
County of Loudoun 

Department of Planning and Zoning 

MEMORANDUM 

 

DATE: April 7, 2017 

TO: Loudoun County Planning Commission 

FROM: Rick Hancock, Project Manager 

 Ricky Barker, AICP, Director 

SUBJECT: April 13, 2017 - Planning Commission Work Session  

 CMPT-2016-0004 & SPMI-2016-0012, Poland Road Substation  

BACKGROUND 

The purpose of these applications is for Commission Permit (CMPT) approval for a utility 

substation (electric power distribution) on a 4.57-acre property located on the south side of John 

Mosby Highway midway between Poland Road and Tall Cedars Parkway in the CLI (Commercial 

Light Industrial) zoning district and a Minor Special Exception (SPMI) to modify the rear and side 

buffer yards for a utility substation. The SPMI application is not subject to consideration by the 

Planning Commission (Commission) but included here for the Commission’s reference. 

The Planning Commission (Commission) held a public hearing on this application on February 

28, 2017. There was one public speaker, a neighboring property owner, who was critical of the site 

location along John Mosby Highway and concerned with its impact upon his business.  

During the original staff review leading up to the public hearing, staff identified two outstanding 

issues: site access and buffering. The property is accessed directly from John Mosby Highway, 

which the Countywide Transportation Plan (2010 CTP) schedules to become a limited access 

highway. Staff concluded future road access shown on the CMPT plat was inconsistent with the 

2010 CTP and that an alternate means of access would be necessary to comply with the Revised 

General Plan (RGP). Buffering of the site includes reducing the buffer width along the southern 

and western boundaries (25 feet to 15 feet). Staff concluded that the Applicant had not provided 

sufficient justification to reduce these buffer widths. Although SPMI applications are not subject 

to consideration by the Planning Commission and are instead directed to the Board of Supervisors 

for determination, reviewing the SPMI plat is within the purview of the Planning Commission to 

make a determination regarding the substation’s general location, character, and extent in 

accordance with the RGP.  

At the public hearing, the Commission questioned the applicant on characteristics of the substation, 

transmission lines entering the site, and the backbone infrastructure. The Applicant agreed to 

provide a masonry wall around the majority of the site, especially where visible from John Mosby 

Highway, and to provide two possible locations for interparcel access should access from John 
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Mosby Highway be eliminated.. The Commission voted (9-0) to forward the applications to a 

future work session for further discussion. 

There are no public comments regarding the subject applications on Loudoun Online Land 

Application System (LOLA). Since the Commission public hearing, staff met with the neighboring 

business owners to the northeast and northwest, Dominion Power, and Loudoun Water to discuss 

sewer line easements crossing the site. Otherwise, Staff has received no comments regarding this 

application from the public. Documents associated with this application can be viewed online on 

LOLA at www.loudoun.gov/lola; search “CMPT-2016-0004.”  

UPDATES 

The Applicant provided a detailed response to comments and questions that were raised at the 

public hearing (Attachment 4). 

The CMPT plat was updated to include a 12-foot tall wall, two potential locations for interparcel 

access, and revised notes concerning the potential closure of access from John Mosby Highway. 

The revisions address Staff concerns to meet the requirements of the 2010 CTP and increase 

buffering to adjacent uses and along John Mosby Highway. 

STAFF RECOMMENDATION 

Based on the revisions provided by the Applicant, Staff can support the Planning Commission’s 

approval of the Commission Permit for the following reasons:  

1. The general location, character, and extent of the proposed Utility Substation, Distribution are 

in substantial accord with the Comprehensive Plan. 

2. The 12-foot wall increases buffering along John Mosby Highway. 

3. The proposal complies with the 2010 Countywide Transportation Plan for John Mosby 

Highway to become a limited access highway. 

The CMPT application is ready for action. 

SUGGESTED MOTIONS 

1. I move that the Planning Commission approve CMPT-2016-0004, Poland Road Substation, 

based on the Commission Permit plan set entitled “Proposed Poland Road Substation” 

prepared by Dominion, dated August 15, 2016, revised through March 1, 2017, based on the 

Findings for Approval in the April 13, 2017 Planning Commission Work Session 

Memorandum and forward it to the Board of Supervisors for ratification. 

OR 

2. I move that the Planning Commission forward CMPT-2016-0004, Poland Road Substation, to 

a work session for further discussion. 

http://www.loudoun.gov/lola
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OR 

3. I move an alternate motion. 

ATTACHMENTS 

1. Findings for Approval 

2. Vicinity Map 

3. CMPT and SPMI Plat (03-01-17) 

4. Applicant’s Response to Questions Raised at the Planning Commission Public Hearing 

February 28, 2017. 


