Date of Meeting: May 19, 2016

#5
BOARD OF SUPERVISORS
BUSINESS MEETING
ACTION ITEM
SUBJECT:

CMPT-2016-0001, AT&T Short Hill

ELECTION DISTRICT:

Blue Ridge/Catoctin

CRITICAL ACTION DATE:

June 25, 2016 (within 60 days after Planning Commission
action)

STAFF CONTACTS:

Steve Barney, Project Manager, Planning & Zoning
Ricky Barker, AICP, Director, Planning & Zoning

PURPOSE: The purpose of this application is to consider a Commission Permit for a Utility
Substation, Transmission in the AR-1 (Agricultural-Rural 1) zoning district.
RECOMMENDATIONS:
Planning Commission: The Planning Commission (Commission) approved (6-2-1, Lloyd,
Scheel opposed; Klancher absent) the application and forwarded it to the Board of Supervisors
(Board) for ratification based on the Findings for Approval (Attachment 1).
Staff: Staff recommends that the Board ratify the Commission’s approval of the Commission
Permit subject to the Commission Permit Plat dated January 22, 2016, and revised through
March 29, 2016. Staff finds that the location, character, and extent of the proposed telephone
transmission utility substation are in substantial accord with the Comprehensive Plan. There are
no Conditions of Approval for Commission Permits. The item is ready for action.
BACKGROUND: AT&T seeks Commission Permit approval to expand an existing telephone
transmission utility substation within the Rural Policy Area. The subject parcel is located on the
ridgeline of Short Hill Mountain, east of Neersville, on the east side of Harpers Ferry Road
approximately 2.5 miles north of the intersection with Charles Town Pike (Route 9) and
approximately 4,000 feet south of the intersection with Sagle Road (Route 287). The proposed
expansion would entail the construction of a 160,000 square foot building primarily containing
mechanical and electrical equipment. The subject site is an approximately 15.3 acre portion of
an approximately 176.38 acre parcel (138.61 acres assessed) which is located in both the Blue
Ridge and Catoctin Election Districts as shown in Attachment 2. All proposed work will be
within the Catoctin District; the property’s existing driveway entrance onto Harpers Ferry Road
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is the only part of the property located in the Blue Ridge District. Site access is proposed via
White Rock Road, an existing private road within the subject property with a 16’ paved width.
The height of the facility will vary from approximately 18 feet for the one-story portion of the
building to 35 feet for the two-story portion of the building. The purpose of the request is to
install modern data transmission and processing equipment to support the continued operations
of the existing manned communications facility that has been in operation on the property since
the early 1960s.
Zoning Administration staff discussed the proposed land use with the applicant and concluded
that the proposed use is a Utility Substation, Transmission. The Ordinance defines Utility
Substation, Transmission as “A facility primarily serving as part of a regional interconnecting
grid system which provides for the transformation, switching and distribution of both
transmission voltage and/or distribution voltages, transmits natural gas, television or telephone
signals. Such use may include a distribution and/or dedicated substation”.
In accordance with the Revised 1993 Zoning Ordinance, a Commission Permit is required prior
to constructing a public use, such as a substation, to determine if the general location, character,
and extent of the use are in substantial accordance with the Comprehensive Plan. A transmission
utility substation is a permitted use within the AR-1 (Agricultural – Rural 1) zoning district.
However in this case, because the proposed 160,000 square foot facility was not included in the
original 1962 Commission Permit application for the existing facility, a new Commission Permit
is required for the expansion of the existing use.
The property is located within the Rural Policy Area and is designated for rural economy uses
and limited residential development at a density of one dwelling unit per 20 acres. The policies
of the Revised General Plan (Plan) support the expansion of existing non-agriculturally related
commercial uses, such as the proposed communications facility, in the Rural Policy Area if the
use is determined to be compatible in scale and intensity with the surrounding area, poses no
serious threat to public health or safety and meets applicable performance standards. Staff finds
that the proposed development is compatible in that it provides for additional landscaping and
reforestation and a building color pattern intended to blend in with its surroundings.
Plan policies allow for development in mountainside areas subject to performance standards such
as minimizing land disturbance and negative environmental impacts; the proposed development
meets these standards by being located on a pre-disturbed area and minimizing additional
disturbance. Additionally, the proposed transmission utility substation supports the objectives of
the Strategic Land Use Plan for Telecommunication Facilities by providing modern, effective
and efficient telecommunications infrastructure while mitigating impacts on the County’s
residents, nearby land uses, and viewsheds.
The substation is consistent with the Energy and Communication Facilities policies of the Plan,
which identify communication service as an essential component of daily life and support the
timely delivery of communication service to businesses and households as development occurs
while seeking to minimize negative visual impacts.
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For additional information regarding the application, refer to the Planning Commission public
hearing staff report (Attachment 3).
The Commission held a public hearing regarding this application on April 26, 2016.
Commissioners’ questions and responses from staff and the applicant are included as
Attachment 4.
Five members of the public spoke in opposition to the application, and identified concerns with
the visual impact of the development on the surrounding viewshed, the accuracy of the land use
classification, impact of stormwater runoff on groundwater and streams, sewage treatment,
lighting, noise, public notice, and consistency with the Revised General Plan.
In response to public comments, the applicant stated that notes on the plan address building
appearance, landscaping, lighting, and noise; and clarified that generators would be only for
backup purposes rather than for ongoing use.
At the conclusion of the public hearing, the Commission approved (6-2-1, Lloyd, Scheel
opposed; Klancher absent) the Commission Permit and forwarded it to the Board for ratification
based on the Findings for Approval in Attachment 1. The Board has 60 days (or June 25, 2016)
after the Commission’s action to ratify or overrule the Commission’s decision.
ISSUES: Staff and the Commission noted no outstanding issues with this Commission Permit
application.
FISCAL IMPACT: As a public utility, no fiscal impact to the County is anticipated.
ALTERNATIVES: The Board may ratify the Commission’s decision to approve the
Commission permit application, overrule the Commission’s decision, or forward the application
to another meeting for action.
DRAFT MOTIONS:
1. I move that the Board of Supervisors ratify the Planning Commission’s approval of CMPT2016-0001, AT&T Short Hill, subject to the Commission Permit Plat dated January 22, 2016,
and revised through March 29, 2016, and based on the Findings for Approval provided as
Attachment 1 to May 19, 2016 Action Item.
OR
2. I move that the Board of Supervisors overrule the Planning Commission’s approval of
CMPT-2016-0001, AT&T Short Hill
OR
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3. I move that the Board of Supervisors forward CMPT-2016-0001, AT&T Short Hill to a
Business Meeting for further discussion.
OR
4. I move an alternate motion.
ATTACHMENTS:
1.
2.
3.
4.
5.

Findings for Approval
Vicinity Map
Planning Commission Public Hearing Staff Report
April 26, 2016 Public Hearing: Commissioner Questions and Applicant/Staff Responses
Commission Permit Plat (January 22, 2016, as revised through March 29, 2016)

Findings for Approval
1. The general location, character, and extent of the proposed expansion of the
existing telephone transmission utility substation are in substantial accord with
the Comprehensive Plan, specifically, the Rural Economy and Green
Infrastructure policies of the Revised General Plan and will allow the continued
use of an existing communications facility in operation for over fifty years.
2. The general location, character, and extent of the proposed expansion of the
existing telephone transmission utility substation are in substantial accord with
the Countywide Transportation Plan and the Bicycle & Pedestrian Mobility Master
Plan, as the proposed development does not conflict with any existing or planned
CTP roadways, will add minimal trips to the public roadway network and will not
generate the need for transportation improvements.
3. The proposed expansion of the existing telephone transmission utility substation
is in general compliance with the AR-1 (Agricultural-Rural 1) regulations of the
Revised 1993 Zoning Ordinance. The layout shown on the CMPT Plat
demonstrates that the proposed uses can comply with the Additional Regulations
for Utility Substations set forth in Section 5-616 of the Ordinance.
4. The proposed expansion of the existing telephone transmission utility substation
will provide modern, effective and efficient telecommunications infrastructure and
enhance the overall communications network within the County, to the benefit of
area residents, businesses, and governments. The proposed expansion would
mitigate impacts on the County’s residents, nearby land uses, and viewsheds
and would support the objectives of the Strategic Land Use Plan for
Telecommunication Facilities.

Attachment 1

Vicinity Map

Attachment 2

DEPARTMENT OF PLANNING
AND ZONING STAFF REPORT

Date of Hearing: April 26, 2016

PLANNING COMMISSION PUBLIC HEARING
SUBJECT:

CMPT-2016-0001, AT&T Short Hill

ELECTION DISTRICT:

Catoctin / Blue Ridge (all proposed work within Blue Ridge)

CRITICAL ACTION DATE:

Extended to February 9, 2017

STAFF CONTACTS:

Steve Barney, Project Manager, Dept. of Planning & Zoning
Ricky Barker, AICP, Director, Dept. of Planning & Zoning

APPLICANT:

Wayne Barker, Principal Project Manager, Parsons
Environment & Infrastructure Group, Inc.

PURPOSE: The purpose of this application is to consider a Commission Permit for a Utility
Substation, Transmission in the AR-1 (Agricultural-Rural 1) zoning district. When
considering the application, the Planning Commission is asked to determine whether the
general location, character, and extent of the proposed use are in substantial accord with
the Comprehensive Plan.
RECOMMENDATION: Staff supports the Planning Commission’s approval of the
Commission Permit for the following reasons:
1. The general location, character, and extent of the proposed transmission utility
substation are in substantial accord with the Revised General Plan (Plan).
2. Plan policies support the expansion of existing non-agriculturally related commercial
uses in the Rural Policy Area if the use is determined to be compatible in scale and
intensity with the surrounding area, poses no serious threat to public health or safety
and meets applicable performance standards.
3. The proposed transmission utility substation supports the objectives of the Strategic
Land Use Plan for Telecommunication Facilities by providing modern, effective and
efficient telecommunications infrastructure while mitigating impacts on the County’s
residents, nearby land uses, and viewsheds.
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SUGGESTED MOTIONS:
1. I move that the Planning Commission approve CMPT-2016-0001, AT&T Short Hill,
based on the Commission Permit Plat entitled “AT&T Expansion of Existing
Telephone Transmission Utility Substation” prepared by Parsons, dated January 22,
2016, revised through March 29, 2016, with the Findings for Approval in the April 26,
2016 Planning Commission Public Hearing Staff Report and forward it to the Board
of Supervisors for ratification.
OR
2. I move that the Planning Commission forward CMPT-2016-0001, AT&T Short Hill,
to a work session for further discussion.
OR
3. I move that the Planning Commission deny CMPT-2016-0001, AT&T Short Hill,
based on the following Findings for Denial:
____________________________________________________________________
____________________________________________________________________
____________________________________________________________________
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I.

APPLICATION INFORMATION

APPLICANT
Parsons Environment & Infrastructure
Group, Inc.
Wayne Barker, Principal Project Manager
4701 Hedgemore Drive
Charlotte, NC 28209
301-461-0676
wayne.barker@parsons.com

REPRESENTATIVE
Walsh Colucci Lubeley & Walsh, PC
Christine Gleckner, Land Use Planner
1 East Market Street, Ste. 300
Leesburg, VA 20176
571-209-5776
cgleckner@thelandlawyers.com

REQUEST
Parsons Environment & Infrastructure Group, Inc. of Charlotte, North Carolina, has submitted an
application for Commission approval to expand an existing a transmission utility substation. This
request would permit the construction of a 160,000 square foot communications building. The
proposed use is listed as a Permitted use under Section 2-102 pursuant to Section 5-616, and
requires a Commission Permit in accordance with Sections 5-616 and 6-1101.
PARCELS/ACREAGE
Tax Map //7////////59/ (PIN# 477-38-7669)
approximately 15.3 acre portion of an approximately 176.38 acre parcel (138.61 acres assessed)
ACCEPTANCE DATE
LOCATION
February 9, 2016
On the west side of Short Hill Mountain, east of Neersville, on the
east side of Harpers Ferry Road approximately 2.5 miles north of
the intersection with Charles Town Pike (Route 9) and
approximately 4,000 feet south of the intersection with Sagle
Road (Rte 287)
ZONING ORDINANCE
EXISTING ZONING
Revised 1993 Zoning
AR-1 (Agricultural – Rural 1)
Ordinance
Mountainside Development Overlay District (MDOD)
POLICY AREA
PLANNED LAND USE
Rural Policy Area
Rural economy use and limited residential development (1 dwelling
unit /20 acres)

II.

CONTEXT

Location/Site Access – The subject property is located on the west side of Short Hill
Mountain, east of Neersville, on the east side of Harpers Ferry Road approximately 2.5
miles north of the intersection with Charles Town Pike (Route 9) and approximately 4,000
feet south of the intersection with Sagle Road (Rte 287). Site access is proposed via White
Rock Road, a private road within the subject property with a 16’ paved width.
The property is located in both the Blue Ridge Election District and the Catoctin Election
District, as shown in Figure 1. However, all proposed work will be within the Blue Ridge
District. The property’s existing driveway entrance onto Harpers Ferry Road is the only
part of the property located in the Catoctin District.
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Existing Conditions – The subject property is approximately 176.15 acres in size and is
occupied by an existing manned communications facility that has been in operation on the
property since the early 1960s. The site is served by an existing parking area (see Figure
3) and private road. The existing underground facility occupies an approximately 15.3 acre
area of disturbed ground (identified by the Loudoun County soils GIS layer as “made lands”)
near the ridgeline of Short Hill Mountain. The overburden from the grading, excavation and
construction of the facility, which included large amounts of rock, was pushed over the side
of the mountain to create the subject site as well as the roadway leading to the site and the
pad site for the proposed communications building (see Figure 2).
Figure 1. Vicinity Map

CMPT-2016-0001, AT&T Short Hill
Planning Commission Public Hearing
April 26, 2016
Page 5

Figure 2. Existing Site

Figure 3. Existing Parking Area

The property includes areas of moderately steep and very steep slopes which are subject
to the development requirements of Section 5-1508 of the Revised 1993 Zoning Ordinance
(Ordinance).
However, County GIS
Figure 4. Mountainside Development
records indicate that the 15.3 acre
Overlay District
subject site is designated as “made
lands” (soil type MDL as shown on Sheet
4 of the CMPT Plat). As the steep slopes
within the area of proposed development
are not naturally occurring, the site is not
subject to the steep slope regulations of
the Ordinance.
a

The property is also located in the
Mountainside Development Overlay
District (MDOD) and is therefore subject
to the development standards of Section
4-1600 (see Figure 4). A small portion
of the proposed area of clearing and
grading is inside the MDOD (Sensitive
subdistrict).
With the exception of the previously
cleared and graded area at the top of the
site, the property is forested (see
Figures 5 and 7). Disturbed areas on the
western and eastern slopes (i.e. downhill
from the 15.3 acre subject site) are
vegetated and a portion of this slope
area is dominated by invasive tree
species intermixed with native trees. Sheet 8 of the CMPT Plat includes a tree survey
narrative and tree canopy map. The applicant has committed to a long-term plan
(described below) to remove and replace the invasive trees, many of which are dead or in
decline.
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There is no floodplain in the vicinity
of the proposed expansion, and the
County’s Predictive Wetlands
Model does not identify any
wetlands on the property. Staff is
not aware of any archaeological or
historic features at the site.

Figure 5. Aerial Photo of Site

Surrounding
Properties
–
Surrounding properties are zoned
AR-1 (Agricultural-Rural 1) and are
occupied by existing agricultural
and
single-family
detached
residential uses. Several of the
adjacent
properties
are
undeveloped, wooded parcels,
including two adjacent lots owned
by AT&T that are located to the
west of the subject parcel.
Examples of potential uses that
could develop in the AR-1 zoning
district
include
agriculture,
agricultural support services such
as wineries and equestrian
facilities, single-family residential
uses, public and institutional uses
such as religious assembly and
utilities, and commercial uses such
as country inns and camps.
Directions - From Leesburg, take Route 7 west to Route 9 west. Turn right onto
Harpers Ferry Road (Rte. 671). The subject property is on the right, approximately 2.5
miles north of the intersection with Route 9.
Background – The site is occupied by an existing manned, underground facility containing
communications switching equipment. The original facility, constructed in the early 1960s,
was approved in 1963 by the County through a Commission Permit as described below.
Per the applicant, various revisions and upgrades to the equipment on the site have
occurred over the past decade.
CMPT-1962-2157 (also known as CMPT-1962-0003) – On March 26, 1963, the
Planning Commission approved a Commission Permit for the establishment and
operation of a communications facility with conditions of approval requiring the
replanting of the mountainside area and painting of the buildings to mitigate the
visual impact on the surrounding area.
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SPEX-2004-0029 – On March 8, 2005, the Board of Supervisors approved a Special
Exception for construction of a drip irrigation field to upgrade an existing onsite
wastewater treatment system in sensitive and highly sensitive areas of the
Mountainside Development Overlay District (MDOD).
As of March 28, 2016, one member of the public has provided comments about this
application on LOLA. The comments, submitted by an adjacent property owner, addressed
concerns regarding erosion, grading, and groundwater quality.
The applicant hosted a community meeting on March 14, 2016 at the Between the Hills
Community Center to provide information about the proposed development to surrounding
residents and property owners. Issues discussed included lighting, the visibility of the
facility from nearby properties and roads, and traffic.
The application was initially submitted in the form of two special exception applications for
the removal of non-conforming use status (SPEX-2015-0036) and expansion of an existing
telecommunication facility (SPEX-2015-0037). However, Zoning Administration staff
subsequently determined that the proposed land use met the Ordinance definition of “Utility
Substation, Transmission”, which is a permitted use in the AR-1 district. As such, the two
special exception applications were determined to be unnecessary. Because the proposed
160,000 square foot facility was not included in the 1962 Commission Permit application, a
new Commission Permit is required for the expansion of the existing use.

III.

PROPOSAL

Commission Permit – The Applicant is proposing a telephone transmission utility
substation on a 15.3 acre portion of the approximately 176.38 acre parcel. The purpose of
the request is to install modern data transmission and processing equipment to support the
continued operations of the facility. The proposed expansion would entail the construction
of a 160,000 square foot building primarily containing mechanical and electrical equipment
(see Figure 6). The height of the facility will vary from approximately 18’ for the one-story
portion of the building to 35’ for the two-story portion of the building.
Per the applicant, the proposed building will also include a small area for operation and
maintenance staff in addition to ancillary features such as spare parts room, bathrooms,
and a receiving area with a loading dock. The interior of the existing building will also be
upgraded. Sixty employees will work at the facility in three shifts per day, seven days per
week. No changes are proposed to the existing parking area and driveway, which would
continue to serve the site.
Emergency standby generators using diesel fuel would be located on the property. The
applicant has stated that as a result of the location of these generators, noise at the property
line will be minimal if at all detectable.
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Figure 6. Overview of Proposed Development

The new building is proposed to be constructed directly above the existing underground
facility on an area of made lands (or disturbed area) that was created from the grading,
excavation and construction of the original facility. Per the applicant, the development
would not entail substantial additional clearing and grading. Outside of the 15.3 acre
subject site, the remainder of the property would remain as a wooded area.
According to the applicant’s Statement of Justification, the facility will be minimally visible
from Harpers Ferry Road and Mountain Road and is designed to blend into its
surroundings. Lighting will be kept to the minimum required for safety and security. The
applicant proposes to screen the new facility with existing vegetation as well as newly
planted trees and landscaping.

IV.

OUTSTANDING ISSUES

There are no outstanding Staff issues. The application is ready for Planning Commission
action.
The review process for Commission Permits is unique under the Virginia State Code.
Rather than providing a recommendation of approval or disapproval, the Commission takes
action to either approve or deny a CMPT application. Within sixty (60) days after the
Commission has acted or failed to act, the Board of Supervisors (Board) may either ratify
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or overrule the Commission’s decision by a vote of a majority of the membership thereof
(Ordinance Section 6-1104).

V.

POLICY ANALYSIS

Commission Permit (CMPT) Criteria for Approval - Ordinance Section 6-1103(A) 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.”
A.

LAND USE

Analysis – There are no outstanding land use issues. The general location of the proposed
utility substation is in substantial accord with the land use policies of the Plan. The property
is located within the Rural Policy Area and is planned for 1 dwelling unit per 20 acres. Plan
policies support the expansion of existing non-agriculturally related commercial uses, such
as the proposed communications facility, in the Rural Policy Area if the use is determined
to be compatible in scale and intensity with the surrounding area, poses no serious threat
to public health or safety and meets applicable performance standards.
B.

COMPATIBILITY

Analysis – The proposed expansion of the existing AT&T facility will not change the
existing use or function of the facility; however, the proposed construction of the
communications building on the ridgeline of the Short Hill Mountain will have a visual impact
on the surrounding area.
While the existing forest cover may partially screen some views of the proposed
communications facility, the upper portions of the building will be visible from a number of
properties located further downslope in the valleys, as well as from Harpers Ferry Road
(Route 671) and Mountain Road (Route 690).
Staff initially requested that the applicant consider lowering the height of the building to
reduce the potential visual impact of the development. However, per the applicant, the
proposed building height (up to 35’) is the lowest feasible height based on site constraints
and equipment requirements.
To address screening issues, the applicant proposes to supplement existing vegetation
with newly planted trees and landscaping (see Sheet 7 of the CMPT Plat, “Proposed
Landscape Plan”). Additionally, the applicant has committed to applying an irregular block
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pattern of earth tone paint colors to the roof line to better blend with existing forest cover
and the ridgeline of the mountain and to break up the building mass. Building Design Note
1 on Sheet 1 of the CMPT Plat identifies the color scheme for the building.
Photo simulations on Sheets 9-12 of the CMPT Plat show the projected visual impact of
the facility as seen from Harpers Ferry Road (west face) and Mountain Road (east face).
Per the Exterior Lighting notes on Sheet 1 of the CMPT Plat, exterior lighting levels will be
the minimum required for safety and security in order to reduce the visibility of lighting
beyond the property line.
C.

ENVIRONMENTAL AND HERITAGE RESOURCES

Analysis – The general location, character, and extent of the proposed electrical substation
are in substantial accord with the environmental and heritage resource policies of the Plan.
Staff has identified no outstanding environmental, archaeological, or historical resource
issues with this Commission Permit application. The Land Use Pattern and Design Strategy
Policies of the Rural Policy Area of the Plan call for the protection and enhancement of the
County’s steep slopes, ridges, and mountains, and the CMPT Plat depicts a site layout that
does not disturb naturally occurring steep slopes and minimizes impacts to mountainside
areas. The stormwater management strategy for the proposed expansion will include LowImpact Development (LID) methods. The CMPT plat identifies areas for reforestation and
replacement of invasive tree species. The applicant has provided a letter from the Virginia
Department of Historic Resources stating that the agency is unaware of any archaeological
sites on the property.
1. Steep slopes
The property includes areas of moderately steep and steep slopes which are subject
to the development requirements of Section 5-1508 of the Ordinance. However,
County GIS records indicate that the 15.3 acre subject site is designated as “made
lands” (MDL). As the steep slopes within the limits of clearing and grading for the
proposed development are not naturally occurring, the site is not subject to the steep
slope regulations of the Ordinance.
2. Mountainside Areas
The subject site is located on the ridgeline of Short Hill Mountain within the
Mountainside Development Overlay District (MDOD). Mountainsides are highly
sensitive to land disturbance and development, and uncontrolled land disturbance
in these areas could contribute to the loss of prime viewsheds, the destruction of
unique flora and fauna, and increased runoff to downstream rivers and streams
(Revised General Plan, Chapter 5, Mountainside Areas, text). Plan policies call for
minimizing negative environmental impacts and land disturbance in mountainside
areas.
The 15.3 acre subject site was previously cleared and graded, and the new
development proposed within this area will not impact the mountainside. Only a
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small portion of the proposed area of clearing and grading is inside the MDOD, as
shown on Sheets 4 and 5 of the CMPT Plat.
3. Stormwater Management
The applicant has sought to minimize the land disturbing activities on the site by
restricting the building footprint to a previously cleared and graded portion of the
subject site. However, the proposed construction of the building and road network
will create a larger area of impermeable surfaces which could influence stormwater
runoff if not properly managed and controlled onsite. During the review process,
staff recommended that the applicant commit to integrating Low-Impact
Development (LID) practices into the stormwater management strategy. LID
strategies are intended to minimize the volume of surface runoff and reduce
pollutants in order to better protect the integrity and water quality of receiving
streams and water bodies.
A note on Sheet 1 of the CMPT Plat addresses stormwater management and states
that the development will incorporate LID methods such as a combination of
infiltration, bioretention, and rainwater harvesting and will be coordinated with the
Department of Building and Development during site plan review for the facility.
4. Reforestation
Figure 7. Forested Slope
Areas of made land on the slopes
surrounding the 15.3 acre subject site are
dominated by invasive tree species
intermixed with native trees. The applicant
has committed to a long-term Invasive
Plant Mitigation Plan to remove and
replace the invasive trees, and has
agreed that this plan will be reviewed and
approved by the Urban Forester prior to
approval of the first site plan for this facility
(see Sheet 7 of the CMPT Plat). The
applicant will replace invasive trees with native species, and will plant evergreens in
higher percentage in locations where screening is a priority.
5. Noise
The proposed use is not listed in the Ordinance as a land use to which the noise
standards of Section 5-652 apply. However, eight emergency standby 4.0 MW
medium voltage diesel generators and eleven air coolers are depicted on Sheet 5 of
the CMPT Plat. The applicant has added a note to Sheet 1 of the CMPT Plat stating
that the application will comply with the noise standards in Section 5-1507 of the
Ordinance.
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D.

TRANSPORTATION

Analysis – The general location, character, and extent of the proposed utility substation
are in substantial accord with the transportation policies of the 2010 Countywide
Transportation Plan (2010 CTP) and the Bicycle & Pedestrian Mobility Master Plan (2003
Bike & Ped Plan). No traffic study is required for a Commission Permit application. The
proposed utility substation does not conflict with any existing or planned CTP roadways.
The proposed use will add minimal trips to the public roadway network and will not generate
the need for transportation improvements.
White Rock Road is an unpaved, variable-width private driveway located wholly within the
subject property that travels in a north-south direction along the western edge of the site.
The road is maintained by the property owner and provides access to the public road
network via an unsignalized intersection with Harpers Ferry Road. The Applicant does not
propose any change in access from the public roadway network or site entrance, which has
already been constructed. Because White Rock Road is a private driveway, there is no
posted speed limit along this road.
Harpers Ferry Road (VA Route 671) (segment from the Charles Town Pike (VA Route 9)
to Jefferson Pike (US Route 340)) is currently a two-lane undivided (R2) major collector
roadway that travels in a north-south direction west of the subject property. Harpers Ferry
Road is constructed to its ultimate condition per the 2010 CTP. The posted speed limit in
the vicinity of the site is 55 MPH. Per 2014 Virginia Department of Transportation (VDOT)
estimates, Harpers Ferry Road carries approximately 2,400 vehicles per day in the vicinity
of the site.
The 2003 Bike & Ped Plan categorizes this section of Harpers Ferry Road in the Rural
Policy Area as a “Baseline Connecting Road” along which bicycle and pedestrian facilities
are envisioned. However, Appendix 6 of the 2010 CTP also notes that sidewalks will
typically not be provided along rural road sections such as this segment of Harpers Ferry
Road. Currently, there are no bicycle and pedestrian facilities constructed on either side of
Harpers Ferry Road in the vicinity of White Rock Road.
The Applicant does not propose any change in access from the public roadway network or
the White Rock Road driveway entrance, which has already been constructed. However,
the Applicant needs to ensure that the access to White Rock Road from Harpers Ferry
Road is constructed to current VDOT commercial entrance standards.

E.

PUBLIC UTILITIES/PUBLIC SAFETY

Analysis – There are no outstanding public utilities issues. The utility substation is a
manned facility and requires the provision of water and sewer. Sixty employees will work
at the facility (three shifts per day).
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The following table below summarizes how this application addresses public utilities, fire
and rescue services, fire and rescue contributions, and public safety.
Table 1. Public Utilities and Public Safety.

Condition
or Note

Water and Sewer – The property is currently served by an existing well and septic
area. The existing well will continue to be the source of water for the site, and a
proposed septic drainfield expansion area is shown on the CMPT Plat.
Fire & Rescue Service - The Loudoun Heights Fire and Rescue Station (#26)
would serve the subject property with an approximate response time of six
minutes.

Not an
issue.

VI.

Not an
issue.

ZONING ANALYSIS

Analysis – There are no outstanding zoning issues. The application is in general
compliance with the requirements of the Ordinance for the AR-1 zoning district wherein a
Utility Substation, Transmission is permitted by right, subject to the performance standards
of Section 5-616 of the Ordinance. Section 5-616 requires that the substation be located
on a lot of one acre in size or greater, that the substation receive Commission approval,
and that the substation has a minimum Type 4 Buffer Yard. The proposed substation meets
these criteria as the subject property is approximately 176.38 acres in size (138.61 acres
assessed), this application is for Commission approval, and a minimum Type 4 Buffer
(existing vegetation with supplemental plantings) will be provided around the site.

VII.

FINDINGS FOR APPROVAL

1. The general location, character, and extent of the proposed expansion of the existing
telephone transmission utility substation are in substantial accord with the
Comprehensive Plan, specifically, the Rural Economy and Green Infrastructure
policies of the Revised General Plan and will allow the continued use of an existing
communications facility in operation for over fifty years.
2. The general location, character, and extent of the proposed expansion of the existing
telephone transmission utility substation are in substantial accord with the
Countywide Transportation Plan and the Bicycle & Pedestrian Mobility Master Plan,
as the proposed development does not conflict with any existing or planned CTP
roadways, will add minimal trips to the public roadway network and will not generate
the need for transportation improvements.
3. The proposed expansion of the existing telephone transmission utility substation is
in general compliance with the AR-1 (Agricultural-Rural 1) regulations of the Revised
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1993 Zoning Ordinance. The layout shown on the CMPT Plat demonstrates that the
proposed uses can comply with the Additional Regulations for Utility Substations set
forth in Section 5-616 of the Ordinance.
4. The proposed expansion of the existing telephone transmission utility substation will
provide modern, effective and efficient telecommunications infrastructure and
enhance the overall communications network within the County, to the benefit of
area residents, businesses, and governments. The proposed expansion would
mitigate impacts on the County’s residents, nearby land uses, and viewsheds and
would support the objectives of the Strategic Land Use Plan for Telecommunication
Facilities.

VII.

ATTACHMENTS

PAGE
NUMBER

1 Review Agency Comments
1a Planning & Zoning, Comprehensive Planning
A-1
1b Planning & Zoning, Zoning Administration
A-12
1c DTCI, Transportation Planning & Operations Division
A-11
1d Department of Building and Development, Urban Forester
A-18
1e Department of Building and Development, Natural Resources Division
A-34
1f Department of Fire, Rescue and Emergency Management
A-37
1g Virginia Department of Transportation
A-38
1h Health Department
A-39
2 Applicant’s Statement of Justification
A-41
3 CMPT Plat (03-XX-16)
A-45
*This Staff Report with attachments (file name PCPH STAFF REPORT 04-26-16.PDF) can be
viewed online on the Loudoun Online Land Applications System (LOLA) at www.loudoun.gov.
Paper copies are also available in the Department of Planning and Zoning.

County of Loudoun
Department of Planning and Zoning
MEMORANDUM
DATE:

November 25, 2015

TO:

File: SPEX 2015-0036 and SPEX 2015-0037

FROM:

Pat Giglio, Planner III, Community Planning

SUBJECT: SPEX 2015-0036 AT&T Removal of Non-Conforming Status
SPEX 2015-0037 AT&T Telecommunication Expansion
EXECUTIVE SUMMARY
The Applicant, AT&T of Virginia, has submitted an application for a special
exception to expand the existing telecommunications facility use on the 176.15
subject property located on Short Hill Mountain, west of Neersville. The
application would to permit the construction of a 161,000 square foot
communications building to house modern data transmission and processing
equipment on the 15.3 acre subject site to support the continued operation of the
facility which was approved and constructed in the early 1960s. The property is
zoned AR-1(Agricultural Rural-1) and is located in the Mountainside
Development Overlay District (MDOD). The area is governed by the policies of
the Revised General Plan and is located within the Rural Policy Area. Plan
policies support the expansion of existing non-agriculturally related commercial
uses, such as the proposed communications facility, in the Rural Policy Area by
Special Exception subject to performance standards to ensure compatibility with
the rural land use pattern.
Community Planning staff has reviewed the submitted materials and finds the
application lacks sufficient detail to fully evaluate the application’s conformance
with the policies of the Revised General Plan. Community Planning staff is
unable to recommend approval of the Special Exception application at this time
and requests additional information and commitments pertaining to building
design, mitigation of visual impacts, landscape buffering, reforestation and tree
conservation, mountainside protection, and stormwater management to evaluate
and demonstrate the applications conformance with Plan policies.
BACKGROUND
The approximately 176.15 acres subject property is located on the east side of
Harper’s Ferry Road (Route 671), north of Neersville on Short Hill Mountain at
12355 White Rock Road. The subject property is occupied by an existing
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manned communications facility that has been in operation on the property since
1960s. The existing underground facility occupies an approximately 15.3 acres
area of made land on the ridge of Short Hill Mountain. The overburden from the
grading, excavation and construction of the facility, which included large amounts
of rock, was pushed over the side of the mountain to create the made lands
which includes the roadway leading to the subject site and the current pad site
for the proposed communications building.
The application proposes
to add a one-story,
161,000
square foot
communications building
to house modern data
transmission
and
processing equipment to
support the continued
operation of the facility.
The
proposed
communications building
will be located on a
relatively flat graded area
proximate to the existing
manned communications
facility. The previously
constructed road access,
driveway and parking areas located to the west of the proposed communications
building will be used by the employees of the expanded facility. It is anticipated
that sixty employees covering three shifts will work at the expanded facility.
The applicant has requested to use the existing forest cover to screen and buffer
the proposed communications building, however, much of the forest cover
located on the made slopes surrounding the site is either in poor health or
comprised of invasive species such as Ailanthus. While the existing forest cover
may partially screen some views of the proposed communications facility, the
upper portions of the building will be visible from a number of properties located
further downslope in the valleys, as well as from Harper’s Ferry Road (Route
671) and Mountain Road (Route 690); which are designated Virginia Byways.
The subject property is zoned AR-1 (Agriculture Rural-1) and is governed under
the provisions of the Revised 1993 Zoning Ordinance. The subject site is located
on the ridge line of Short Hill Mountain within the Mountainside Development
Overlay District (MDOD). A review of County GIS records indicates that the 15.5
acre subject site is designated as made lands (MDL) and as such is not subject
to the steep slope regulations of the Zoning Ordinance. No archeological or
historic resources were identified on the subject site.
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COMPREHENSIVE PLAN CONFORMANCE
The Revised General Plan places the property within the northern tier of the
Rural Policy Area. The area is planned for rural economy uses and limited
residential development at a density of 1 dwelling unit per 20 acres (Revised
General Plan, Chapter 7, Land Use Pattern and Design Strategy Policies, Policy
3).
LAND USE
The existing AT&T facility on the subject site was approved by the County
through a Commission Permit (CMPT 1962-2157) on April 17, 1962 for the
establishment and operation of a communications facility, that was later
reaffirmed on March 26, 1963 with conditions of approval requiring the replanting
of the mountainside area and painting of the buildings to mitigate the visual
impact on the surrounding area. A Special Exception, (SPEX 2004-0029 AT&T
Facility) was approved by the County on March 8, 2005 to repair/replace the
existing sewage treatment and wastewater disposal system for the facility which
included the installation of drip irrigation system in Mountainside Overlay District
(MDOD). The current Special Exception request would permit the construction of
a one-story, 161,000 square foot communications building to house modern data
transmission and processing equipment to support the continued operation of the
facility.
The policies of the Revised General Plan support the expansion of existing nonagriculturally related commercial uses, such as the proposed communications
facility, in the Rural Policy Area by Special Exception if the use is determined to
be compatible in scale and intensity with the surrounding area, poses no serious
threat to public health or safety and meet applicable performance standards
(Revised General Plan, Chapter 7, Rural Economy Policies, Policies 14 and 16).
The existing communications facility and the proposed communications building
are one component of a larger network of infrastructure that provides
telecommunications service to the County, the region and the government. The
County has identified the provision of reliable wireless telecommunications and
broadband service as critical infrastructure for the development and support of
businesses and the daily activities of residents in the County.
Analysis
The County’s land use policies support the expansion of existing nonagriculturally related commercial uses, such as the proposed
communications facility, in the Rural Policy Area by Special Exception
subject to performance standards. Further evaluation of the overall
compatibility of the proposed use and potential environmental impacts are
needed to evaluate the application’s conformance with the policies of the
Revised General Plan.
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COMPATIBILITY
The policies of the Revised General Plan support the establishment of business
uses in the Rural Policy Area that are compatible in scale, use, and intensity with
the dominant rural land use pattern, preserve the rural character of the
landscape, and promote opportunities for the expansion of the County’s rural
economic as well as environmental goals (Revised General Plan, Chapter 7,
Rural Economy Policies, Policies 2 and 3). The Plan specifies that these rural
businesses should meet “established performance criteria, including traffic
capacity limits, employee limits, site design standards (i.e. buffering, use
intensity, siting, architectural features) and pose no threat to public health, safety
and welfare” to ensure their compatibility with the character of the surrounding
rural area (Revised General Plan, Chapter 7, Land Use Pattern and Design
Strategy Policies, Policy 6, p.7-8).
The expansion of the existing AT&T facility with the construction of the proposed
one-story, 161,000 square foot communications building will not change the
existing use or function of the facility and will not require an increase in the
number of employees. All the existing internal road network, parking areas, water
and wastewater infrastructure currently on the property will be utilized to support
the proposed communications building and expanded operations of the facility.
While the operational scale and intensity of the use on the subject property
remains unchanged, the proposed construction of the one-story communications
building on the ridgeline of the Short Hill Mountain will have a visual impact on
the surrounding area.
Plan policies call for the visual impact of commercial public telecommunication
facilities to be mitigated so as to blend with the natural and built environment of
the surrounding area (Telecommunications Plan, Design Standards, Countywide
Visual Impact, Policy 1). Specifically the Plan call for the use of appropriate color,
texture of materials, topography, scale of buildings, landscaping and visual
screening to mitigate the visual impact of commercial public telecommunication
facilities (Telecommunications Plan, Design Standards, Countywide Visual
Impacts, Policy 3). The applicant in their statement of justification has committed
to painting the proposed building a “soft tone coloring”, maintaining the existing
perimeter forest cover and providing additional plantings to fill gaps in the
existing vegetation. The application includes a drawing of the footprint of the
proposed communications building but does not provide any information on the
materials, design or height of the building. The applicant has submitted photo
simulations, depicting views of the proposed communications building from
locations on Harper’s Ferry Road (Route (671) and Mountain Road (Route 690)
on the valley floor to illustrate the potential visual impact on surrounding
properties (Sheet 8 & 9).
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Staff has reviewed the submitted drawings and photo simulations and requests
additional information from the applicant describing the design and color scheme
for the proposed communications building to ensure it blends with the
surrounding forest cover and landscape. Staff recommends that the roof height of
the proposed communications building be the lowest possible to minimize the
silhouette of the building on the ridgeline and that the building be painted in a
non-reflective matte dark brown or black/green color to blend with surrounding
forest cover. Also opportunities exist for reforestation with supplemental planting
of native species in and around the proposed communications facility on the
made slopes that comprise the subject site which could also provide additional
screening to soften views of the proposed building from views in the valleys. The
existing forest areas on the made slopes should also be designated as tree
conservation areas (TCAs) and conditions should be developed to ensure the
protection and long term maintenance of these trees as a permanent landscape
buffer.
Analysis
The proposed expansion of the existing AT&T facility will not change the
existing use or function of the facility, however the proposed construction
of the one-story communications building on the ridgeline of the Short Hill
Mountain will have a visual impact on the surrounding area.
Staff recommends that the roof height of the proposed communications
building be the lowest possible or the building be imbedded into slope to
minimize the silhouette of the building on the ridgeline and that the
building be painted in a non-reflective matte dark brown or black/green
color to blend with surrounding forest cover.
Staff recommends that the area in and around the proposed
communications facility on the made slopes that comprise the subject site
be reforested with supplemental planting of native species to provide
additional screening to soften views of the proposed building from views in
the valleys. Staff recommends that these existing forested areas on the
made slopes also be designated as tree conservation areas (TCAs) and that
conditions be developed to ensure the protection and long term
maintenance of these trees as a permanent landscape buffer.
MOUNTAINSIDE AREAS
The County’s mountains and mountainside areas contribute to its beauty, quality
of life, and geologic uniqueness, and are valued by both residents and visitors
(Revised General Plan, Chapter 5, Mountainside Areas, text). Mountainsides are
highly sensitive to land disturbance and development, and uncontrolled land
disturbance in these areas could contribute to the loss of prime viewsheds, the
destruction of unique flora and fauna, and increased runoff to downstream rivers
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and streams (Revised General Plan, Chapter 5, Mountainside Areas, text). Plan
policies call for using performance standards and regulation to minimize negative
environmental impacts and land disturbance in mountainside areas, and
encourage mountainside areas to be placed under permanent open space
easement (Revised General Plan, Chapter 5, Mountainside Areas, Policies 3 and
4). The subject site is located on the ridgeline of Short Hill Mountain, and as
such, special care and consideration should be taken when developing the site in
order to avoid and mitigate potential environmental impacts in conformance with
Plan policies.
Analysis
The subject site is located on the ridgeline of Short Hill Mountain in an area
designated by the County as the Mountainside Development Overlay
District (MDOD). Staff defers to the Department of Building and
Development for further review of the proposed construction plans within
the MDOD for conformance with the County environmental policies and
requirements.
STORMWATER MANAGEMENT
Plan policies call for appropriate standards to protect natural streams and
drainages from the harmful effects of increased stormwater volume and velocity
resulting from development (Revised General Plan, Chapter 5, Surface Water
Policies, Policy 5). The County encourages new developments to incorporate low
impact development (LID) techniques which integrate hydrologically functional
designs that minimize the volume of surface water run-off and reduces pollutants
to better protect the integrity and water quality of the receiving streams and
water bodies (Revised General Plan, Chapter 5, Surface Water Policies, Policy
17). LID uses natural vegetation and small-scale treatment systems to treat and
infiltrate rainfall close to the source. LID's goal is to mimic a site's
predevelopment hydrology by using design techniques that infiltrate, filter, store,
evaporate, and detain stormwater runoff. LID locates water quality measures at
the closest possible proximity to proposed impervious areas (Revised General
Plan, Chapter 5, Surface Water Policies, Policy 2).
The County recognizes that soil erosion and deposits of sediment from
stormwater run-off is the single largest contributor to degradation of stream water
quality and loss of aquatic habitat. The subject site drains to Piney Run,
Duthman’s Creek and the Catoctin Creek watershed via Milltown Creek. All three
streams have suboptimal habitat data points identified by the 2009 Countywide
Stream Assessment Project downstream of the subject site.
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The application has sought to
minimize the land disturbing
activities on the site by restricting
the building footprint to a
previously cleared and graded
portion of the subject site on made
lands. However, the proposed
construction of the building and
road network will create a larger
area of impermeable surfaces
which could influence stormwater
run-off if not properly managed
and
controlled
onsite.
The
submitted drawings do not provide
any information on the proposed
stormwater management facilities
for the subject site.

View North of Subject Site

Analysis
The application does not provide any information on the proposed
stormwater management facilities for the subject site. Staff recommends
the applicant commit to integrating low impact development (LID)
practices, such as water quality swales, bioretention facilities/rain gardens,
sheet flow to vegetative buffers, or any alternative LID practice acceptable
to the Department of Building and Development to minimize the volume of
surface water run-off on the subject site. Staff recommends the Applicant
coordinate with the Department of Building and Development to determine
what types of Stormwater Management/Best Management Practices
(SWM/BMPs) may be required on the subject site and what types of LID
techniques may be appropriate.
RECOMMENDATIONS
Community Planning staff is unable to recommend approval of the Special
Exception application at this time and requests additional information and
commitments pertaining to building design, mitigation of visual impacts,
landscape buffering, reforestation and tree conservation, mountainside
protection, and stormwater management to fully evaluate and demonstrate the
applications conformance with policies of the Revised General Plan.
Staff would be happy to meet with the applicant to discuss any comments or
questions.
Cc:

Ricky W. Barker, AICP, Director, Planning and Zoning- via email
John Merrithew, AICP, Assistant Director, Planning and Zoning- via email

County of Loudoun
Department of Planning and Zoning
MEMORANDUM
DATE:

February 29, 2016

TO:

Steve Barney, Project Manager, Land Use Review

FROM:

Pat Giglio, Planner III, Community Planning

SUBJECT: CMPT 2016-0001 AT&T Short Hill, 2nd Referral
BACKGROUND
The Applicant, AT&T of Virginia, had submitted an application for a Special
Exception (SPEX 2015-0036 & SPEX 2015-0037) to expand the existing
communications facility use on the 176.15 acre subject property located on Short
Hill Mountain, west of Neersville that has operated on the site since the early
1960s.
Since the submission of the application and completion of first referral comments,
County Zoning Administration Staff has determined that the proposed use on the
subject property is defined as a “Utility Substation Transmission” in the Revised
1993 Loudoun County Zoning Ordinance which is listed as a permitted use in the
AR-1 zoning district and therefore Special Exception approval is not required for
the use. However, it was also determined that the previously approved
Commission Permit (CMPT 1962-2157) for the existing AT&T facility on the
subject property did not consider the 161,000 square foot one-story aboveground facility proposed with the current application, and as such a Commission
Permit is required for the proposed expansion of the telephone transmission
utility substation.
The applicant has responded to Community Planning’s first referral comments
dated November 25, 2015 and has amended the application to request
Commission Permit (CMPT) approval for the proposed expansion of the
telephone transmission utility substation use on the subject property.
In the first referral Community Planning Staff had requested additional
information and commitments pertaining to building design, mitigation of visual
impacts, landscape buffering, reforestation and tree conservation, mountainside
protection, and stormwater management to evaluate the application’s
conformance with Plan policies.
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Building Design/Visual Impact. The applicant in response to first referral
comments has confirmed that the proposed one-story building height (35’) is the
lowest possible and has provided photo-simulations of the building painted with a
block pattern of earth tone colors with a lighter color near the roof to better blend
with the surrounding forest cover and sky to break up the mass of the building
(Sheet 9-12). The photo-simulations illustrate how the building may appear from
various vantage points in the surrounding valleys. Based on the photosimulations it appears that the lighter paint color near the roof line is silhouetted
above and through the existing tree line and does not achieve the desired
camouflaging effect for the building.
1. The applicant may consider eliminating the lighter paint color and extend the
irregular block pattern of earth tone paint colors to the roof line to better blend
with existing forest cover and the ridgeline of the mountain.
2. The applicant may consider including a plat note to avoid confusion in the
future describing the proposed earth tone color palette and blocked paint
scheme for the building.
Landscaping/Environmental: In response to first referral comments the revised
application includes a proposed landscape plan (Sheet 7) depicting areas for
replanting and reforestation with native tree species to include deciduous and
evergreen trees along the slopes surrounding the existing communications
facility and proximate to the proposed one-story building. The plat notes include a
list of native tree plantings which will be utilized on the site and specify that a
higher percentage of evergreen trees shall be used where screening is a priority.
The plat notes on the proposed landscape plan also describe an invasive species
mitigation plan for the subject site, but only identifies a long narrow area
adjoining the existing parking lot where invasive species are to be controlled. The
applicant should consider an invasive species mitigation plan and replanting plan
for all the made lands which comprise the subject site where invasive species are
most prevalent. Elimination of invasive species and replanting with native species
will ensure the long term sustainability of the forest cover on the subject site.
1. The proposed use of native species is supported by environmental policies of
the Plan and the landscape plan as presented will aid in softening views of
the proposed one-story building.
2. The applicant may consider an invasive species mitigation plan and
replanting plan for all the made lands to ensure the long term sustainability of
the forest cover on the subject site.
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3. The applicant has committed to a stormwater management plan that includes
low impact development (LID) practices and a lighting plan that eliminates
unnecessary and intrusive light trespass in conformance with the
environmental policies of the Plan (Sheet 1).
RECOMMENDATION
Community Planning Staff finds the general location, character, and extent of the
proposed expansion of the existing telephone transmission utility substation use
on the subject property is in conformance with the Comprehensive Plan and
supports approval of the Commission Permit.
Cc: Ricky W. Barker, AICP, Director, Planning and Zoning-via email
Chris Garcia, AICP, Program Manager Community Planning, Planning and Zoning-via email

COUNTY OF LOUDOUN
DEPARTMENT OF PLANNING AND ZONING
MEMORANDUM

DATE:

December 11, 2015

TO:

Pat Giglio, Project Manager

FROM:

Brian Fish, Planner, Zoning Administration

CC:

Mark Stultz, Zoning Administrator

CASE NUMBER AND NAME:

SPEX-2015-0036, AT&T Removal of Nonconforming Use
SPEX-2015-0037, AT&T Telecommunication Expansion

TAX/MAP PARCEL NUMBER:

//7////////59/

MCPI:

477-38-7669

The subject property contains 138.61 acres and is zoned Agricultural Rural - 1 (AR-1) under the
Revised 1993 Loudoun County Zoning Ordinance (“Zoning Ordinance”). A large portion of the
property is within the Mountainside Development Overlay District (MDOD) and is subject to the
additional development standards and restrictions contained in Section 4-1600 of the Ordinance. The
property also contains large areas of very steep and moderately steep slopes that are subject to the
additional development standards and restrictions contained in Section 5-1508 of the Ordinance.
The subject applications propose the expansion of an existing telecommunications facility on the subject
property. At the time the use was established the property was subject to the 1959 Loudoun County
Zoning Ordinance (“1959 Ordinance”). Pursuant to the Use Table of the 1959 Ordinance, Public utility,
whether publicly or privately owned, is a use permitted only with an approved Commission Permit.
The existing facility received Commission Permit approvals on April 17, 1962, and March 26, 1963.
On June 21, 1972, the 1972 Loudoun County Zoning Ordinance (“1972 Ordinance”) became effective
and the 1959 Ordinance was repealed. Pursuant to Section 602.3.11 of the 1972 Ordinance, structures
and uses required for the operation of a public utility except uses involving extensive storage or storage
as a primary purpose are only permitted with an approved special exception. However, Article 8 of the
1972 Ordinance, which deals with non-conformities, states in Section 806 that “any use which is
permissible as a special exception in a district under the terms of this ordinance shall not be deemed a
non-conforming use in such district, but shall without further action be considered a conforming use.”
The existing telecommunications use on the subject property was therefore considered to be a
conforming use at that time.

SPEX-2013-0040, SPMI-2013-0010 and CMPT-2013-0015
Page 2 of 3

The current Zoning Ordinance became effective on January 6, 2003. The subject property is within the
AR-1 zoning district. Pursuant to Table 2-102 of the Zoning Ordinance, telecommunications antenna,
telecommunications monopole, and telecommunications transmission tower are uses which are only
permitted within the AR-1 zoning district with an approved special exception. However, pursuant to
Section 1-103(F)(3) of the Zoning Ordinance, any lawfully existing use which shall become a special
exception use in the district in which it is located shall be deemed to have special exception approval.
Expansion of such use shall require a new special exception approval. Therefore, an existing
telecommunications use on the property would be deemed to have special exception approval and
would not be a non-conforming use; therefore, no special exception is necessary to remove any
nonconformity. However, a special exception is still required for any expansion of the existing use.
Staff has reviewed the Statement of Justification (SOJ), dated October 6, 2015, and Special Exception
Plat, dated August 27, 2015, and revised through October 5, 2015, and offers the following comments:
I.

CRITICAL ISSUE – STATUS OF EXISTING USE:
The Zoning Ordinance defines Telecommunications Use and/or Structure as “a use provided
by or a structure utilized by a public service utility or commercial public telecommunications
service under the jurisdiction of the Virginia State Corporation Commission and/or licensed
by the Federal Communications Commission to provide commercial public
telecommunications services. A telecommunications structure may include a tower,
monopole, antenna hub site, and other antenna support structure or equipment buildings.
Telecommunications use and/or structure does not include non-commercial applications,
such as amateur radio operations. Telecommunications use and/or structure does not include
those uses or structures that are accessory to and solely used by an individual business.”
There does not appear to be any monopole or antenna remaining on the subject property. If
the telecommunications use has been discontinued for a period of two years or more, the
special exception approval is no longer valid and the use may not be re-established without
the approval of a new special exception. The Applicant should provide additional
information regarding the status of the existing use and explain more clearly how it meets the
definition of Telecommunications Use and/or Structure.
The Zoning Ordinance defines Data Center as “a facility used primarily for the storage,
management, processing, and transmission of digital data, which houses computer and/or
network equipment, systems, servers, appliances and other associated components related to
digital data operations. Such facility may also include air handlers, power generators, water
cooling and storage facilities, utility substations, and other associated utility infrastructure to
support sustained operations at a data center.” The facilities proposed with this application
appear to be a Data Center rather than a Telecommunications Use and/or Structure. A Data
Center is not a permitted use in the AR-1 zoning district. The Applicant should provide
additional information regarding the proposed facility and explain how it is a
Telecommunications Use rather than a Data Center.
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II.

STEEP SLOPE STANDARDS - SECTION 5-1508
The subject property contains large areas of steep slopes that are subject to the Steep Slope
Standards contained in Section 5-1508 of the Zoning Ordinance. All land development
applications and land disturbing activities on any parcel of land which includes within its
boundaries very steep slope areas must comply with the Facilities Standards Manual and the
standards contained in Section 5-1508(E) of the Zoning Ordinance.

III.

MOUNTAINSIDE DEVELOPMENT OVERLAY DISTRICT
The subject property contains large areas of highly sensitive and sensitive mountainsides that
are within the Mountainside Development Overlay District and are subject to the development
standards contained in Section 4-1600 of the Zoning Ordinance.

IV.

BUFFERING AND SCREENING
Buffering and Screening are required pursuant to Section 5-1400 of the Zoning Ordinance.
Type 4 Buffer Yards are required on all side of the proposed use. The Applicant states that the
facility will be screened with existing vegetation as well as supplemental plantings. While there
is sufficient existing vegetation on the site to fulfill the Buffer Yard requirements, staff is
concerned that the location of the proposed facility on top of the ridge will make effective
screening of the structure challenging. The Applicant should provide additional information
regarding landscaping plans and supplemental plantings to demonstrate how they will provide
effective screening of the proposed facility.

V.

SPECIAL EXCEPTION ISSUES FOR CONSIDERATION
Section 6-1309.
(1)

Whether the proposed minor special exception / special exception is consistent with the
Comprehensive Plan. Zoning defers to Community Planning in the Department of
Planning regarding this issue.

(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. All use of the proposed
facilities will be subject to the Noise Standards contained in Section 5-1507 of the
Ordinance. All lighting on the property will be subject to the Light and Glare Standards
contained in Section 5-1504 of the Ordinance.

(3)

Whether the proposed use is compatible with other existing or proposed uses in the
neighborhood, and on adjacent parcels. Properties adjacent to the subject property are
agricultural and residential with single-family detached dwellings.

(4)

Whether the proposed special exception adequately protects and mitigates impacts on the
environmental or natural features including, but not limited to, wildlife habitat,

SPEX-2013-0040, SPMI-2013-0010 and CMPT-2013-0015
Page 4 of 3

vegetation, wetlands, water quality including groundwater), air quality, topographic,
scenic, archaeological or historic features, and agricultural and forestal lands. The
Statement of Justification submitted by the Applicant states that there are no archeological,
historic, or agricultural features on the site. The Applicant states that the site of the
proposed facilities is an already disturbed portion of the property and that the facility is
designed to mitigate environmental issues.
(5)

Whether the proposed special exception at the specified location will contribute to or
promote the welfare or convenience of the public.

(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 Statement of Justification submitted
by the Applicant states that the property is served by on-site water and wastewater utilities,
and generates minimal traffic.

County of Loudoun
Department of Transportation and Capital Infrastructure
MEMORANDUM
DATE:

November 18, 2015

TO:

Kate McConnell, AICP, Project Manager
Department of Planning and Zoning

FROM:

Marc Dreyfuss, Transportation Planner
DTCI, Transportation Planning & Operations Division

SUBJECT: SPEX 2015-0036 – AT&T Removal of Non-Conforming Use
SPEX 2015-0037 – AT&T Telecommunication Expansion
First Referral
Background
These Special Exception (SPEX) applications propose to remove the non-conforming use status
of an existing telecommunications facility and allow the expansion of an existing
telecommunications facility. The 15.3-acre site is a portion of a deeded 176.83-acre (138.61acres assessed) parcel located along White Rock Road, a private road located within the subject
property that joins the public road network at Harpers Ferry Road (VA Route 671) more than two
miles to the south of the SPEX area. The subject property is zoned AR-1 (Agricultural Reserve
– 1) under the Revised 1993 Zoning Ordinance. Access to the site exists via White Rock Road
which connects the site to the public roadway network via an unsignalized intersection with
Harpers Ferry Road. The Applicant does not propose any changes to the public road network
in these applications. 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 October 16, 2015,
including: (1) an Information Sheet, dated October 16, 2015; (2) a Statement of Justification
prepared by the Applicant, dated October 6, 2015; (3) a Traffic Statement prepared by Walsh
Colucci Lubeley Emrich & Walsh, PC, dated August 28, 2015; (4) Email correspondence
between Walsh, Colucci, Lubeley, Emrich, & Walsh, PC and DTCI Staff, which confirmed County
acceptance of the submitted Traffic Statement, dated September 1, 2015; and (6) a Special
Exception Plat prepared by Parsons, dated August 27, 2015.
Compliance with the Countywide Transportation Plan
The subject property lies within the Rural Policy Area. The transportation network is specifically
governed by the policies of the Countywide Transportation Plan (2010 CTP) and the Bicycle &
Pedestrian Mobility Master Plan (2003 Bike & Ped Plan).

DTCI’s assessment of the transportation network is based on review of existing, planned and
programmed transportation facilities, review of the Applicant’s Traffic Statement, and applicable
County policies.
Existing, Planned and Programmed Transportation Facilities
The site is located on the east side of White Rock Road, approximately 2.2 miles north of Harpers
Ferry Road. Roadways serving the site are described below. Descriptions for planned
conditions of CTP roads are taken from Appendix 1 of the 2010 CTP; descriptions of planned
bicycle and pedestrian facilities on CTP roads are taken from Appendix 6 of the 2010 CTP and
the 2003 Bike & Ped Plan.
White Rock Road is an unpaved, variable-width private driveway located wholly within the
subject property that travels in a north-south direction along the western edge of the site. The
road is maintained by the property owner and provides access to the public road network via an
unsignalized intersection with Harpers Ferry Road. The Applicant does not propose any change
in access from the public roadway network or site entrance, which has already been constructed.
There is no posted speed limit along White Rock Road as it is a private driveway.
Harpers Ferry Road (VA Route 671) (segment from the Charles Town Pike (VA Route 9) to
Jefferson Pike (US Route 340)) is currently a two-lane undivided (R2) major collector roadway
that travels in a north-south direction west of the subject property. Harpers Ferry Road is
constructed to its ultimate condition per the 2010 CTP. The Applicant does not propose any
change in access from the public roadway network or the White Rock Road driveway entrance,
which has already been constructed. The posted speed limit in the vicinity of the site is 55 MPH.
Per 2014 VDOT estimates, Harpers Ferry Road carries approximately 2,400 vehicles per day in
the vicinity of the site.
The 2003 Bike & Ped Plan categorizes this section of Harpers Ferry Road in the Rural Policy
Area as a “Baseline Connecting Road” along which bicycle and pedestrian facilities are
envisioned. However, Appendix 6 of the 2010 CTP also notes that sidewalks will typically not
be provided along rural road sections such as this segment of Harpers Ferry Road. Currently,
there are no bicycle and pedestrian facilities constructed on either side of Harpers Ferry Road
in the vicinity of White Rock Road.
Review of Applicant’s Trip Generation Memorandum
The Applicant submitted a Traffic Statement, which is provided as Attachment 2. This describes
the existing and proposed telecommunications facilities trip generation and impacts to nearby
roadways. Trips to the site are anticipated not to exceed 120 trips per day, with 45 trips during
the AM Peak Hour, 45 trips during the PM Peak Hour, and 30 trips during off-peak hours. As
such, the Applicant does not anticipate a significant increase in traffic volumes generated by the
proposed development.
Transportation Comments and Recommendations
DTCI staff reviewed the Applicant’s submitted materials, and has the following comments:

1. DTCI has evaluated the Applicant’s Traffic Statement and trip generation rates for the
proposed development and finds that the traffic impacts from the expanded facility to be
minimal and that improvements to the public roadway network are not necessary with this
proposal.
2. The Applicant needs to ensure that the access to White Rock Road from Harpers Ferry Road
is constructed to current VDOT commercial entrance standards. DTCI defers to VDOT for
review and further comment on these standards.
Conclusion
DTCI has no objection to approval of these applications.
ATTACHMENTS
1. Site Vicinity Map
2. Traffic Statement for AT&T Special Exception for Expansion of an Existing
Telecommunications Facility
cc:

Kathleen Leidich, Assistant Director, DTCI
Lou Mosurak, Senior Coordinator, DTCI

SPEX 2015-0020 – AT&T Removal of Non-Conforming Use
SPEX 2015-0021 – AT&T Telecommunication Expansion

ATTACHMENT 1

ATTACHMENT 2

County of Loudoun
Department of Transportation and Capital Infrastructure
MEMORANDUM
DATE:

March 1, 2016

TO:

Steve Barney, Project Manager
Department of Planning and Zoning

FROM:

Marc Dreyfuss, Transportation Planner
DTCI, Transportation Planning & Operations Division

SUBJECT:

CMPT 2016-0001 – AT&T Short Hill
First Referral

Background
This Commission Permit (CMPT) application seeks to determine whether the location, character,
and extent of a proposed telecommunications facility expansion are in substantial conformance
with the Comprehensive Plan. The 3.7-acre expansion site, when added to the existing facility,
would create a 15.3-acre telecommunications site on a portion of a deeded 176.83-acre (138.61acres assessed) parcel. The site is located along White Rock Road, a private road located within
the subject property that joins the public road network at Harpers Ferry Road (VA Route 671)
more than two miles to the south of the existing telecommunications facility. The subject property
is zoned AR-1 (Agricultural Reserve – 1) under the Revised 1993 Zoning Ordinance. Access to
the site exists via White Rock Road which connects the site to the public roadway network via
an unsignalized intersection with Harpers Ferry Road. The Applicant does not propose any
changes to the public road network with this application. A vicinity map is provided as
Attachment 1.
Department of Transportation and Capital Infrastructure (DTCI) review of this application is
based on materials received from the Department of Planning and Zoning on February 10, 2016,
including: (1) an Information Sheet, dated February 9, 2016; (2) a Statement of Justification
prepared by the Applicant, dated February 5, 2016; (3) A Response Letter to DTCI Comments
from SPEX 2015-0036 and SPEX 2015-0037 prepared by Walsh, Colucci, Lubeley, and Walsh,
PC, dated February 5, 2016; and (4) a Commission Permit Plat prepared by Parsons, dated
January 22, 2016 and revised through January 29, 2016.
Compliance with the Countywide Transportation Plan
The subject property lies within the Rural Policy Area. The transportation network is specifically
governed by the policies of the Countywide Transportation Plan (2010 CTP) and the Bicycle &
Pedestrian Mobility Master Plan (2003 Bike & Ped Plan).

CMPT 2016-0001 – AT&T Short Hill
DTCI First Referral Comments
March 1, 2016
Page 2

DTCI’s assessment of the transportation network is based on review of existing, planned and
programmed transportation facilities, review of the Applicant’s Traffic Statement, and applicable
County policies.
Existing, Planned and Programmed Transportation Facilities
The site is located on the east side of White Rock Road, approximately 2.2 miles north of Harpers
Ferry Road. Roadways serving the site are described below. Descriptions for planned
conditions of CTP roads are taken from Appendix 1 of the 2010 CTP; descriptions of planned
bicycle and pedestrian facilities on CTP roads are taken from Appendix 6 of the 2010 CTP and
the 2003 Bike & Ped Plan.
White Rock Road is an unpaved, variable-width private driveway located wholly within the
subject property that travels in a north-south direction along the western edge of the site. The
road is maintained by the property owner and provides access to the public road network via an
unsignalized intersection with Harpers Ferry Road. The Applicant does not propose any change
in access from the public roadway network or site entrance, which has already been constructed.
There is no posted speed limit along White Rock Road as it is a private driveway.
Harpers Ferry Road (VA Route 671) (segment from the Charles Town Pike (VA Route 9) to
Jefferson Pike (US Route 340)) is currently a two-lane undivided (R2) major collector roadway
that travels in a north-south direction west of the subject property. Harpers Ferry Road is
constructed to its ultimate condition per the 2010 CTP. The Applicant does not propose any
change in access from the public roadway network or the White Rock Road driveway entrance,
which has already been constructed. The posted speed limit in the vicinity of the site is 55 MPH.
Per 2014 VDOT estimates, Harpers Ferry Road carries approximately 2,400 vehicles per day in
the vicinity of the site.
The 2003 Bike & Ped Plan categorizes this section of Harpers Ferry Road in the Rural Policy
Area as a “Baseline Connecting Road” along which bicycle and pedestrian facilities are
envisioned. However, Appendix 6 of the 2010 CTP also notes that sidewalks will typically not
be provided along rural road sections such as this segment of Harpers Ferry Road. Currently,
there are no bicycle and pedestrian facilities constructed on either side of Harpers Ferry Road
in the vicinity of White Rock Road.
Transportation Comments and Recommendations
DTCI previously provided comment on this proposed expansion as part of a special exception
application (SPEX 2015-0037). That special exception application has been superseded by this
commission permit application. Staff comments from the first DTCI referral for SPEX 2015-0037
(November 18, 2015), as well as the Applicant’s responses (quoted directly from its February 5,
2016 response letter), and comment statuses are included below, along with an additional new
comment specific to the commission permit application.
1. Initial Staff Comment (SPEX 2015-0037, November 18, 2015): DTCI has evaluated the
Applicant’s Traffic Statement and trip generation rates for the proposed development and
finds that the traffic impacts from the expanded facility to be minimal and that improvements
to the public roadway network are not necessary with this proposal.

CMPT 2016-0001 – AT&T Short Hill
DTCI First Referral Comments
March 1, 2016
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Applicant’s Response (February 5, 2016): The Applicant concurs with the DTCI analysis.
Comment Status: DTCI notes that no traffic study is required for a Commission Permit
application. It is noted that the proposed use, as a telecommunications facility, will
add minimal trips to the public roadway network. Comment addressed.
2. Initial Staff Comment (SPEX 2015-0037, November 18, 2015): The Applicant needs to
ensure that the access to White Rock Road from Harpers Ferry Road is constructed to
current VDOT commercial entrance standards. DTCI defers to VDOT for review and further
comment on these standards.
Applicant’s Response (February 5, 2016): The Applicant has contacted VDOT, which is in
the process of reviewing White Rock Road for conformance to current standards.
Modifications will be made if necessary based on their evaluation.
Comment Status: DTCI again defers to VDOT for review and further comment.
New Comment
3. DTCI notes that the proposed telecommunications facility expansion does not conflict with
any existing or planned roadways shown on the 2010 CTP.
Conclusion
As proposed with this submission, DTCI could support approval of this application.
ATTACHMENT
1. Site Vicinity Map
cc:

Kathleen Leidich, Assistant Director, DTCI
Lou Mosurak, Senior Coordinator, DTCI

CMPT 2016-0001 – AT&T Short Hill

ATTACHMENT 1

Attachment 1d

COUNTY OF LOUDOUN
DEPARTMENT OF BUILDING AND DEVELOPMENT
MEMORANDUM
DATE:

March 1, 2016

TO:

Steve Barney, Project Manager, Department of Planning & Zoning

FROM:

John Zuiker, County Urban Forester

SUBJECT:

AT&T Short Hill, CMPT 2016-0001

The following urban forestry comments were generated from my review of the plan provided to
me on February 9, 2016.
Sheet 7 of 12
1.

The legend and sheet shows “proposed plant” areas however this symbol is used on other
sheets to depict sensitive slopes. Clarify what this legend identification represents.

2.

There appears to be symbols for tree and shrub plantings in the upper left corner of this
sheet but there is nothing identifying what they represent. Clarify what these symbols
represent and provide a note committing to the installation of these plantings.

3.

There are references to areas to be “replanted, proposed plantings, infill plantings and
reforestation” but no description of how this is to be accomplished is provided. Clarify
what is meant by each planting area and how they will be implemented; sizes, types,
density, etc.

4.

Soil tests are shown for the reforestation infill areas only however the area where
evergreen trees will be planted, near the parking lot, should also be tested to ensure the
plant survival. Recommend including this area for soil testing.

5.

There is a commitment to an invasive plant mitigation plan however the only area
identified on the plan for implementation of this plan is the one area near the existing
parking lot. Clarify and provide commitment as to the areas that will be covered under the
invasive plant mitigation plan.

JHZ/

COUNTY OF LOUDOUN
DEPARTMENT OF BUILDING AND DEVELOPMENT
MEMORANDUM

DATE:

March 11, 2016

TO:

Steve Barney, Project Manager, Department of Planning & Zoning

FROM:

John Zuiker, County Urban Forester

SUBJECT:

AT&T Short Hill, CMPT 2016-0001

I have reviewed the recent plan submitted, with revised comments dated March 7, 2016, for
AT&T Short Hill. All urban forestry comments have been satisfactorily addressed. There are no
urban forestry review comments for this plan submission.
JHZ/

COUNTY OF LOUDOUN
DEPT. OF BUILDING AND DEVELOPMENT
MEMORANDUM

DATE:

December 4, 2015

TO:

Pat Giglio, Project Manager

FROM:

Ryan Reed, Natural Resources Team Leader / County Soil Scientist

SUBJECT:

AT&T Telecommunication Expansion (SPEX-2015-0036 & SPEX-2015-0037)

The County is in receipt of the Special Exception application for the above stated project. The
review is based on the standards set forth in Sections 4-1600, 5-1508, and 6-1300 of the
Loudoun County Zoning Ordinance (ZO), and the Facility Standards Manual (FSM). Per review
the County has the following comments:
1) Show all existing conditions including the existing road from south of the parking
area that changes direction and heads northeast towards the proposed building
area.
2) Illustrate existing drainfield area, sewer lines and associated tree conservation area
pursuant to SPEX-2004-0029.
3) Per discussion in the field on 11/132015, due to unknown depth or characterization
of the fill material throughout the proposed construction site, staff, as a courtesy
suggested the applicant ensure, when retaining a consultant to provide the required
geotechnical investigation and report, the following items be addressed: a) areas of
fill exceeding 25% slopes be addressed specifically when subject to any stormwater
discharge, overland or concentrated flow, or increased velocities and b) if and where
infiltration is proposed, global stability analysis of saturated conditions within the
zone of influence be evaluated. (ZO 6-1310(G),(N) & FSM 6.150.A.2, 6.152.J.1)
4) Coordinate with the County Urban Forester to address appropriate plantings that will
supplement and succeed the existing vegetative coverage in the existing perimeters
of the project for providing landscaping, screening and buffering as well as slope
stabilization. (ZO 6-1310(F)&(G))

COUNTY OF LOUDOUN
DEPT. OF BUILDING AND DEVELOPMENT
MEMORANDUM

DATE:

March 2, 2016

TO:

Steve Barney, Project Manager

FROM:

Ryan Reed, Natural Resources Team Leader / County Soil Scientist

SUBJECT:

CMPT-2016-0001 – AT&T Short Hill; 2nd Referral

The County is in receipt of the Commission Permit application for the above stated project. The
review is based on the standards set forth in Sections 4-1600 and 5-1508 of the Loudoun
County Zoning Ordinance (ZO), and the Facility Standards Manual (FSM). Per review the
County has the following comments:

1) Illustrate the existing tree conservation area pursuant to SPEX-2004-0029.
2) Sheet CMPT-4. Correct the Mountainside Development Overlay District (MDOD)
designation to reflect that the area of soil mapping unit 50C is “Sensitive MDOD”
instead of partially “Highly Sensitive MDOD.” (Preliminary Soils Report 10/10/2006).
3) Sheet CMPT-4. Clarify the proposed ultimate limits of clearing and grading, including
if necessary the “expansion drainfield.” 4-1606.A.3. Additionally, identify the line with
the triangles that encroaches into soil mapping unit 50D.
4) Recommendation: Sheet CMPT-1. Revise Storm Water Management note #1 to
indicate that infiltration may be proposed provided the suitability is field verified by
the County Soil Scientist prior to final design.
5) Recommendation: Sheet CMPT-1. Storm Water Management note #1 consider
other innovative stormwater best management practices including, but not limited to
vegetated roofs on portions of the project, rooftop disconnection, rainwater
harvesting / reuse, etc.

COUNTY OF LOUDOUN
DEPT. OF BUILDING AND DEVELOPMENT
MEMORANDUM

DATE:

March 21, 2016

TO:

Steve Barney, Project Manager

FROM:

Ryan Reed, Natural Resources Team Leader / County Soil Scientist

SUBJECT:

CMPT-2016-0001 – AT&T Short Hill; 3rd Referral

The County is in receipt of the Commission Permit application for the above stated project. The
review is based on the standards set forth in Sections 4-1600 and 5-1508 of the Loudoun
County Zoning Ordinance (ZO), and the Facility Standards Manual (FSM). Per review the
County has the following comments:
1) Limits of clearing and grading, addressing comment #3 from the Natural Resources
Team March 2, 2016 comments, illustrates proposed land disturbing activity within
soils mapping unit 50D. Only those limited areas of soil mapping unit 50D that were
cleared previously for the existing fence are “sensitive” Mountainside Development
Overlay District (MDOD) areas, and the remainder is “highly sensitive.” Adjust limits
of clearing and grading to avoid “highly sensitive” MDOD or a Special Exception will
be required.
However, the illustration of the soils map and MDOD delineations appears to be
skewed. When ensuring that no land disturbing activity is within the wooded areas of
soil mapping unit 50D, staff recommends that the projection of the individual layers
are correct.

Loudoun County, Virginia
Department of Fire, Rescue and Emergency Management
801 Sycolin Road, Suite 200 Leesburg, VA 20175
Phone 703-777-0333 Fax 703-771-5359

Memorandum
To:
From:
Date:
Subject:

Kate McConnell, Project Manager
Maria Figueroa Taylor, Fire-Rescue Planner
November 17, 2015
SPEX 2015-0036 AT&T Removal of non-conforming use
SPEX 2015-0037 AT&T Telecommunication expansion

Thank you for the opportunity to review the above captioned applications. The
Fire and Rescue Planning Staff has no comments.
The Fire-Rescue GIS and Mapping coordinator offered the following information
regarding estimated response times:
PIN

Loudoun Heights, Station 26
Travel Time

477-38-7669

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 and seconds. For the approximate response time two minutes is added for
turnout time.
Approximate Response Time for
Loudoun Heights, Station 26
6 minutes

If you have any questions or need additional information, please contact me at 703777-0333.

c:

Project file

DEPARTMENT OF TRANSPORTATION
4975 Alliance Drive
Fairfax, VA 22030

CHARLES A. KILPATRICK, P.E.
COMMISSIONER

November 30, 2015

Kate McConnell, AICP
County of Loudoun
Department of Building and Development
1 Harrison Street, S.E.
P.O. Box 7000 – MSC #60A
Leesburg, Virginia 20177-7000
Re:

AT&T Removal of Non-Conforming Use and Telecommunication Expansion
Loudoun County Application Number: SPEX 2015-0036 and SPEX 2015-0037

Dear Ms. McConnell:
We have reviewed the above application as requested in your October 19, 2015 transmittal (received
October 20, 2015).
We have no objection to approval of this application.
If you have any questions, please call me at (703) 259-3259 to discuss.
Sincerely,

Clyde A. Wallace
Clyde A. Wallace, P.E.
Engineer

cc:

Antonios R. Estafanous, P.E.

Attachment 1g

November 18, 2015

MEMORANDUM TO:

Kate McConnell, AICP, Project Manager

FROM:

Joshua Hepner
Environmental Health Specialist, Sr.
Division of Environmental Health

MSC # 60A
MSC #68

SUBJECT:

SPEX-2015-0036 – AT&T Removal of Non-Conforming Use
SPEX-2015-0037 – AT&T Telecommunication Expansion

PIN:

477-38-7669

This Department reviewed the plat prepared by Parsons Environmental & Infrastructure Group, Inc., dated
8/27/2015, and recommends approval of the proposal with the following comments:
For all future referrals regarding this project, the wells and sewage disposal systems are to have their
appropriate GIS mapping identification number added. Prior to receiving recommendation for a building permit,
any applicable documentation/engineering regarding the increased load on the existing sewage disposal
system, and any associated sewage disposal system expansion, construction or repair applications for permits
must be submitted to the Loudoun County Health Department for review and approval.
If further information or clarification on the above project is required, please contact Joshua Hepner at 703771-5814.

STATEMENT OF JUSTIFICATION
CMPT-2016-0001, AT&T
Commission Permit for the
Expansion of Existing Telephone Transmission Utility Substation
Loudoun County PIN #477-38-7669
February 5, 2016
Revised March 29, 2016

I. Introduction
Parsons Environment and Infrastructure Group, Inc. is requesting approval of a
commission permit in accordance with Zoning Ordinance Section 6-1101 (A) of the Revised
1993 Loudoun County Zoning Ordinance on Loudoun County PIN #477-38-7669 for the
expansion of an existing telephone transmission utility substation owned and operated by AT&T.
The metes and bounds description in the deed for the property indicates that the property
contains 176.38 acres. AT&T also owns three additional contiguous parcels for a total
landholding of approximately 230 acres.
The property is zoned AR-1, Agricultural Rural-1 under Section 2-100 of the Zoning
Ordinance and MDOD, Mountainside Development Overlay District under Section 4-1600 of the
Zoning Ordinance. The property is located north of the Charles Town Pike (Route 9) on the east
side of Harpers Ferry Road (Route 671) at 12355 White Rock Road, Purcellville, Virginia. The
property is located within the Rural Policy Area under the Revised General Plan. The property is
surrounded by similarly-zoned residential and vacant properties.
The Subject Property presently houses a “central office” switching facility, which in the
telecommunications industry, refers to the facility containing the switching equipment. The
original facility, which was constructed in the early 1960’s, consisted of microwave relay dishes
and a building with the associated “central office” switching equipment providing telephone
transmission services. The facility received commission permit approval in in 1962, which was
the only approval required under the 1959 Zoning Ordinance in effect at the time. In the last
decade, various revisions and upgrades to the equipment have occurred, including the removal of
the microwave dishes.
To support the ongoing functionality of the central office in the digital age, AT&T is
planning to install modern telephone transmission and processing equipment to support the
continued operation of the central office, which will continue to be connected to the telephone
transmission grid. In support of this modernization, a new equipment building approximately
160,000 square feet in size will be constructed on the property. This building will primarily
enclose mechanical and electrical equipment with a small area for the operation and maintenance
staff along with such ancillary features as spare parts rooms, bathrooms, and a receiving area

AT&T
Statement of Justification
Page 2 of 4

with loading dock for receiving equipment and supplies to support facility operation and
maintenance. In addition, the interior of the existing building will be updated to house modern
telephone transmission and processing equipment and the staff to operate it. Emergency standby
generators will be located on the property that will use diesel fuel. Sixty employees will work at
the facility covering three shifts each day, seven days a week.
II.

Commission Permit

Pursuant to Zoning Ordinance Section 6-1101, “No…public utility 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 and
approved by the Planning Commission as being substantially in accord with the adopted
Comprehensive Plan.” Furthermore, Zoning Ordinance Section 6-1103 (A) states that “[T]he
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.”
The following outlines how the proposed expansion of the existing telephone utility substation is
“substantially in accord with the adopted Comprehensive Plan.”
A. Land Use: The property is located in the Rural Policy Area which supports the
expansion of existing non-agriculturally related commercial uses, if the use and
proposed expansion is compatible with neighboring uses and poses no threat to public
health or safety.
Compatibility: The Strategic Land Use Plan for Telecommunication Facilities
supports such facilities in the rural area provided the facility is able “…to blend with
the natural and built environment of the surrounding area.” The visual impact of the
facility design should be assessed for “…the setting, color, lighting, topography,
materials and architecture.” The policies also recommend that “…these structures
should blend in with the surrounding environment through the use of appropriate
color, texture of materials, topography, scale of buildings, landscaping and visual
screening.” (Policies II.B.1, 2 and 3) The AT&T facility will locate in an area on the
ridge that has already been cleared and graded, which will result in minimal impact to
the environment with its location using only 15 acres of a 230-acre parcel of land and
is situated among existing mature trees. Additional landscaping and screening will be
provided to fill in gaps where existing vegetation will not screen the building. The
building and siting is designed to minimize its impact on the scenic features. The
building itself is designed to blend in with its surroundings, using a mixture of brown
and green shades to blend in with the surrounding landscape as shown on the
accompanying plans, and lighting only necessary for safety and security. The facility
will be minimally visible from both Harpers Ferry Road and Mountain Road and will
be screened with existing vegetation as well as newly planted trees and landscaping.
The accompanying plans contain images portraying the minimal visual impact the
facility will have on the landscape and its minimal visibility from the public roads.

AT&T
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The proposed expansion of the existing facility will not generate any additional noise
that would have a negative impact the uses in the immediate area. The facility does
require the use of back-up generators for power generation, but their location in the
center of the 230-acre landholding means that the noise level at the property line will
be minimal if at all detectable. No glare or other emissions will result from the
proposed facility.
The landholding is surrounded by vacant land and rural residential properties. The
nearest residential structures to the proposed facility are all approximately a half mile
away.
Green Infrastructure: The existing facility is located near the top of the ridge in an
area that previously was cleared and graded to support the telephone transmission
utility substation and its equipment. The expansion is proposed to locate in the
vicinity of the existing facilities in a relatively level area near the crest of the
mountain, and therefore, should not entail substantial additional clearing and grading.
The existing road access, driveway and parking areas will be used for the expanded
facility. The developed area of the 176-acre parcel consists of only 15.3 acres or less
than ten percent of the parcel land area. The remainder of the property will remain
wooded in its natural state.
The property is located on the west side of Short Hill Mountain with portions zoned
Mountainside Development Overlay District (MDOD) and portions containing steep
slopes. The facility is designed to mitigate these environmentally sensitive areas
through its design and adherence to the performance criteria.
The stormwater management plan for the property will include low impact
development (LID) practices using a combination of infiltration, bioretention and
reclamation.
The expansion area is located in the already disturbed 15-acre portion of the property,
and therefore will not affect wildlife habitat or wetlands. Air quality will not be
affected and water quality will be addressed through the stormwater management
requirements.
B. Transportation Impacts: With a maximum of 60 employees distributed over three
shifts daily, seven days a week, the traffic impacts will be minimal. The existing
White Rock Road will continue to provide access to the property. The traffic
generated from the facility is minimal, and the public roads serving the property are
sufficient for the traffic at this site. Given its location, pedestrian access is not
appropriate.

AT&T
Statement of Justification
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V. Conclusion
The proposed expansion of the existing AT&T telephone transmission utility substation
will provide updated and expanded facilities that will allow the applicant to continue to
serve the telephone communications needs of Loudoun County and the region in addition
to the government. The proposed expansion will allow the facility to be upgraded to
current technology, thereby improving the services provided to AT&T customers. The
proposed expansion is substantially in accord with the Revised General Plan and will
allow the applicant to provide the space needed to update the facility with up-to-date
technology. Since the expansion will occur within the already disturbed areas of the
property, the proposal's impact on the undeveloped areas of the property and on
neighboring properties will be minimal. The commission permit will allow the expansion
of an existing telephone transmission utility substation in the rural area that will continue
operating in a manner compatible with the surrounding area, given its location within a
large wooded parcel and minimal visibility from outside of the site

L0210503.DOC

Attachment 3

Christine Gleckner, AICP
Land Use Planner
(571) 209-5776
cgleckner@thelandlawyers.com

March 29, 2016

Via E-Mail Only

Steve Barney, Planner
Loudoun County Department of Planning and Zoning
Re: CMPT-2016-0001, AT&T
Referral Response letter
Dear Steve:
This letter provides responses to the latest round of referral comments.
I.

1.

MARCH 2, 2016 PROJECT MANAGER E-MAIL CORRESPONDENCE
In the Comment Response Letter or in a revised Statement of Justification, please respond to the following
questions:
a)

Please provide general specifications for the generators.

Response: The standby generators are 4.0 MW medium voltage diesel generators.
b)

How many staff currently work at the site?

Response: Currently the only staff working at the site are working on the site preparations for the equipment
upgrade and building expansion. Only one full-time AT&T employee currently is assigned to the site.
c)

What is the applicant’s proposed timeline to begin and complete construction?

Response: The applicant plans to submit the site plan application shortly after receiving the commission
permit approval and starting construction upon receiving site plan and building permit approvals. The
construction timeline is approximately 18-24 months.
2.

On Sheet 1 of the plat, in Note 5, please add the approval date for SPAM-2015-0028 (10/16/15). Please
also add CMPT-1962-2157 (approved 4/17/62).

Response: These dates have been added to the plan.
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3.

On Sheet 7 of the plat, Note 2 outlines the proposed Invasive Plant Mitigation Plan but does not provide a
timeframe for the development of this plan. Accordingly, staff recommends revising the last sentence of
this note to read, “Developed plan shall be reviewed by the Urban Forester prior to approval of the first
site plan for this facility.”

Response: The time frame for the invasive plant mitigation plan will be determined in coordination with the
county urban forester and will be included with the site plan application submittal.
4.

On at least one plat sheet, please label the features identified in the graphic.

Response: The features are labeled on sheets 4 and 5 of the plan.
II.

MARCH 11, 2016 COUNTY URBAN FORESTER MEMO

I have reviewed the recent plan submitted, with revised comments dated March 7, 2016, for AT&T Short Hill. All
urban forestry comments have been satisfactorily addressed. There are no urban forestry review comments for this
plan submission.
Response: Comment Acknowledged.
III.

MARCH 18, 2016 COMMUNITY PLANNING E-MAIL CORRESPONDENCE

Community Planning staff has reviewed the most recent submission and notes that the applicant has eliminated the
sky blue color proposed near the roof line of the proposed building (sheets 9-12 revised 03/07/16) to better blend
with forest cover, however, a plat note has not been included describing the proposed color palette and/or block
paint scheme as recommended by staff. The applicant in a subsequent conversation with Community Planning staff
on March 17, 2016 has committed to adding a plat note describing the varied blocked paint scheme and a color
palette consisting of earth tone colors as depicted in the illustratives. Also in response to comments by county staff,
the applicant has expanded the area for the long term invasive plant mitigation plan to include the made lands on
the property. Community Planning staff has no additional comments and supports approval of the Commission
Permit application.
Response: The note staff requested has been added to Building Design Note 1 on sheet 1of the revised plan.
IV.

March 21, 2016 NATURAL RESOURCES TEAM LEADER MEMO

The County is in receipt of the Commission Permit application for the above stated project. The review is based on
the standards set forth in Sections 4-1600 and 5-1508 of the Loudoun County Zoning Ordinance (ZO), and the
Facility Standards Manual (FSM). Per review the County has the following comments:
1) Limits of clearing and grading, addressing comment #3 from the Natural Resources Team March 2,
2016 comments, illustrates proposed land disturbing activity within soils mapping unit 50D. Only
those limited areas of soil mapping unit 50D that were cleared previously for the existing fence are
“sensitive” Mountainside Development Overlay District (MDOD) areas, and the remainder is “highly
sensitive.” Adjust limits of clearing and grading to avoid “highly sensitive” MDOD or a Special
Exception will be required.
However, the illustration of the soils map and MDOD delineations appears to be skewed. When
ensuring that no land disturbing activity is within the wooded areas of soil mapping unit 50D, staff
recommends that the projection of the individual layers are correct.

{L0233876.DOCX / 1 response letter 03292016 008861 000002}2

Response: The plan has been revised to remove land disturbing activities within soils mapping unit 50D.
Additionally, the soils map and MDOD delineations have been adjusted to conform to Loudoun County
mapping data.

V.

MARCH 22, 2016 PROJECT MANAGER E-MAIL CORRESPONDENCE

In addition to the attached comments from the referral agencies, Department of Planning & Zoning staff also
recommends the following in order to facilitate the review of this application by the Planning Commission:
1.

On Sheet 1, under “Building Design”, please correct the application number.

Response: The plan has been corrected as requested by staff.
2.

On Sheet 5, the Air Cooler labels no longer appear to be aligned with the features being labeled. Please
revise.

Response: The plan has been corrected as requested by staff.
3.

On Sheet 6, the line type for limits of clearing and grading is not readily distinguishable from the line
type for watershed boundaries. Please change the line type for watershed boundaries.

Response: The plan has been corrected as requested by staff.
4.

Sheets 1, 5, and 7 of the plat identify the proposed building square footage as 160,000; however, the
Statement of Justification identifies the square footage as approximately 161,000. Please reconcile the
two figures by changing either the figure on the plat or the figure in the Statement of Justification.

Response: The statement of justification has been revised to match the plan.
5.

Please address questions identified in 3/15/16 email from Steve Barney (attached).

Response: These questions have been addressed in the previous response in this letter.
6.

Please address the following comments from the Department of Building and Development
Environmental Review Team:
a.

Sheets 4 and 6 still show the limits of clearing and grading within the forested Highly Sensitive
MDOD Mapping Unit 50D. As previously stated, any work within Highly Sensitive MDOD
Mapping Unit 50D may require a special exception per Section 4-1603(A) of the Revised 1993
Zoning Ordinance. Staff defers to the County Soil Scientist regarding the status of these areas
within the MDOD and whether or not the proposed disturbances are permitted (if needed).

Response: The limits of clearing and grading have been revised to remain outside of the Highly Sensitive
areas of the MDOD. Therefore, no special exception is needed.
b.

Staff continues to recommend that a note be added to the plat indicating that the application will
comply with the noise standard in Section 5-1507 of the Revised Zoning Ordinance in regard to
the proposed generators and air coolers.

Response: The note has been added to sheet 1 of the plan as recommended by staff.
c.

Staff notes that the applicant states the water balance report will be submitted prior to the site
plan application submission. Staff recommends that a note be added to the plat indicating that the
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water balance report will be submitted to the County for review concurrent with the first site plan
application.
Response: The note requested by staff has been added as Water and Sewer note on sheet 1 of the plan.
Please contact me if you need any additional information to prepare for the April 26, 2016 planning commission
public hearing.

Sincerely,
WALSH, COLUCCI, LUBELEY & WALSH, P.C.

Christine Gleckner, AICP
Land Use Planner
Cc:

Robert Erickson, AT&T
John Magyar, Parsons
Mike Fleming, Parsons
Andrew A. Painter, Walsh, Colucci, Lubeley and Walsh
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AT&T Short Hill, CMPT-2016-0001
April 26, 2016 Public Hearing
Planning Commission Questions and Applicant / Staff Responses
During the public hearing for the AT&T Short Hill Commission Permit application, Planning
Commission members asked several questions to which the applicant or staff responded. The
questions and responses are summarized below.
Commissioner question: Would any upgrades to the site’s electrical service would be
necessary?
Applicant response: Power lines at site would be upgraded but no additional lines to the
site will be added.
Commissioner question: Would it be possible to add a plat note stating that there will be
no additional utility poles?
Applicant response: Yes, a note could be added stating that there will be no additional
poles serving the site.
Commissioner question: What is the size of the building footprint?
Staff response: Approximately 95,000 square feet; a portion of the building contains two
stories.
Commissioner question: Would it be more appropriate to provide deciduous trees instead
of making evergreen trees a priority, in order to make the plantings more consistent with
existing landscape?
Applicant response: The proposed landscape would be a combination of evergreen and
deciduous trees. The landscaping shown on the plat is conceptual and can be adjusted as
needed.
Commissioner question: How was the nature of the land use determined? Aren’t these
types of facilities typically significantly smaller?
Staff response: The facility would primarily serve as part of regional grid system and
involves switching of telephone signals. This matches the Zoning Ordinance definition of
“Utility Substation, Transmission.” The use determination was based on information
provided by the applicant. Also, the Zoning Ordinance definition of “Utility” states that
data equipment is permitted as an accessory use.
Commissioner question: In upgrading the electrical service, will the poles be converted to
metal poles and/or be replaced with larger or taller poles?
Applicant response: The same poles will be used.
Commissioner question: Will there be lighting on the building?
Applicant response: Yes, but solely for safety purposes. Lighting will not be located on
the roof or the top portion of the building.

Attachment 4

Commissioner question: Did the applicant consider locating the building partially
underground or designing it as a one-story building?
Applicant response: The building was sized to contain large equipment. The amount of
added square footage that would be required in order to locate all elements on one floor
would expand the building footprint and require additional disturbed area. To locate the
building partially underground would require a considerable amount of re-evaluation of
the site engineering.
Commissioner question: What was the outreach program?
Applicant response: To advertise the March 14 community meeting, letters were sent to
adjacent property owners and to the Between the Hills Community Association.
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