The price represents the normal consideration for the property sold unaffected by special or creative 

financing or sales concessions granted by anyone associated with the sale.”4  

Scope of Work 
The Scope of Work of this assignment included the application of a limited version of the Sales Comparison 
Approach including research and statistical analysis of completed transfers of improved residential properties near 
existing cell tower sites in order to project the impact, if any, on the values of residential properties in close 
proximity to the proposed subject property site.  Numerous existing cell tower facilities were researched in the 
proposed subject sites regional area for similar and comparable telecommunications facilities.   
The appraiser identified the problem to be solved and determined the scope of work required to produce results 
appropriate to the intended use of this report.  The scope of work performed is detailed in this and other sections of 
this report.  Intended users should read the entire report in order to understand the scope of work actually performed.  
This report is valid only as of the stated effective date of value. 
I studied the proposed site, studied adjacent and nearby properties, gathered data, and conducted investigations and 
analyses necessary to form a valid opinion as to the impact of the proposed facility on the surrounding properties as 
of the effective date of this study. 
The surrounding land uses include the recreational park property, which consists of athletic fields, natural wooded 
areas, and open space.  The surrounding land uses are characterized by vacant land parcels, small farms, and 
residential properties.  The surrounding land uses, location, and siting are contributing factors in the development of 
a conclusion regarding the potential impact of the proposed telecommunications facility. 
The scope of work of this assignment included the application of a limited version of the Sales Comparison 
Approach including research and statistical analysis of completed transfers of improved residential properties near 
existing cell tower sites in order to project the impact, if any, on the values of residential properties in close 
proximity to the proposed subject property site.  Numerous existing cell tower facilities were researched in the 
proposed subject sites regional area for similar and comparable telecommunications facilities.  Several factors and 
characteristics were considered in selecting comparable telecommunication facilities including: 

• Location  
• Proximity to surrounding properties and their land uses  
• Type of Tower – in this case monopole type towers 
• Tower height 
• Date of tower construction 
• Visibility of the tower from surrounding properties 
• Similar property characteristics as the proposed site 
• Zoning designations 
• Likely development patterns 
• Availability of meaningful surrounding property sales data 

 
4 Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th Ed.. (Chicago: Appraisal Institute, 2022) 
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In order to assess the impact a telecommunications facility may have on the nature and character of a particular 
neighborhood, market activity in the vicinity of the chosen telecommunications facilities in the surrounding regional 
area was identified and investigated. 
Sales transactions in the market of comparable cell tower facilities were researched, reviewed, and analyzed with 
consideration of the factors and characteristics identified above.  Based on sales data gathered and proximity to the 
comparable cell tower were analyzed utilizing one or both of the following comparisons. 

• A Before and After Analysis was utilized, which reviewed residential sale prices before and after the 
construction in proximity to a comparable cell tower if there was sufficient time after the construction of 
the cell tower for an adequate number of sales to have occurred.   

• A Price/ Trend Analysis was performed utilizing sale/ resale transactions that were researched and 
identified where the same residential property was sold at least twice during the study period, ideally once 
before the comparable cell tower was constructed and once after the cell tower was constructed.  The 
difference in the unit sale prices from the two sale dates was reviewed to measure the amount of the 
average annual percentage change in the unit sales prices.  In some instances, a property may have been 
sold more than twice and was analyzed accordingly.  

The average annual percentage change for each set of sale/ resales was compared to determine if there is any 
significant difference in sale prices that could be attributable to the presence of the comparable cellular tower. 
The property value trends were estimated ideally from property sales the occurred before and after the construction 
of identified comparable cellular sites. 
Research of telecommunications facilities similar to the proposed subject site is derived from client supplied 
information and maps, FCC Antenna Structure Registration website, Antennasearch.com, cellreception.com, 
Loudoun County GIS, public records, online MLS information, and other internet sources.  Research and analysis of 
existing similar telecommunications facilities sites is believed to be an overall indicator of the affect the proposed 
facility may have on surrounding properties.   
Supporting documentation concerning the data, reasoning, and analyses is retained in my project work file.   
In preparing this report, I: 

• Made a number of independent investigations as part of this opinion, study, and analysis.  Local 
demographic information was obtained to determine and illustrate the character of the local area.  An 
inspection of the immediate and larger surrounding neighborhood was made to determine local trends and 
development patterns.  Information and records specific to the proposed site location was obtained from the 
client, Loudoun County Tax Assessors Office, Mapping Department and GIS, the Loudoun County Deeds 
Office and Registry, the Loudoun County Planning and Development Department, surrounding counties’ 
GIS and public records, internet MLS services, CoStar Services, STDB Research, and internet sources 
including Google Earth and Google Maps.  Information specific to the proposed facility was provided by 
the client, including plat and design data.   

• Analyzed physical affects, if any, of the proposed facilities construction on properties in the immediate area 
of the proposed site, as well as the neighborhood; 

• Reviewed plans for the proposed development to determine whether it is in compliance with the applicable 
Governmental and County Ordinances with respect to items within my field of expertise; 

• Reviewed site plan information provided by the client with respect to the physical characteristics of the 
proposed development; 

• Reviewed applicable governmental ordinances regarding wireless telecommunication facilities and 
addressed items within my field of expertise; 

• Researched market data around other identified existing telecommunications facilities with similar 
characteristics to determine whether the proposed development is in accordance with the other similar 
developments.  

In agreement with the client, I did not personally inspect the subject property, the comparable cellular sites, or any 
residential sales for purposes of completing this Market Study.  I reviewed aerial photographs, topographic and soil 
maps, public records on the parent parcel, information including plans and specifications, and Photo Simulation 
Photographs provided by the client to compile a summary of the physical characteristics of the parent parcel and the 
proposed subject property site.  Sales data on residential properties surrounding the comparable cell tower locations 
was researched and compiled using various sources including public records, County Tax Assessors Office, County 
Mapping Department and GIS, the Loudoun County Deeds Office and Registry, surrounding county GIS and public 
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records, internet research services, CoStar Services, STDB Research, proprietary MLS services, and other internet 
sources including Google Earth and Google Maps.  It is my opinion that a personal inspection of the subject 
property, the comparable cellular sites, or any sales comparables for the purposes of this type of Market Study is not 
necessary and does not adversely affect my objective evaluation of the subject property, the comparable cellular 
sites, or any residential sales to determine if the presence of a cellular tower adversely affects the market values of 
nearby residential properties. 
Inspection of the local area and market information obtained were adequate to develop an indication of the impact, 
or lack thereof, of telecommunications facilities on the nature and character of the immediate area.  This report has 
been prepared as part of the scope of work relative to communication of the data used in developing an opinion of 
the impact of the proposed telecommunications facility. 

Proposed Survey and Site Plans 
I was supplied with a full set of plans and specifications, which have been retained in my work file.  I have included 
relative plan pages in the Addendum.  The client also provided the subject Photo Simulation photographs, copies of 
which have also been retained in my work file.  

Extraordinary Assumptions and Hypothetical Conditions 

Extraordinary Assumptions 
An Extraordinary Assumption is defined as 

“An assignment-specific assumption as of the effective date regarding uncertain information used in an 
analysis which, if found to be false, could alter the appraiser’s opinions or conclusions.”5 

This analysis is premised on the following Extraordinary Assumptions: 
1. That all of the information supplied to me, and governmental website information and data used is accurate 

as represented to me as of the effective date of this report.   
2. That the proposed wireless communications facility would be permitted according to all applicable 

governmental rules and regulations. 
3. That the proposed wireless communications facility will be completed according to the plans and 

specifications as supplied and represented to the appraiser. 
4. That the proposed wireless communication facility as described within this report will be compliant with all 

appropriate governmental regulations and ordinances including, but not necessarily limited, to zoning, 
setbacks, landscaping, access, and other items outside my field of expertise for this assignment.  These items 
will be addressed as part of the application by others with expertise within the respective fields. 

5. That the data and document sources reviewed provide sufficient information to identify and characteristics of 
the subject property and neighborhood, as well as for the sales data used for the market study analysis. 

6. That the sales of single-family residential properties reviewed for this market study were arm's length 
transactions (which is one of the criteria for selecting the properties included in the various studies) and were transferred in 
fee simple estate interests. 

7. That the proposed wireless telecommunications facility will comply with all regulations set forth by both 
the Federal Aviation Administration (FAA) and the Federal Communications Commission (FCC).   

The use of these Extraordinary Assumptions might have affected the assignment results. 

Hypothetical Conditions  
A Hypothetical Condition is defined as  

“A condition, directly related to a specific assignment, which is contrary to what is known by the 
appraiser to exist on the effective date of the assignment results but is used for the purpose of 
analysis.6”   

“Hypothetical conditions assume conditions contrary to known facts about physical, legal, or economic 
characteristics of the subject property; or about conditions external to the property, such as market 
conditions or trends; or about the integrity of data used in an analysis.”   

 
5 Uniform Standards of Professional Appraisal Practice, 2020-2021 Ed. 
6 Uniform Standards of Professional Appraisal Practice, 2020-2021 Ed. 
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This analysis is premised on the following Hypothetical Condition:  
1. That the proposed wireless telecommunications facility as represented to the appraiser was constructed and 

in place on the proposed site as of the effective date of this report.  
The use of this Hypothetical Condition might have affected the assignment results. 
In addition, this Market Study is subject to the General Assumptions and Limiting Conditions contained in the 
Addenda of this report.  Your acceptance of this report constitutes an agreement with these conditions and 
assumptions.  

Highest and Best Use  
As If Vacant 

Parent parcel:   Recreational uses or uses legally permitted.   
Proposed Subject Site:   Cellular Tower Site 

As Improved 
Parent parcel:   Recreational uses or uses legally permitted.   
Proposed Subject Site:   Proposed Cellular Tower Site on a 2,500 sq ft leased site. 

The appraisal problem did not warrant an intensive highest and best use study.  Given the nature of the subject real 
estate, my conclusion of highest and best use was based on logic and observed evidence. 

Property History 
The overall Mickie Gordon Memorial Park parcel is owned by the Loudoun County School Board.  According to 
public records, there have been no transfers of the overall subject property in the three years prior to the effective 
date of this valuation. 
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Area Data and Analysis 
The analysis area is generally defined as similar telecommunications facilities located in Loudoun County and 
surrounding areas.  The proposed site is located within Mickie Goodman Memorial Park, along Carters Farm Lane 
and John Mosby Hwy east of Middleburg.   The surrounding land uses include predominately single family 
residential, vacant land, and recreational uses, with some commercial parcels.  The surrounding land uses, location, 
and siting are contributing factors in the development of a conclusion regarding the potential impact of the proposed 
telecommunications facility. 
The character of the area can generally be established by an examination of an area within an approximate 5.0 mile 
radius of proposed site.   
Area Map 
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In order to demonstrate the nature of the immediate proposed telecommunications site location, and the 
demographic and income profile data specific to the area, a five-mile ring study focused on the proposed 
telecommunications site location has been obtained from the CCIM Site To Do Business – Esri Data Information 
and Analytics website. 

Esri Five Mile Radius Report Area Map 

 
The following market profile shows population data, income and home value of residents identified by the U.S. 
Census Bureau through Esri as actually living in the area within a 5.0-mile radius of the proposed development site. 
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As shown, the Median Household Income and the Per Capita Income is projected to increase thru 2027, emphasizing 
local residents as opposed to the higher income seasonal residents. 
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Loudoun County GIS Online Proposed Site Location Map 
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Comparable Telecommunication Facility Sites 
The scope of work of this assignment included the application of a limited version of the Sales Comparison 
Approach including research and statistical analysis of completed transfers of improved residential properties near 
existing cell tower sites in order to project the impact, if any, on the values of residential properties in close 
proximity to the proposed subject property site.  Numerous existing cell tower facilities were researched in the 
proposed subject sites regional area for similar and comparable telecommunications facilities.  Several factors and 
characteristics were considered in selecting comparable telecommunication facilities including: 

• Location  
• Proximity to surrounding properties and their land uses  
• Type of Tower – in this case monopole type towers 
• Tower height 
• Date of tower construction 
• Visibility of the tower from surrounding properties 
• Similar property characteristics as the proposed site 
• Zoning designations 
• Likely development patterns 
• Availability of meaningful surrounding property sales data 

In order to assess the impact a cell tower facility may have on the nature and character of a particular neighborhood, 
market activity in the vicinity of the chosen existing cell tower facilities in the surrounding regional area was 
identified and investigated.   
Adjacent or abutting properties to the existing cell tower facilities sites are considered to be the most indicative of 
any effect of the cell tower facility, while properties further away from the site may have other factors that could 
affect the individual property values.  In either case, the sales and data used, in my opinion, were the best available 
for this report.   
Out of a larger data set of approximately twenty existing cell tower sites, five sites were chosen for further study, 
which I believe exhibit similar and comparable attributes of the proposed site.   
I researched sales of properties in the general vicinity of the comparable telecommunication facility sites to ascertain 
if there may be some discernable market effects on the surrounding properties especially as it relates to adjoining or 
abutting properties.  Results of the individual researched sales is retained in me work file.  

Proposed Subject Telecommunications Facility Site Location and Location of Selected Telecommunications 
Facility Sites. 
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Comparable Site #1  
Leesburg #1- Morven Park Cell Site – Off US 15 and SR 740, Leesburg, Loudoun County, VA 

 
This telecommunications facility is located approximately 20.0 miles north of the proposed subject site.  It is a 
comparable monopole telecommunications facility with a height of approximately 134 feet, constructed in March 
2019.  As shown on the above aerial map, this telecommunications facility is located just off US Hwy 15 and SR 
740 north of the Leesburg CBD.  To the northwest of the site is the Morven Park Equestrian Center, to the west is 
the Morven Park Visitors Center, to the southwest is the Marion duPont Scott Equine Medical Center, to the south is 
Tuscarora High School, Smart’s Mill Middle School, and Francis Hazel Reid Elementary School.   
The following is a summary of sales researched in the area of this telecommunications facility. 

 

Leesburg #1 Tower

Residential Sales Data

Sale # Location Subdivision Sale Date Sale Price

 Avg 
Annual %  

Change  Bed  Bath 
 Finished 
Area (SF)  Yr Built 

Land Size 
(Ac)

Distance Fr 
Tower (mi) 2

Distance Fr 
Tower (ft) 2

Tower Visible 
Y/N 3

1 41840 Raspberry Dr Raspberry Falls 05/24/21 $810,000 4 2.2 2,472 1994 1.26 0.89 4,683 N

2 41851 Raspberry Dr 1 Raspberry Falls 03/24/17 $630,000 6.5% 4 3.1 3,170 1996 1.05 0.87 4,615 N
02/22/21 $790,000

3 41921 Saddlebrook Pl Saddlebrook 05/11/21 $1,075,000 4 3.2 4,304 1997 3.02 0.50 2,640 N

4 41920 Saddlebrook Pl 1 Saddlebrook 06/11/19 $780,000 24.6% 5 4.1 4,650 1995 6.26 0.53 2,783 N
02/25/22 $1,300,000

5 16851 Park Hunt Ct 1 Saddlebrook 10/02/15 $526,000 14.0% 6 4.1 4,337 1980 4.28 0.84 4,425 N
07/01/21 $949,400

6 42070 Saddlebrook PL Saddlebrook 02/17/21 $1,080,000 6 5.1 5,133 2006 4.32 0.79 4,155 N

7 42214 Big Springs Ct Big Spring Farm 06/08/22 $840,000 4 3.1 3,852 1999 0.63 0.79 4,163 Unkwn
8 42341 Green Meadow Lane Big Spring Farm 06/25/21 $942,500 4 4.1 4,696 2001 0.89 1.18 6,230 N
9 17232 Spring Creek Ln Big Spring Farm 07/01/22 $1,625,000 4 4.2 6,650 1999 11.24 0.98 5,153 N

10 17055 Spring Creek Ln 1 Big Spring Farm 09/28/17 $1,100,000 12.7% 5 6.1 6,664 1998 18.99 0.72 3,817 N
04/30/21 $1,600,000

1 Sales and resales of the same property
2 Approximately
3 From Google Street View
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All of the sales are located in the surrounding area of the cell tower.  Sales #2, #4, #5, and #10 include resales of the 
same property over time and indicate increasing prices.  All of the resales showed percentage increases over time.  
Sale #3 is the closest to the tower at 2,640 ft (0.50 miles) approximately.  No other meaningful sales of surrounding 
properties were discovered.  The data set indicates the sales prices per unit have been increasing over the study 
period.   
All of the sales show consistency overall.  Based upon the comparative analysis methodology used in this study, it is 
my opinion, there was no consistent market evidence suggesting any negative impact of the comparable cell tower 
on surrounding property area values. 
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Comparable Site #2 
Leesburg #2 – Off Dulles Greenway and Shreve Mill Rd, Leesburg, Loudoun County, VA 

 
This telecommunications facility is located approximately 24.0 miles southeast of the proposed subject site.  It is a 
comparable monopole telecommunications facility with a height of approximately 164 feet, constructed in July 
2000.  As shown on the above aerial map, this telecommunications facility is surrounded by open areas with the 
Leesburg Executive Airport located to the north, and the Loudoun Country Day School located to the south. 
The following is a summary of sales researched in the area of this telecommunications facility. 

 

Sale # Location Subdivision Sale Date Sale Price

 Avg 
Annual %  

Change  Bed  Bath 
 Finished 
Area (SF)  Yr Built 

Land Size 
(Ac)

Distance Fr 
Tower (mi) 2

Distance Fr 
Tower (ft) 2

Tower Visible 
Y/N 3

1 40989 Grenata Preserve Pl Grenata 07/13/20 $1,279,990 4 4.2 5,323 2006 3.01 1.35 7,128 N
2 40828 Grenata Preserve Pl Grenata 03/05/20 $1,428,000 5 4.3 7,569 2006 3.01 1.62 8,554 N
3 40650 Grenata Preserve Pl Grenata 08/31/20 $2,000,000 5 6.3 9,353 2006 3.11 1.53 8,078 N
4 40947 Grenata Preserve Pl Grenata 07/24/20 $1,635,000 6 6.3 9,285 2006 4.04 1.42 7,498 N
5 40471 Grenata Preserve Pl Grenata 02/05/21 $1,825,000 6 6.3 9,947 2006 5.65 1.33 7,022 N
6 19631 Greenham Dr Grenata 01/22/21 $1,962,500 6 6.3 9,861 2006 3.04 1.56 8,237 N

7 19937 Evergreen Mills Rd None - Historic 04/07/20 $1,560,000 4 4.1 4,773 1790 12.57 0.88 4,657 N

8 50606 Hutton Circle 1 Red Cedar 10/31/13 $860,000 3.2% 5 4.2 5,800 2010 0.51 0.93 4,910 N
10/28/20 $1,050,000

9 20606 Arrow Creek Dr Red Cedar 04/22/21 $1,255,000 5 5.1 6,171 2009 0.86 1.05 5,544 N

10 20333 Tanager Pl 1 Red Cedar 09/13/18 $1,045,000 20.9% 5 5.2 8,191 2007 3.48 1.30 6,864 N
09/30/21 $1,710,000

11 20353 Tanager Pl Red Cedar 12/04/19 $1,100,000 6 4.1 5,456 2009 3.04 1.24 6,547 N

12 20421 Crimson Pl 1 Red Cedar 02/10/17 $840,000 20.8% 7 6.0 8,129 2006 1.09 1.07 5,650 N
06/27/22 $1,780,000

13 42011 Nolen Ct Goose Creek Bend 02/18/20 $1,750,000 4 5.1 5,053 2013 10.41 1.60 8,448 N
14 42091 Creek Bend Pl Goose Creek Bend 06/29/21 $2,006,000 5 5.1 6,443 2007 10.22 1.62 8,554 N

15 41884 Creek Bend Pl 1 Goose Creek Bend 06/30/21 $1,642,850 77.7% 5 5.1 9,400 2018 10.28 1.36 7,181 N
03/02/22 $2,500,000

1  Sales and resales of the same property
2 Approximately
3 From Google Street View

Leesburg #2 Tower

Residential Sales Data
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All of the sales are located in the surrounding area of the cell tower.  Sales #8, #10, #12, and #15 include resales of 
the same property over time and indicate increasing prices.  All of the resales showed percentage increases over 
time.  Sale #7 is the closest to the tower at 4,657 ft (0.88 miles) approximately.  No other meaningful sales of 
surrounding properties were discovered.  The data set indicates the sales prices per unit have been increasing over 
the study period.   
All of the sales show consistency overall.  Based upon the comparative analysis methodology used in this study, it is 
my opinion, there was no consistent market evidence suggesting any negative impact of the comparable cell tower 
on surrounding property area values.  
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Comparable Site #3 
New Cingular Wireless Pcs/ AT&T Cell Tower, 40800 Compressor Lane, Leesburg, Loudoun 
County, VA  

 
This telecommunications facility is located approximately 8.0 miles west of the proposed subject site.  It is a 
comparable monopole telecommunications facility with a height of approximately 198 feet, constructed in August 
1996.  As shown on the above aerial map, this telecommunications facility is located in an area of mixed uses 
including residential, commercial, and industrial uses.  To the north and west of the site are wooded areas and to the 
south and east are mostly open areas with some trees.   
The following is a summary of sales researched in the area of this cell tower. 

 
 
 

Sale # Location Subdivision Sale Date Sale Price

 Avg 
Annual %  

Change  Bed  Bath 
 Finished 
Area (SF)  Yr Built 

Land Size 
(Ac)

Distance Fr 
Tower (mi) 2

Distance Fr 
Tower (ft) 2

Tower Visible 
Y/N 3

1 22469 Aging Oak Dr Woodland 09/17/21 $740,000 4 3.1 3,846 2009 0.15 0.48 2,508 N

2 41000 Indigo Pl 1 Woodland 09/20/11 $459,990 7.4% 4 3.1 3,744 2011 0.16 0.40 2,101 N
02/25/22 $815,000

3 41009 Indigo Pl 1 Woodland 03/14/12 $541,930 4.9% 5 4.1 4,631 2012 6.26 0.40 2,107 N
04/17/20 $755,000

4 22476 Amori Ln Woodland 08/16/21 $852,000 5 4.1 4,374 2009 0.15 0.43 2,270 N
5 40989 Indigo Pl Woodland 08/30/21 $935,000 5 4.1 4,636 2011 0.26 0.34 1,769 N
6 22522 Wilderness Acres Cir Woodland 05/27/21 $1,060,000 5 4.1 5,914 2011 0.33 0.58 3,036 N

7 22582 Wilderness Acres Circ 1 Woodland 10/31/12 $697,785 6.0% 5 5.1 6,533 2011 0.26 0.46 2,413 N
05/31/22 $1,100,000

8 22669 Watson Rd Barclay Ridge 08/19/21 $1,525,000 4 4.0 3,946 1995 27.06 0.37 1,948 N

9 22609 Hillside Cir 1 Barclay Ridge 03/25/22 $1,650,000 4 5.1 7,445 2000 3.55 0.45 2,360 N

10 22711 Hillside Cir 1 Barclay Ridge 05/19/14 $760,000 11.0% 5 4.1 5,561 1997 3.55 0.64 3,384 N
09/03/21 $1,370,000

11 22792 Hillside Cir 1 Barclay Ridge 06/25/15 $1,000,000 4.9% 5 4.1 6,200 1998 3.59 0.68 3,575 N
02/03/22 $1,325,000

12 22469 Creighton Farms Dr  Creighton Farms 10/18/19 $2,861,950 5 5.1 7,431 2019 4.19 0.70 3,701 N
13 22488 Madison Hill Pl  Creighton Farms 07/05/22 $3,675,000 5 5.1 7,280 2014 3.01 0.55 2,909 N

1  Sales and resales of the same property
2 Approximately
3 From Google Street View

New Cingular/ AT&T Tower - Watson Tower

Residential Sales Data
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All of the sales are located in the surrounding area of the cell tower.  Sales #2, #3, #7, #10, and #11 include resales 
of the same property over time and indicate increasing prices.  All of the resales showed percentage increases over 
time.  Sale #5 is the closest to the tower at 1,769 ft (0.0.34 miles) approximately.  No other meaningful sales of 
surrounding properties were discovered.  The data set indicates the sales prices per unit have been increasing over 
the study period.   
All of the sales show consistency overall.  Based upon the comparative analysis methodology used in this study, it is 
my opinion, there was no consistent market evidence suggesting any negative impact of the comparable cell tower 
on surrounding property area values. 
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Comparable Site #4 
Sprint Nextel Cell Tower, 23423 Evergreen Mills Rd, Leesburg, Loudoun County, VA 

 
This telecommunications facility is located approximately 9.5 miles east of the proposed subject site.  It is a 
comparable monopole telecommunications facility with a height of approximately 190 feet, constructed in March 
2022.  As shown on the above aerial map, this telecommunications facility is located in an area of mixed uses 
including residential, commercial, and institutional uses.  To the north are wooded areas and the Washington 
Immanuel Presbyterian Church, to the northeast is a new residential development – West Park by Van Metre Homes, 
to the east is Brambleton Middle School and Independence High School, to the south are wooded areas, and to the 
west are residential subdivisions and neighborhoods.   
The following is a summary of sales researched in the area of this telecommunications facility. 

 

Sale # Location Subdivision Sale Date Sale Price

 Avg 
Annual %  

Change  Bed  Bath 
 Finished 
Area (SF)  Yr Built 

Land Size 
(Ac)

Distance Fr 
Tower (mi) 2

Distance Fr 
Tower (ft) 2

Tower Visible 
Y/N 3

1 23039 Welbourne Walk Ct Willowsford Grant Estates 12/18/20 $1,335,000 4 3.1 5,922 2014 0.72 0.27 1,410 Y
2 23043 Welbourne Walk Ct Willowsford Grant Estates 01/16/20 $1,350,000 4 4.2 6,130 2014 0.72 0.28 1,484 Y

3 23074 Welbourne Walk Ct 1 Willowsford Grant Estates 12/23/14 $1,186,336 6.0% 4 4.2 6,533 2014 0.86 0.34 1,774 Y
09/13/21 $1,665,000

4 23026 Welbourne Walk Ct 1 Willowsford Grant Estates 04/16/14 $1,075,670 9.3% 4 4.2 6,235 2013 1.21 0.19 1,020 Y
07/15/22 $1,900,000

5 22970 Homestead Landing Ct 1 Willowsford Grant Estates 06/18/21 $2,000,000 5 3.1 7,064 2015 1.05 0.46 2,408 Unkwn

6 22982 Homestead Landing Ct 1 Willowsford Grant Estates 11/14/17 $1,090,000 11.2% 5 4.1 6,805 2016 1.01 0.47 2,476 Unkwn
03/03/20 $1,370,000

7 23031 Welbourne Walk Ct 1 Willowsford Grant Estates 07/16/14 $1,063,269 15.3% 5 4.1 7,668 2014 1.33 0.22 1,169 Y
11/05/21 $2,250,000

8 23059 Welbourne Walk Ct 1 Willowsford Grant Estates 03/27/15 $1,099,974 3.1% 5 4.2 6,705 2014 0.83 0.36 1,874 Y
02/20/20 $1,268,000

9 41299 Red Hill Rd 1 None 06/01/20 $600,000 10.2% 4 2.1 2,863 1973 1.10 0.88 4,620 N
08/24/21 $675,000

10 41351 Red Hill Rd 1 None 12/05/16 $585,000 3.7% 4 3.1 3,603 2015 1.03 0.86 4,557 N
11/13/20 $670,000

11 41321 Red Hill Rd 1 None 07/17/12 $476,000 4.9% 5 3.0 2,980 1967 1.09 0.87 4,609 N
06/23/20 $660,000

12 22453 Conservancy Dr 1 Evergreen Hamlets 05/03/11 $959,310 5.9% 6 6.1 7,228 2011 1.10 0.86 4,541 N
09/17/21 $1,550,000

1  Sales and resales of the same property
2 Approximately
3 From Google Street View

Sprint Nextel Cell Tower - Brambleton Tower

Residential Sales Data
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All of the sales are located in the surrounding area of the cell tower.  Some Sales include resales of the same 
property over time and indicate increasing prices.  No other meaningful sales of surrounding properties were 
discovered.  The data set indicates the sales prices per unit have been increasing over the study period.   
All of the sales are located in the surrounding area of the cell tower.  Sales #3, #4, and #6 - #12 include resales of the 
same property over time and indicate increasing prices.  All of the resales showed percentage increases over time.  
Sale #4 is the closest to the tower at 1,020 ft (0.19 miles) approximately. 
The comparable cell tower is visible from Sales/ Resales #1, #2, #3, #4, #7, and #8.  Below is a table comparison of 
the sales/ resales where the tower is visible versus the sales/ resales where the tower is not visible.   

 
Of particular note, in the case of the two closest sales/ resales, #4 and #7, the comparable cell tower is visible and 
sale/ resale #7 had the greatest average annual percentage change of 15.3%.  Based on the above comparison, the 
data appears to indicate sales/resales in which the comparable cell tower is visible have a higher annual percentage 
increase in value over time than sales/resales in which the comparable cell tower is not visible.  A more in-depth 
study of this particular market area may reveal additional data. 
No other meaningful sales of surrounding properties were discovered.  The data set indicates the sales prices per unit 
have been increasing over the study period.   
All of the sales show consistency overall.  Based upon the comparative analysis methodology used in this study, it is 
my opinion, there was no consistent market evidence suggesting any negative impact of the comparable cell tower 
on surrounding property area values. 
  

Tower Tower
Sale # Visable Sale # Not Visable

3 6.0% 9 10.2%
4 9.3% 10 3.7%
7 15.3% 11 4.9%
8 3.1% 12 5.9%

Avg 8.4% 6.2%
Med 7.6% 5.4%

Average Annual Percentage Change
Sale/ Resale
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Comparable Site #5 
Aldie Cell Site #5, 24034 Old Carolina Rd, Aldie, Loudoun County, VA 

 
This telecommunications facility is located approximately 6.0 miles southeast of the proposed subject site.  It is a 
comparable monopole telecommunications facility with a height of approximately 140 feet, constructed in January 
2003.  As shown on the above aerial map, this telecommunications facility is located in a semi-rural area surrounded 
by mostly residential properties, small farms, commercial uses, and vacant land.  A number of properties in the area 
center around equestrian uses including Equimar Riding Academy, Ohana Equestrian Preserve, and NOVA 
Equestrian Center to the south and Hunts End Stables to the east.  To the west and east are residential properties.  
The following is a summary of sales researched in the area of this telecommunications facility. 

 
All of the sales are located in the surrounding area of the cell tower.  Sales #3, #7, #9 include resales of the same 
property over time and indicate increasing prices.  All of the resales showed percentage increases over time.  Sale #1 
is the closest to the tower at 275 ft (0.05 miles) approximately.  The comparable cell tower is visible from Sales #1 and 
#2.  No other meaningful sales of surrounding properties were discovered.  The data set indicates the sales prices per 
unit have been increasing over the study period.   
All of the sales show consistency overall.  Based upon the comparative analysis methodology used in this study, it is 
my opinion, there was no consistent market evidence suggesting any negative impact of the comparable cell tower 
on surrounding property area values.  

Residential Sales Data

Sale # Location Subdivision Sale Date Sale Price

 Avg 
Annual %  

Change  Bed  Bath 
 Finished 
Area (SF)  Yr Built 

Land Size 
(Ac)

Distance Fr 
Tower (mi) 2

Distance Fr 
Tower (ft) 2

Tower Visible 
Y/N 3

1 24049 Old Carolina Rd 12/16/19 $420,000 3 2.0 1,386 1954 4.47 0.05 275 Y
2 24072 Old Carolina Rd 12/18/19 $695,000 4 2.1 2,551 2016 3.47 0.07 375 Y

3 23999 Whitten Farm Ct 1 Carolina Acres 01/12/11 $210,000 30.2% 4 3.1 3,546 2011 3.00 0.33 1,764 Unkwn
09/13/19 $760,000

4 24009 Whitten Farm C Carolina Acres 09/04/19 $860,000 4 4.2 3,448 2011 3.04 0.26 1,378 Unkwn
5 24042 Whitten Farm Ct Carolina Acres 03/05/21 $1,200,000 5 4.1 5,898 2013 4.39 0.11 600 Unkwn

6 23976 New Mountain Rd 04/14/22 $1,300,000 5 4.1 5,573 2002 6.25 0.70 3,696 N

7 24117 Grand Ellison Ct 1 05/02/12 $1,287,500 0.9% 5 5.1 7,826 2005 7.01 0.38 2,006 N
04/01/20 $1,375,000

8 24008 Laceys Tavern Ct 08/31/21 $1,950,000 5 5.1 7,009 2005 3.12 0.50 2,656 Unkwn

9 24056 Laceys Tavern Ct 1 02/04/20 $1,740,000 17.4% 5 6.0 8,472 2004 3.46 0.48 2,534 Unkwn
06/08/22 $2,450,000

1 Sales and resales of the same property
2 Approximately
3 From Google Street View

Aldie Tower
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Conclusion 
The subject of this Market Study is identified as the proposed Milestone Towers telecommunications facility and 
supporting infrastructure (Site Name: Mickie Gordon Memorial Park), including a 150’ Monopole cell tower(with an additional 
2.0’ lightning rod), associated ground structures including an equipment building, and supporting infrastructure 
proposed to be located inside a leased 2,500 sq ft (50’ x 50’), chain link fenced (with access gate), equipment compound.  
The monopole is designed to accommodate up to four telecommunication providers, including the initial provider, 
AT&T.  There is an additional landscape buffer surrounding the equipment compound. 
The proposed site would be accessed by a proposed 10.0’ wide gravel access road from an existing gravel parking 
lot located near the northwest corner of the Mickie Gordon Memorial Park and near an existing Baseball Field.  
Other site amenities include recreational fields, picnic areas, and trails.     
The proposed site is on a portion of Mickie Gordon Memorial Park, located at 23229 Carters Farm Lane, 
Middleburg, Virginia 20117.  The identified Site Name is the Mickie Gordon Memorial Park on Carters Farm Lane 
and the Project Number is identified as 1050.317.  The proposed subject site is a portion of a larger parcel and is 
identified by the Loudoun County Tax Assessor as the property owned by the Loudoun County School Board, and 
the overall property is further identified by the Loudoun County as GPIN#503404063000.  According to public 
records, there have been no transfers of the overall subject property in the three years prior to the effective date of 
this valuation.  According to information supplied by the client and from the County of Loudoun, the overall 
property is zoned AR2.   
The surrounding land uses include the recreational park property, which consists of athletic fields, natural wooded 
areas, and open space.  The surrounding land uses are characterized by vacant land parcels, small farms, and 
residential properties.  The surrounding land uses, location, and siting are contributing factors in the development of 
a conclusion regarding the potential impact of the proposed telecommunications facility. 
Although the proposed tower may be visible from select locations within the adjacent residential areas, it is my 
opinion that the visual and aesthetic impact will be minimal to negligible.  I found no empirical data that indicates a 
negative effect on surrounding improved residential properties due to visual or aesthetic attributes of the comparable 
cell towers.  Refer to Comparable Site #4 for support. 
This market study does not analyze the value of any specific property, the overall property, or the proposed subject 
property site, as vacant or as completed. 
The scope of work of this assignment included the application of a limited version of the Sales Comparison 
Approach including research and statistical analysis of completed transfers of improved residential properties near 
existing cell tower sites in order to project the impact, if any, on the values of residential properties in close 
proximity to the proposed subject property site.  Numerous existing cell tower facilities were researched in the 
proposed subject sites regional area for similar and comparable telecommunications facilities. 
Market activity at sites with comparable heights and with some more obtrusive facilities, involving both residential, 
commercial, and acreage parcels, indicates no discernible or readily quantifiable impact on property prices or 
marketability that could be attributed to the proposed facility.   
My opinions and conclusions are based on the scope of work described in this study and qualified by the definitions, 
assumptions, limiting conditions, and certifications set forth in this study. 
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Based on the data and analyses developed in this Impact Study, in my professional judgment, as of July 15, 2022, the 
Effective Date of this Impact Study, subject to all Extraordinary Assumptions, Hypothetical Conditions, and General 
Assumptions and Limiting Conditions as specifically provided within this report, the proposed Milestone Towers 
Mickie Gordon Park Telecommunications Facility (Site Name: Mickie Gordon Memorial Park) as described herein, will not 
be injurious to the use and enjoyment of the subject property or other property in the immediate vicinity for the 
purposes already permitted, nor substantially diminish and impair property values within the neighborhood of the 
proposed site. 

Respectfully submitted, 

 
John C. Palmer, MAI, CCIM, CDA 
North Carolina State Certified General Real Estate Appraiser – License #A5928 
North Carolina Department of Transportation (NCDOT) - Approved General Appraiser 
North Carolina RE Broker – License #198326 
South Carolina State Certified General Appraiser – License #6808 
South Carolina Department of Transportation (SCDOT) - Approved General Appraiser 
Virginia State Certified General Real Estate Appraiser – License #4001017039 
Virginia Department of Transportation (VDOT) - Senior Appraiser 
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Certification Statement 
I certify that, to the best of my knowledge and belief:  
• The statements of fact contained in this opinion are true and correct. 
• The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting 

conditions and is my personal, unbiased professional analyses, opinions, and conclusions. 
• I have no present or contemplated future interest in the property that is the subject of this report, and I have no 

personal interest with respect to the parties involved. 
• I have performed no services, as appraiser or in any other capacity, regarding the property that is the subject of 

this opinion within the three-year period immediately preceding acceptance of this assignment. 
• I have no bias with respect to the property that is the subject of this opinion or to the parties involved with this 

assignment. 
• My engagement in this assignment was not contingent upon developing or reporting predetermined results. 
• My compensation for completing this assignment is not contingent upon the development or reporting of a 

predetermined value or direction in value that favors the cause of the client, the amount of the value opinion, 
the attainment of a stipulated result, or the occurrence of a subsequent event directly related to the intended use 
of this appraisal. 

• My analyses, opinions, and conclusions were developed, and this opinion has been prepared, in conformity 
with the Uniform Standards of Professional Appraisal Practice. 

• I, John C. Palmer, MAI, CCIM, CDA, have not made a personal examination of the property that is the subject 
of this report.   

• No one provided significant appraisal assistance to the person(s) signing this certification.  
• The reported analyses, opinions, and conclusions were developed, and this report has been prepared, in 

conformity with the Code of Professional Ethics and Standards of Professional Appraisal Practice of the 
Appraisal Institute.   

• The use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly 
authorized representatives.  

• As of the date of this report, I (John C. Palmer, MAI, CCIM, CDA) have completed the continuing education 
program for Designated Members of the Appraisal Institute. 

 

 
John C. Palmer, MAI, CCIM, CDA 
North Carolina State Certified General Real Estate Appraiser – License #A5928 
North Carolina Department of Transportation (NCDOT) - Approved General Appraiser 
North Carolina RE Broker – License #198326 
South Carolina State Certified General Appraiser – License #6808 
South Carolina Department of Transportation (SCDOT) - Approved General Appraiser 
Virginia State Certified General Real Estate Appraiser – License #4001017039 
Virginia Department of Transportation (VDOT) - Senior Appraiser 

 

  



Proposed Milestone Towers Telecommunications Facility Market Study 

The Palmer Company, Inc. 29 
File # 22-1623 

Addendum A:  Proposed Survey and Site Plans 
I was supplied with a full set of plans and specifications, which have been retained in my work file.  The relative 
plan pages are below.  The client also provided the subject Photo Simulation photographs, copies of which have also 
been retained in my work file.  
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Addendum B:  General Assumptions and Limiting Conditions 
1. Acceptance and/or use of this appraisal report by the clients or any third party constitutes acceptance of all Assumptions and 

Limiting Conditions; these can only be modified in writing executed by both parties. 
2. All necessary licenses, permits, consents, legislative or administrative authority from any local, state, or federal government 

or private entity are assumed to be in place or reasonably obtainable. 
3. There are no zoning violations, encroachments, easements, or other restrictions that would affect the subject property site 

unless otherwise stated. 
4. All of the subject property is usable as represented to the appraiser. 
5. I cannot guarantee that the proposed subject property site is free of encroachments or easements and recommend further 

investigation and survey. 
6. This appraisal is to be used only for the purpose stated.  While distribution of this appraisal in its entirety is at the discretion 

of the clients, individual sections shall not be distributed.  Possession of this report, whether original or copy, does not carry 
with it the right of publication.   

7. The appraiser's liability extends only to the stated clients, not subsequent parties or users. 
8. This appraisal report must be considered and used only as a unit.  No part may be used without the whole report, and the 

report becomes invalid if any part is separated from the whole.   
9. The appraiser who signed the appraisal report prepared all conclusions and opinions, unless otherwise indicated.  No one 

other than the appraiser may make any changes to this report.  The appraiser assumes no responsibility if any unauthorized 
change is made. 

10. No part of this appraisal, its value estimates, or the identity of the firm or the appraiser may be communicated to the public 
through advertising, public relations, media sales, or other media without written permission from the appraiser. 

11. All files, work papers, documents, formulas, etc. developed in connection with this assignment are intellectual property of 
The Palmer Company, Inc. and cannot be used without the written consent of The Palmer Company, Inc..  Information, 
estimates, and opinions were verified where possible, but cannot be guaranteed. 

12. I am not required to give testimony in court in connection with this appraisal.  If the appraiser is subpoenaed, the client 
agrees to pay my per diem rate plus expenses. 

13. I may not divulge the material contents, analytical findings or conclusions of the report, or give a copy to anyone other than 
the clients or named designee(s) as specified in writing, except as may be required by The Appraisal Institute for ethics 
enforcement, or by a court of law or other body with the power of subpoena.  

14. I relied on certain representations and accuracy of information supplied by the clients, owner/owners representatives, and 
public records to identify the subject property and to develop value opinions.  I do not guarantee the accuracy of the 
information supplied.  The Palmer Company, Inc. does not assume responsibility for any incorrect information that may 
have been supplied by agencies, organizations, or individuals which may be included in the findings of this report.  Should 
that information be inaccurate, it may have a substantial impact on the enclosed valuations.   

15. I do not assume any responsibility for the accuracy of information furnished by others, including the clients, any designees, 
or public records.  The market data relied on in this report has been confirmed with one or more parties familiar with the 
transaction, from affidavit or other source deemed reasonable; all are considered appropriate for inclusion to the best of my 
judgment.  An impractical and uneconomic expenditure of time would be required to furnish unimpeachable verification in 
all instances, particularly as to engineering and market-related information.  The clients should consider independent 
verification as a prerequisite to any transaction involving sale, lease, or other significant commitment of funds for the 
subject property in this report. 

16. I have made no survey and assume no responsibility for the accuracy of any survey, plat, sketches, or other maps contained 
in this report or on record.  The surveys, plats, sketches, plans, and/or maps in this report are included to assist the reader in 
visualizing the property and are not necessarily to scale.  Various photos, if any, are included for the same purpose.  All of 
the above items are provided to assist the clients in visualizing the property; no other use of these items is permitted. 

17. Appraisals are based on the data available at the time the assignment is completed.  I reserve the right to alter or amend this 
report should any new information become available after the completion of this appraisal report that may affect the value of 
the subject property.  Any such amendments are at the sole discretion of the appraiser and may involve an additional fee. 

18. No responsibility is assumed for matters legal in character or nature.  No opinion is rendered as to the title, which is 
presumed to be good and marketable.  The property is appraised as if free and clear of all debts, liens, mortgages, 
encumbrances, or leases of an adverse nature, unless otherwise stated in particular parts of this report.  It is further assumed 
that all real estate taxes and special assessments have been paid in full, unless otherwise noted. 

19. I am not aware of any easements, encumbrances, or restrictions that would adversely affect value other than what is 
discussed within this report; however, no guarantee is made that the subject property is free of encroachments or easements, 
and further investigation and survey is recommended.  This valuation assumes no adverse easements, encroachments, or 
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restrictions and that the subject property has clear and marketable titles.  For purposes of this appraisal report, typical utility 
easements are assumed located on the subject property.   

20. No responsibility is assumed for any hidden or unapparent conditions of the property, subsoil, or structure, which would 
make the property more or less valuable.  The appraiser's conclusion of value is based on the assumption that there are no 
hidden or unapparent conditions that might affect the construction of improvements or any intended use.  I recommend due 
diligence be conducted through the local building department or municipality to investigate the suitability of planned 
improvements and intended use. 

21. Unless otherwise stated, the property is outside of areas where flood hazard insurance is mandatory.  Maps prepared by 
public and private agencies to designate these areas are limited with respect to accuracy.  Due diligence has been exercised 
in interpreting these maps, but no responsibility is assumed for misinterpretation.  I assume no responsibility for any costs or 
consequences due to the need, or lack of need, for flood hazard insurance.  An agent for the Federal Flood Insurance 
Program should be contacted to determine the actual need for Flood Hazard Insurance. 

22. The appraiser has not been supplied with any biological surveys or studies concerning any flora and or fauna that may or 
may not be on any Federal or State Endangered Species List for the subject property.  This situation is beyond the scope of 
this appraisal, and no responsibility is assumed for any such conditions, or for any expertise or engineering knowledge 
required to discover them.  The clients are urged to retain an expert in this field, if desired.  For the purposes of this 
appraisal, it is assumed that no biological conditions exist.  If such conditions are discovered, it may have a substantial effect 
on the value of the property and on the valuation.  The appraiser will report any obvious, or even suspected, problems.  

23. AMERICANS WITH DISABILITIES ACT (ADA) The Americans with Disabilities Act (ADA) became effective 
January 26, 1992.  The appraiser has not made a specific compliance survey or analysis of the property to determine whether 
the property is conforming to the various detailed requirements of the ADA.  It is possible that a compliance survey of the 
property, together with a detailed analysis of the requirements of the ADA, could reveal the property does/do not comply 
with one or more of the ADA requirements.  If so, this fact could have a negative effect upon the value of the property.  
Since the appraiser has no direct evidence relating to this issue, the appraiser did not consider possible non-compliance with 
the requirements of ADA in estimating the value of the property.  For purposes of this appraisal, it is assumed any subject 
improvements comply, or will comply, with all applicable governmental regulations. 

24. The market values contained herein involve analysis of economic and market trends of incomes and expenses, capitalization 
rates, and discount rates.  The value estimates are intended to reflect the current expectations and participations of market 
participants along with factual data.  As such, no responsibility is assumed for unforeseeable events that could alter market 
conditions prior to the effective date of this appraisal report.  Should such an event occur, I reserve the right to amend this 
report to reflect the change, invalidating the original value estimates. 

25. This appraisal report is intended to conform with, and is subject to, the requirements of the Uniform Standards of 
Professional Appraisal Practice (USPAP) as set forth by the Appraisal Foundation and the Code of Professional Ethics and 
Standards of Professional Practice of the Appraisal Institute and applicable federal and state rules and regulations.  The use 
of this report is subject to the requirements of the Appraisal Institute and federal and state regulatory agencies relating to 
review by its duly authorized representatives. 

26. The appraiser determined the level of analysis designed to meet the needs of the clients and to be consistent with the scope 
of work to be performed by the appraiser.  Consideration has been given to the level of risk associated with the subject type, 
the current and anticipated market conditions, and the intended use of the conclusions contained in this report.  The 
appraiser analyzed the general market area and neighborhood with focus on the social, economic, governmental, and 
environmental forces that affect property values.  This analysis has led to an opinion of highest and best use both as vacant 
and, if applicable, improved.  The highest and best use conclusions have dictated the type and quantity of data gathered and 
used in the development of this appraisal report. 

27. The scope of work in this appraisal is customized for the intended users.  This appraisal and report may be inappropriate for 
other users.  Therefore, regardless of the means of possession of this report, this appraisal may not be used or relied on by 
anyone other than the herein stated intended users.  Any parties found in possession of this report who are believed to have 
obtained it inappropriately can be prosecuted under Federal Statute 18 USCA 2511; and, if misused by breaching its 
confidential content can be prosecuted under the Gramm-Leach-Bliley Act of 1999.  The appraiser, appraiser's firm, and 
related parties assume no obligation, liability, or accountability for any third party. 

28. An Extraordinary Assumption is made that the proposed subject property site, once fully approved and constructed, will be 
in compliance with all applicable federal, state, and local laws, ordinances, regulations, use restrictions and zoning unless 
the lack of compliance is stated in the appraisal report.  The use of this Extraordinary Assumption might have affected the 
assignment results.  Determining and reporting on such compliance was not part of the scope of work for this assignment. 

29. It is assumed that all utilities (whether existing or proposed) are or will be sufficient to serve the current or proposed use of 
the subject property or any structures or other improvements.  Determining and reporting on such matters was not part of the 
scope of work for this assignment.  

30. Unless otherwise stated in this report, the past or current existence of hazardous materials or environmental contamination 
on, below or near the subject property was not observed or known by the appraiser.  The appraiser, however, is not qualified 
to detect such substances or to make determinations about their presence.  The presence of substances such as asbestos, 
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urea-formaldehyde foam insulation and other potentially hazardous materials or environmental contamination may affect the 
value of the property.  Unless otherwise stated, the value estimated is predicated on the assumption that there is no such 
material on, below or affecting the property that would cause a loss in value.  No responsibility is assumed for such 
conditions or for any expertise or engineering assistance required to discover them.  The intended users are urged to retain 
an expert in this field, if desired. 

31. The appraiser did not make a personal examination of the property that is the subject of this report.   
32. The appraiser made a number of independent investigations as part of this opinion, study, and analysis.  Local demographic 

information was obtained to determine and illustrate the character of the local area.  An inspection of the immediate and 
larger surrounding neighborhood was made to determine local trends and development patterns.  Information and records 
specific to the proposed site location was obtained from the client, Loudoun County Tax Assessors Office, Mapping 
Department and GIS, the Loudoun County Deeds Office and Registry, the Loudoun County Planning and Development 
Department, surrounding counties’ GIS and public records, internet MLS services, CoStar Services, STDB Research, and 
internet sources including Google Earth, Google Maps, and Zillow.  Information specific to the proposed facility was 
provided by the client, including plat and design data.   

33. The appraiser researched the local real estate market including public records, internet Multiple Listing Services, certain 
internet research sites, local knowledgeable realtors, and other professionals.  The appraiser did not make personal visits to 
the Comparable Sites.  All information used was obtained from reliable sources and assumed to be accurate.   

34. I am not aware of any restrictive covenants other than what has been discussed in the Scope of Work section.  There are 
reviews of proposed improvements by local, state, and federal agencies for conformity with building, fire and sanitation 
ordinances, subdivision regulation, flood plain management regulations and other requirements.  Also, various planning 
boards review and approve major developments to insure conformity with land use programs. 

35. No in-depth study of the subject property zoning was done.  This matter is beyond the Scope of Work and the expertise of 
the appraiser.  Should the clients have questions, they are urged to seek the counsel of a zoning expert. 

36. The Clients are informed that the appraiser's rationale for how the appraiser arrived at the opinions and conclusions set forth 
in this report may not be understood properly without additional information in the appraiser's work file.  Supporting 
documentation concerning the data, reasoning, and analyses is retained in the appraiser's work file.  The depth of discussion 
contained in this report is specific to the needs of the clients and for the intended users stated herein.  The information 
included in this report is believed to be sufficient for the purpose of this appraisal. 

37. As required by USPAP, the appraiser identified the problem to be solved and determined the scope of work required to 
produce assignment results appropriate to the intended use of this appraisal.  The Scope of Work actually performed is 
disclosed in this and other sections of the report and in the addendum hereto.  The Intended Users are advised to read the 
entire report in order to understand the Scope of Work actually performed.  The following report presents the data and 
analysis along with other material on which the estimate of value was predicated.  

Use of or reliance on this appraisal or appraisal report, regardless of whether such use or reliance is known or authorized by the appraiser, 
constitutes acknowledgment and acceptance of these general assumptions and limiting conditions, any extraordinary assumptions or hypothetical 
conditions, and any other terms and conditions stated in this report. 
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Addendum C:  Qualifications of the Appraiser 
John C. Palmer, MAI, CCIM, CDA – Principal Appraiser 
221 S. Plains Drive, Asheville, North Carolina 28803 
Phone:  828-280-4520      Fax:  800-344-5971 
Email:  JPalmer@palmercompanyinc.com  Website:  Palmercompanyinc.com  
DESIGNATIONS 

MAI – Designated Member, Appraisal Institute 
CCIM – Certified Commercial Investment Member 
CDA – Coalition Designated Associate – General – Designation #D-020 - North Carolina Professional 

Appraisers Coalition (NCPAC), Sponsor of the Appraisal Foundation 
CERTIFICATIONS 

North Carolina State Certified General Real Estate Appraiser – License #A5928 
North Carolina Department of Transportation (NCDOT) Approved Appraiser 
North Carolina Real Estate Broker- License # 198326 
South Carolina State Certified General Appraiser – License #AB.6808 CG 
South Carolina State Certified General Appraiser – License #6808 
South Carolina Department of Transportation (SCDOT) Approved Appraiser 
Virginia State Certified General Real Estate Appraiser – License #4001017039 
Virginia Department of Transportation (VDOT) - Senior Appraiser 
Listed on the Appraisal Institute’s Professional Development Program Registry – Litigation 
Professional Registry for SBA Going Concerns  

PROFESSIONAL EXPERIENCE 
Over 40 years’ experience in valuation services and commercial investment real estate, including acquisition, 
developing, leasing, managing, and disposition of land, income-producing, and industrial properties.  

EDUCATION AND TRAINING 
ValueMetrics: Stats, Graphs, and Data Science I – George Dell 
Easement Valuation – IRWA (Course 403) 
Conflict Management – IRWA (Course 213) 
Investment Analysis for Commercial Investment Real Estate – CCIM Institute CI 104 
Advanced Concepts & Case Studies – Appraisal Institute 
Right of Way - Three Case Studies with Two Approaches to Value – Appraisal Institute 
Evaluating Commercial Construction – Appraisal Institute 
USPAP 7 Hr Update – Appraisal Institute  
Federal Appraisal Policies: Hotlines, Complaint Forms and Revised Policy Statements –ABA 
Introduction to Vineyard and Winery Valuation – Appraisal Institute  
Advanced Income Capitalization – Appraisal Institute 
Fundamentals of Separating Real Property, Personal Property & Valuing Intangible Assets – Appraisal Institute 
General Appraiser Report Writing and Case Studies –Appraisal Institute  
Condemnation Appraising: Principles & Applications – Appraisal Institute  
How to Use Market Data: Solutions for Hard to Value CRE Assets - Appraisal Institute  
Litigation Appraising: Specialized Topics and Applications - Appraisal Institute 
The Appraiser as an Expert Witness: Preparation & Testimony - Appraisal Institute  
Discounted Cash Flow Model: Concepts, Issues, and Applications – Appraisal Institute 
Business Practices and Ethics – Appraisal Institute 
Online Business Practices and Ethics - Appraisal Institute 
Effective Appraisal Writing – Appraisal Institute 
Appraising Distressed Commercial Real Estate –- Appraisal Institute 
Introduction to Valuing Green Buildings – Appraisal Institute 
Subdivision Valuation: A Guide to Valuing Improved Subdivisions –Appraisal Institute 
General Market Analysis and Highest & Best Use – Appraisal Institute  
Introduction to GIS Applications for Real Estate Appraisal –- Appraisal Institute 
Online Appraising From Blueprints and Specifications – Appraisal Institute 
Basic Income Capitalization - Appraisal Institute  
Appraisal Consulting - Appraisal Institute 

mailto:JPalmer@palmercompanyinc.com
http://www.palmercompanyinc.com/
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Rates and Ratios: Making Sense of GIMs, OARs, and DCF - Appraisal Institute 
Office Building Valuation: A Contemporary Perspective - Appraisal Institute  
Introduction to Real Estate Appraisal - American School of Real Estate Appraisal Course R-1 
Valuation Principles and Procedures - American School of Real Estate Appraisal Course R-2 
Applied Residential Property Valuation - American School of Real Estate Appraisal Course R-3 
Advanced Income Capitalization Procedures - Triangle Appraisal and Real Estate School, Course G-2  
Applied Income Property Valuation - Triangle Appraisal and Real Estate School, Course G-3  
Financial Analysis for Commercial Real Estate - Commercial Investment Real Estate Institute Course CI-101 
Market Analysis for Commercial Real Estate - Commercial Investment Real Estate Institute Course CI-102 
User Decision Analysis for Commercial Investment RE - Commercial Investment RE Inst. Course CI-103 

MEMBERSHIPS AND OFFICES 
Member - North Carolina Professional Appraisers Coalition (NCPAC) – President 2016-2017 
Member – The Appraisal Institute, NC and SC Chapters 
Member – International Right of Way Association (IRWA) – Chapter 31 President 2019-2020 
Member – CCIM, NC and SC Chapters, National Association of Realtors 
Member – The Rotary Club of Asheville, North Carolina – Board member 2009-2012, President 2013-2014 
Board Member – The Rotary Club of Asheville Foundation – President 2014-2016  
Board Member – Blue Ridge Honor Flight – 2016-Present 

SERVICES LIST (PARTIAL) 
Eminent Domain 
Greenway Valuations 
Rails to Trails Valuations 
Business Valuations 
Consulting Services 
Estate Valuations  
Feasibility Analysis 
Impact Studies 
Investment/Disposition Analysis 
Leased Fee Analysis 
Litigation Support Services 
Market Rental Studies  
Marketability Studies 
Partial/Fractional Interests 
Real Property Valuations 
Retrospective Valuations 

PARTIAL CLIENT LIST 
ALFIE Investors 
Azalea Management  
City of Asheville 
Coward, Hicks & Siler, P.A. 
First Bank 
Nantahala Outdoor Center, Inc. 
National Park Service 
North Carolina DOA 
North Carolina DOT 
Parker Poe Adams & Bernstein, LLP 
Roberts & Stevens Attorneys at Law 
TD Bank, NA  
Town of Big Stone Gap, VA 
Truist Bank 
United Community Banks (UCBI) 
The Van Winkle Law Firm 
United Federal Credit Union 
Virginia DOT 

TYPES OF PROPERTIES APPRAISED 
Specialty Properties 

Car Washes – Manual, Automatic, Full Service 
Cemeteries 
Conference Centers 
Conservation Easements 
Funeral Homes / Mortuaries 
Marinas 
Wineries/ Vineyards 

Commercial Developments 
Historic Rehabilitations 
Hotels/Motels 
Industrial Special Use Properties  
Office Parks 
Retail Strip Centers (Existing and Proposed) 
Phased Master Planned Projects 

Residential Properties  
Affordable Housing Projects 
Apartment Complexes (4-350 Units) 
Residential Subdivisions (Existing and Proposed) 
Low Income Housing Tax Credit  (LIHTC) Projects 

Commercial Properties 
Assisted Living Centers/ Nursing Homes 
Bed & Breakfast/ Other Lodging 
Camps / Campgrounds 
Churches and Church Schools 
Daycare Centers 
Dry Cleaners / Laundromats 
Golf Courses 
Manufacturing Facilities - Light & Heavy 
Medical Offices and Condominiums 
Mini Storage/ Self Storage 
Mixed Use Projects 
Restaurants (Existing and Proposed) 
Subdivisions  
Veterinary Clinics  

This document is confidential and is the sole property of John C. Palmer.  No unauthorized distribution in any form, either in whole or in part, 
is permitted without the prior written consent of John C. Palmer.   
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LICENSE CARDS 
 

 

  

 
 



Mickie Gordon Site Rule-outs

Map Site Name Street Address Latitude Longitude Structure Type Height Distance/Direction from Site Ruleout Reason(s)

1 Water Tank 1 10 East Marshall Street, Middleburg, VA 20117 38.9697 -77.7347 Water Tank ~129' 1.6 miles SW
Too close to existing WT 2 site and too far from desired coverage area. Will not provide 

adequate signal coverage.

2 Water Tank 2 25 Stonewall Court, Middleburg, VA 20117 38.9695 -77.7478 Water Tank ~153' 2.3 miles SW ATT currently installed on this WT.

3 Utility Pole Line Pink Line Utility Towers ~1.25 miles W
Too close to existing WT 2 site and too far from desired coverage area. Will not provide 

adequate signal coverage.
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