
Date of Hearing: February 10, 2021 

#7 
BOARD OF SUPERVISORS 

PUBLIC HEARING 
STAFF REPORT 

SUBJECT: CMPT-2020-0006 & SPEX-2020-0023, Milestone Tower – 
Gardenia Drive 

ELECTION DISTRICT: Blue Ridge 

CRITICAL ACTION DATE: February 12, 2021 (Commission Permit) 
March 2, 2021 (Special Exception) 

STAFF CONTACTS: Marshall Brown, AICP, Project Manager, Planning and Zoning 
Alaina Ray, AICP, Director, Planning and Zoning 

APPLICANT: Len Forkas, Milestone Tower Limited Partnership IV 
Ernest Brown, Loudoun County Department of General 
Services 

PURPOSE: To consider applications to allow a lattice telecommunications tower with a 
lightning rod totaling 199 feet in height (195-foot tall tower with four-foot lightning rod) and 
associated equipment compound in the Planned Development – Housing 3 (PD-H3) Zoning 
District and a Special Exception (SPEX) to allow the telecommunications tower and 
associated equipment compound as an accessory use to a Fire and Rescue Station. 

RECOMMENDATIONS: 

Planning Commission: At the Planning Commission (Commission) Public Hearing on December 
14, 2020, the Commission forwarded (6-3: Barnes, Hayes, and Kirchner opposed) the SPEX 
application to the Board of Supervisors (Board) with a recommendation of approval subject to 
Conditions of Approval (Conditions) and approved (6-3: Barnes, Hayes, and Kirchner opposed) 
the Commission Permit (CMPT) based on the Findings for Approval. 

Staff: Staff supports Board ratification of the CMPT application and Board approval of the SPEX 
application, subject to the Conditions of Approval dated January 14, 2021, and based on the 
Findings of Approval (Attachment 2). Staff finds that the general location, character, and extent 
of the proposed telecommunications tower are substantially consistent with the land use, design, 
and energy policies of the Loudoun County 2019 General Plan (2019 GP) and the Strategic Land 
Use Plan for Telecommunication Facilities (Telecommunications Plan) (Attachment 1).  The 
County Attorney’s Office has approved the Conditions to legal form and the applicant is in 
agreement with the Conditions (Attachment 3). The applications are ready for action. 
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Per the Revised 1993 Loudoun County Zoning Ordinance (Zoning Ordinance), the Board has 60 
days following Commission action to either ratify or overrule a Commission action regarding a 
CMPT application.1 The 60-day period ends February 12, 2021. The critical action date for the 
CMPT application is February 12, 2021.  The critical action date for the SPEX application has 
been extended to March 2, 2021.  As such, should the Board continue discussion of the SPEX 
application, staff has provided a draft motion that ratifies the CMPT and forwards the SPEX to a 
future Board Business Meeting for action (Draft Motion 1). 
 
  
APPLICATION INFORMATION: 
APPLICANTS: 
Milestone Tower Limited Partnership IV 
Len Forkas 
703-364-5602 
lforkas@milestonecorp.com  
 
Loudoun County Dept. of General Services 
Ernest Brown 
703-737-8924 
Ernest.Brown@loudoun.gov  

REPRESENTATIVES: 
Site Link Wireless, LLC 
Phil Stetler 
443-977-7561 
pstetler@sitelinkwireless.com  
 
Donohue & Stearns, PLC 
Ed Donohue 
703-549-5384 
edonohue@donohuestearns.com  

PARCELS/ACREAGE: 
PIN Acreage 

249-26-9025 6.91 
 

ACCEPTANCE DATE: 
September 2, 2020 

LOCATION: 
41380 Gardenia Drive, Aldie, Virginia 20105 

ZONING ORDINANCE: 
Revised 1993 

EXISTING ZONING: 
Planned Development – Housing 3 (PD-H3) 

POLICY AREA: 
Transition 

PLACE TYPE: 
Transition Large Lot Neighborhood 

 
CONTEXT:  
 
Location/Site Access – The site is located at the intersection of Gardenia Drive (Route 3460) and 
Northstar Boulevard (Route 3171). The proposed telecommunications tower and associated 
equipment compound will occupy a portion of the northwest side property. The site will be 
accessed from Lightridge Farm Road (Route 705). 
 
Existing Conditions – Most of the property is currently developed with the Kirkpatrick Farms Fire 
and Rescue Station #27 owned and operated by Loudoun County. The rear portion of the property 
is undeveloped and consists of forest cover and wetlands. 

 
1See Section 6-1104 of the Zoning Ordinance and Section 15.2-2232(B) of the Code of Virginia 

that similarly require Board action within 60 days of the Commission decision.    
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Surrounding Properties – The site is located to the west of existing single-family homes associated 
with the Kirkpatrick West, Kirkpatrick Farms, and Loudoun Crossing neighborhoods, and north 
of Kirkpatrick West Neighborhood Park. Lands to the west and north of the property are 
characterized by agricultural properties and wooded areas. 
 

 
Directions – From downtown Leesburg, proceed south on South King Street/James Monroe 
Highway (Route 15) for approximately 12.5 miles to the intersection with Braddock Road (Route 
705). Turn left onto Braddock Road (Route 705) and continue for approximately 3.2 miles. At the 
traffic circle, take the first exit to continue onto Lightridge Farm Road (Route 705) for a further 
0.9 miles. Telecommunications tower site will be on left. 
 

Figure 1: Vicinity Map 
 

 
 

PROPOSAL: The proposed CMPT application is for a lattice telecommunications tower with a 
lightning rod totaling 199 feet in height (195-foot tall tower with four-foot lightning rod) and an 
associated 70-foot by 70-foot equipment compound in the PD-H3 Zoning District. The 
telecommunications facility is proposed to be located in a wooded area on the western edge of the 

 Land Use Zoning District(s) Place Type 
North Agricultural TR-3UBF Transition Large-Lot Neighborhood  
South Community Park PD-H3 Transition Large-Lot Neighborhood 
West Open Space PD-H3 Transition Large-Lot Neighborhood 
East Single-family residential TR-3UBF Transition Large-Lot Neighborhood 
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property to be accessed from Lightridge Farm Road. The tower and a related equipment compound 
will accommodate Loudoun County Public Safety antennas and up to five other future 
telecommunications providers at the site. Public Safety antennas will occupy the top two RAD 
centers at centerline heights of 190 and 180 feet, and microwave antennas mounted at heights of 
120 and 100 feet.2 Space for five other carriers on the tower will be available as well. The total 
compound area will be surrounded by an eight-foot high chain link fence with one-inch barbed 
wire at the top. A 20-foot wide planted landscape buffer will shield the front of the compound 
from view aside from the 10-foot wide gravel access drive. The applicant is also requesting a SPEX 
to allow the telecommunications tower and associated equipment compound as an accessory use 
to a fire and rescue station. 
 

Figure 2: Proposed Tower Elevation 

 
 

 
2 RAD Center means the center of radiation and reflects the center height of the antennas on the 

structure. (Source: www.lawinsider.com)  

http://www.lawinsider.com/
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BACKGROUND: The 6.91-acre subject property is owned by the Loudoun County Board of 
Supervisors and is currently occupied by the Kirkpatrick Farms Fire and Rescue Station #27, a 
17,874-square-foot facility that opened in May 2019. The parcel was initially developed as a part 
of the Kirkpatrick West subdivision, ZMAP-2002-0001, approved on December 6, 2005, which 
also includes the Kirkpatrick West Neighborhood Park. The fire and rescue station site was 
developed pursuant to STPL-2015-0022.  
 
Planning Commission: The Commission held a Public Hearing regarding these applications on 
December 14, 2020. There were three public speakers.3 The speakers raised objections about the 
health effects and visual intrusion of telecommunications towers as well as a perceived lack of 
public notice to surrounding homeowners and to the Homeowners’ Association (HOA). The 
Commission discussed the height, design, and location of the proposed telecommunications tower 
as well as the tower’s projected impact on a pre-existing tree conservation buffer easement. The 
Commission also discussed purported health effects of telecommunications towers raised by 
members of the public in attendance as well as the public notice procedure followed by the 
applicant, as brought up during public comment. The Commission determined that review of any 
health effects caused by telecommunications towers was outside the purview of Commission 
review. The Commission determined that proper public notice procedure was followed. The 
Commission approved (6-3: Barnes, Hayes, and Kirchner opposed) the CMPT application and 
forwarded the SPEX application to the Board with a recommendation of approval, subject to 
Conditions.  
 
The applicant has held one community meeting (November 10, 2020) and has invited the public 
to a balloon fly event (November 7, 2020). Feedback from those two events has been in support 
of the project. Staff has received no comments on Loudoun Online Land Applications System 
(LOLA). Following the Commission Public Hearing, staff has received public comments via email 
which have been uploaded to LOLA and are included as Attachment 9 to this Staff Report. The 
staff reports and associated attachments can be viewed online at www.loudoun.gov/lola; search 
“CMPT-2020-0006.” 
 
OUSTANDING ISSUES: There are no outstanding issues identified by staff. During the review 
process, staff considered whether the proposed telecommunications tower was appropriately located 
and the visual impact that will result from that location. Staff also worked to mitigate and minimize 
the proposed telecommunication tower’s impact on natural resources and areas of protected forest 
canopy cover. 
 
POLICY ANALYSIS:  
 
Commission Permit (CMPT) Criteria for Approval – Section 6-1103(A) of the Revised 1993 Zoning 
Ordinance states that when considering a Commission Permit, “The Planning Commission shall 
review the application to determine if the feature for which approval is sought is substantially in 

 
3 Audio and video recording of Public Comment can be found on Granicus at the following link: 

https://loudoun.granicus.com/MediaPlayer.php?view_id=77&clip_id=6502&meta_id=187118 

http://www.loudoun.gov/lola
https://loudoun.granicus.com/MediaPlayer.php?view_id=77&clip_id=6502&meta_id=187118
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accord with the adopted Comprehensive Plan.” Section 6-1101(A) further states, “No street or 
connection to an existing street, park or other public area, public building or public structure, public 
utility facility or public service corporation facility other than a railroad facility, whether publicly or 
privately owned, shall be constructed, established or authorized, unless and until the general location 
or approximate location, character and extent thereof has been submitted to and approved by the 
Planning Commission as being substantially in accord with the adopted Comprehensive Plan.” 
 
Special Exception (SPEX) Criteria for Approval - Zoning Ordinance Section 6-1309 of the 
Revised 1993 Loudoun County Zoning Ordinance states that in considering a minor special 
exception or special exception application, six (6) factors shall be given reasonable consideration. 
These criteria for approval are organized below by category, followed by staff’s analysis.  
 
A. Land Use: 
ZO §6-1309(1) Whether the proposed minor special exception or special exception is consistent 
with the Comprehensive Plan. (5) Whether the proposed special exception at the specified location 
will contribute to or promote the welfare or convenience of the public.  
 
Analysis – Staff finds no outstanding land use issues with the application. The CMPT and SPEX 
requests for the proposed telecommunication tower and equipment compound are in general 
conformance with the land use policies of the 2019 GP and with the location and design policies 
of the Telecommunications Plan. The policies of the 2019 GP support and encourage County 
facilities to co-locate with complementary uses where possible; in this case, the proposed 
telecommunications tower will share the same parcel as the existing fire and rescue station. The 
proposed telecommunication tower will provide communication services for the County’s 
emergency response system as a part of a larger strategic communications network being 
developed by the County. The proposed facility will also provide opportunities for private carriers 
to provide additional high-speed wireless telecommunication and broadband service to the 
surrounding residents to supplement existing network connections. 
 
In addition to the policies of the 2019 GP, telecommunications facilities are governed by the 
County’s Telecommunications Plan. The Telecommunications Plan establishes a hierarchy of 
preferred locations for new commercial public telecommunication facilities in the County. The 
County’s preference is for new telecommunication facilities to co-locate on existing buildings, 
towers, monopoles, water tanks, overhead utility transmission line structures, or other tall 
structures where possible to minimize the need for new structures. If existing tall structures are not 
available, the County prefers that new towers or monopoles be located in industrial and 
employment areas or on public use sites (such as fire and rescue stations) subject to performance 
standards which mitigate potential adverse impacts on adjoining properties. 
 
In accordance with existing policies, the applicant conducted a search for other towers and tall 
structures within a two-mile radius of the proposed site. The search identified existing 
telecommunication facilities co-located on the overhead high-voltage electric transmission towers 
to the east of the subject site, where the structures are approximately 140 feet in height. However, 
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none of these existing tall structures are of sufficient height to provide the necessary coverage 
required for Loudoun County Public Safety antennas.  
 
B. Compatibility: 
ZO §6-1309(2) Whether the level and impact of any noise, light, glare, odor or other emissions 
generated by the proposed use will negatively impact surrounding uses. (3) Whether the proposed 
use is compatible with other existing or proposed uses in the neighborhood, and on adjacent 
parcels. 
 
Analysis – Staff finds no outstanding issues related to compatibility. The subject property is 
governed under the policies of the 2019 GP, which places the property within the Transition Policy 
Area (TPA) in an area identified as the Transition Large Lot Neighborhood place type where low-
density residential communities, agricultural uses, and extensive natural and manmade open space 
areas are envisioned. The proposed use is specifically governed under the policies of the 
Telecommunications Plan. Staff finds that the proposed telecommunications tower and related 
equipment compound are in general conformance with the 2019 GP policies for the Transition 
Policy Area in relation to the materials, screening, and location of the compound. 
 
Visual Impact – The Telecommunications Plan calls for design standards to mitigate the visual 
impacts of telecommunications facilities to “blend with the natural and built environment of the 
surrounding area.” The applicant has submitted photo simulations to illustrate the projected visual 
impact of the telecommunications tower. The telecommunications tower and equipment 
compound site are to be located on the heavily forested northwestern portion of the parcel. Areas 
outside of the proposed SPEX use are to be undisturbed and protected by a pre-existing tree 
conservation easement which is associated with the previous site plan for the fire and rescue station 
(See section “C. Environmental and Heritage Resources”). 
 
The applicant has submitted photographic-simulations, depicting views of the proposed 199-foot 
lattice tower from various vantage points from the public roadways and adjoining properties 
(Attachment 5). The proposed 199-foot lattice tower will be the tallest structure in the vicinity and 
may have some visual impact on properties within its viewshed. The nearest residences are located 
over 900 feet to the east at Loudoun Crossing, while lands to the north and west, are generally 
vacant or otherwise undeveloped. Views of the upper portion of the lattice tower are anticipated 
from these homes and surrounding properties.  
 
The Telecommunications Plan also specifically identifies monopoles as the preferred design when 
feasible due to their reduced visual impact; however, the significant loading requirements of the 
County’s emergency services antennas could not be supported by a monopole. Due to these 
technological requirements and physical constraints, a lattice tower design was determined to 
provide the necessary weight-bearing capacity and structural stability required. The 
Telecommunications Plan also directs specific attention to be paid as to the setting, color, lighting, 
topography, materials, and architecture of the proposed tower and compound. Antennas and other 
equipment should be neutral in color as to blend with the background, unless otherwise specified 
by the Federal Aviation Administration (FAA) to be painted or lighted. As a condition of approval, 
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staff recommends that all antennas, cables, or other equipment be painted grey to better match the 
metal of the proposed lattice telecommunications tower.  
 
Landscaping and Buffering – The telecommunications tower and related equipment compound 
will be located on a densely wooded portion of the Kirkpatrick Farms Fire and Rescue Station #27. 
In accordance with Section 5-1400 of the Zoning Ordinance, the required buffer yard along 
Lightridge Farm Road is a 10-foot-wide Road Corridor Type 1 Buffer Yard, the required buffer 
yard along the northern side of the equipment compound is a 25-foot-wide Type C Buffer Yard, 
and the remaining sides of the compound are required to be screened by existing vegetation, 
pursuant to Section 5-618(C)(3)(a) of the Zoning Ordinance. Much of the overall visual screening 
for the compound aside from required buffers will be provided by existing vegetation which is to 
remain undisturbed outside the limits of the SPEX use. 
 
C. Environmental and Heritage Resources: 
ZO §6-1309(4) Whether the proposed special exception or minor special exception adequately 
protects and mitigates impacts on the environmental or natural features including, but not limited 
to, wildlife habitat, vegetation, wetlands, water quality (including groundwater), air quality, 
topographic, scenic, archaeological or historic features, and agricultural and forestal lands.  
 
Analysis – Staff finds no outstanding environmental or heritage resource issues with these 
applications. The telecommunications tower and associated equipment compound are proposed to 
be located completely within a tree preservation easement associated with STPL-2015-0022, 
Kirkpatrick West Fire and Rescue Station #27, which was developed in conjunction with the larger 
Kirkpatrick West residential subdivision. A tree save easement was dedicated to the County via 
DEDI-2015-0045 and recorded via instrument number 20160129-0004958. The tree save 
easement is not associated with existing Proffers for Kirkpatrick West. The tree save easement on 
site originated with tree canopy and landscape buffer requirements associated with the 
development of the fire and rescue station. At the time of site plan review, the Zoning Ordinance 
required 10% tree canopy cover, equaling 24,851 square feet. In total, 119,051 square feet of tree 
canopy was provided, well in excess of the minimum requirement.4 In addition, the Facility 
Standards Manual (FSM) requires existing vegetation which is used to satisfy Zoning Ordinance 
requirements be shown on a Tree Conservation and Landscape Plan and placed in perpetual 
preservation.  
 
In coordination with the Department of Building and Development, staff determined that the 
legislative application establishing the telecommunications tower land use be decided prior to 
vacation or modification of the tree save easement. To that end, staff has included a Condition that 
requires the easement be modified after Board action on the legislative applications and prior to 
approval of the first site plan (STPL) for the telecommunications tower and associated equipment 

 
4 The tree save area provided 94,200 square feet in excess of the tree canopy requirement for the 

STPL. The CMPT and SPEX area totals 35,543 square feet, ensuring that the minimum tree canopy 
requirements for the STPL are still met. 
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compound.5 Staff proposes that the easement be modified only to the extent of the limits of the 
SPEX as depicted on the SPEX plat, and areas outside of these limits remain under perpetual 
easement.  It is the discretion of the Board at a future date whether to amend the terms of the 
existing tree save easement.    
 
Existing wetlands are shown between the proposed telecommunications tower compound and the 
fire and rescue station. Wetland information depicted on the plans is based upon a wetland 
delineation conducted by TNT Environmental, Inc. on April 24, 2020, and verified by preliminary 
Jurisdictional Determination (PJD) NAO-2015-00639, issued by the Army Corps of Engineers 
(COE) July 27, 2020 (FSM 8.107.A.26.a). A letter provided from the Virginia Department of 
Conservation and Recreation (DCR) Division of Natural Resources dated June 3, 2020, states that 
while there are natural heritage resources within the project area, due to the scope of the proposed 
activity, these resources are unlikely to be impacted.  
 
D. Transportation: 
ZO §6-1309(6) Whether the proposed special exception can be served adequately by public 
utilities and services, roads, pedestrian connections and other transportation services and, in rural 
areas, by adequate on-site utilities [emphasis added]. 
 
Analysis – Staff finds no outstanding transportation issues with this application. The parcel has 
road frontage on Gardenia Drive (Route 3460), Northstar Boulevard (Route 3171), and Lightridge 
Farm Road (Route 705). The proposed telecommunications tower and compound, totaling 
approximately 35,543 square feet, would be accessed via a gravel driveway from Lightridge Farm 
Road (Route 705). The Applicant submitted a traffic statement, dated July 17, 2020, analyzing the 
impacts of the SPEX use on the site. Per the traffic statement, the telecommunications tower is 
anticipated to generate approximately two trips per month for maintenance or repair on the facility. 
The proposed telecommunication facility does not conflict with any existing or planned roadways 
shown on the Loudoun County 2019 Countywide Transportation Plan (2019 CTP) and is projected 
to have minimal impact upon the public road network.  
 
E. Public Utilities/Public Safety:  
ZO §6-1309(6) Whether the proposed special exception can be served adequately by public 
utilities and services, roads, pedestrian connections and other transportation services and, in rural 
areas, by adequate on-site utilities [emphasis added].  
 
Analysis – There are no outstanding public utilities or public safety issues with the proposed use. 
The tower and a related equipment compound will accommodate Loudoun County Public Safety 
antennas at the top two RAD centers at centerline heights of 190 and 180 feet, and microwave 
antennas mounted at heights of 120 and 100 feet. The proposed telecommunications tower and 

 
5 The existing easement may be modified by an easement plat (ESMT) application filed with the 

County Department of Building and Development before site plan (STPL) application approval which will 
vacate a limited portion of easement area. 
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associated equipment shelter will be unmanned. The site is served by the Kirkpatrick Farms Fire 
and Rescue Station #27. 
 
ZONING ANALYSIS: There are no outstanding zoning issues with the proposed use. The subject 
site is zoned PD-H3, where a telecommunication facility is permissible as a special exception use 
when accessory to a fire and rescue station or when the property is owned by the Loudoun County 
Board of Supervisors6 The application is also subject to performance criteria provided in the 
additional regulations of Zoning Ordinance Section 5-618(C)(4), which will be assessed at site 
plan.  
 
At the Commission hearing, at least one public speaker stated that the HOA (Willowsford HOA 
Inc.) did not receive mailed notice. At the Commission hearing, staff was able to determine that 
the community outreach mailing list as provided by the applicant included all property owners and 
HOAs which are listed as owning property within 2,000 feet of the subject property. The land 
immediately across Lightridge Farm Road from the subject property is owned by the Willowsford 
Conservancy, while the Willowsford HOA Inc., manages other common open spaces within the 
community. Both the Conservancy and the HOA are separate and distinct entities, which own land 
within the radius prescribed by the Zoning Ordinance. Staff has determined that the addresses 
listed on the applicant’s community outreach mailing list, affirmed by affidavit, matches the last 
known address of the registered agents as listed on the State Corporation Commission website as 
well as the County’s GIS database.  
 
The Zoning Ordinance requires all abutting property and property immediately across the street or 
road from the subject property to received mailed notice. If any portion of the property which is 
the subject of the application is within a planned development district, then written notice of the 
public hearing shall also be given to such incorporated HOA existing within the planned 
development district that has members owning property within 2,000 feet of the subject property. 
 
 
DRAFT MOTIONS: 
 
1a. I move that the Board of Supervisors suspend the rules. 
 
AND 

 
1b. I move that the Board of Supervisors ratify CMPT-2020-0006, Milestone Tower – Gardenia 

Drive, subject to the Commission Permit Plat dated November 20, 2020, and based on the 
Findings for Approval provided as Attachments 1 and 2 to the February 10, 2021, Board of 
Supervisors Public Hearing Staff Report.  

 

 
6 See Section 5-618(C)(2)(c) and Section 5-6118(C)(2)(d)(i) of the Zoning Ordinance. 
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I further move that the Board of Supervisors forward SPEX-2020-0023, Milestone Tower – 
Gardenia Drive, to a future Board of Supervisors Business Meeting for action. (This would 
require an extension of the critical action date.) 

 
OR 
 
2a. I move that the Board of Supervisors suspend the rules. 
 
AND 
 
2b. I move that the Board of Supervisors ratify CMPT-2020-0006, subject to the Commission 

Permit Plat dated November 20, 2020, and approve SPEX-2020-0003, Milestone Tower – 
Gardenia Drive, subject to the Conditions of Approval dated January 14, 2021, and based on 
the Findings for Approval, provided as Attachments 1, 2, and 3 to the February 10, 2021, Board 
of Supervisors Public Hearing Staff Report.  

 
OR 
 
3. I move an alternate motion. 
 

 
ATTACHMENTS: 
 
1. CMPT and SPEX Plat (November 20, 2020) 
2. Findings for Approval 
3. Conditions of Approval (January 14, 2021) 
4. Statement of Justification 
5. Photographic Simulations 
6. Loudoun County DIT Coverage Statement  
7. Review Agency Comments 
8. Applicant Responses to Referral Comments 
9. Public Comment Letters 
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TOWER SETBACKS

351.9'

PROPOSED

FRONT YARD (SOUTH)

REAR YARD (NORTH)

SIDE YARD (EAST)

SIDE YARD (WEST)

CLOSEST HOUSE

CLOSEST STREET

100.0'

100.0'

589.4'

919.9'

113.5'

0'

REQUIRED*

0'

0'

0'

0'

0'

PARKING TABULATION

1

PROPOSED

PARKING SPACE 1/1.5 EMPLOYEE

REQUIRED

CONSERVATION AREA COVER TYPE A

CONSERVATION AREA COVER TYPE B

CONSERVATION AREA COVER TYPE C

PROPOSED TREE CLEARING

TOTAL REMAINING CONSERVATION AREA

40,025

70,211

±9,800

26,890

127,326

TOTAL CONSERVATION AREA COVER 137,126

TREE CONSERVATION/CANOPY AREAS ACRES

0.92

1.61

SF

0.62

3.15

±0.22

2.92

TREE CANOPY REQUIREMENT (10% OF TOTAL AREA)

30,100

SF

REQUIRED

PROPOSED 127,326

0.69

ACRES

2.92

GROSS SITE AREA 301,000 6.91
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FINDINGS FOR APPROVAL 
CMPT-2020-0006 & SPEX-2020-0023 

MILESTONE TOWER – GARDENIA DRIVE 

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

2. The proposal would provide wireless coverage to residents and businesses as well as update
and expand critical public safety communications abilities to this portion of the Transition
Policy Area.

3. As conditioned, the overall design and visual impact of the proposed installation of
telecommunication antennas and associated equipment shelters are in conformance with the
design guidelines for telecommunication facilities of the Strategic Land Use Plan for
Telecommunications Facilities.

Attachment 2



CONDITIONS OF APPROVAL 
SPEX-2020-0023 

MILESTONE TOWER – GARDENIA DRIVE 
January 14, 2021 

1. Substantial Conformance.  The development of the Special Exception use described in
Condition 2 below shall be in substantial conformance with Sheets T-1 and Z-2 through Z-6
of the 7 sheet plan set entitled “CMPT-2020-0006 SPEX-2020-0003 TELE-2020-0003
MILESTONE TOWER – GARDENIA DRIVE KIRKPATRICK FARMS FIRE AND
RESCUE STATION 27 41380 GARDENIA DRIVE ALDIE, VA 20105”  dated November
20, 2020, as prepared by Entrex Communications Services, Inc., (the “SPEX Plat”),
incorporated herein by reference, and the Revised 1993 Loudoun County Zoning Ordinance
(the “Zoning Ordinance”). Approval of these applications for the approximately 0.81-acre
portion of the 6.91 acre property identified as parcel identification number (PIN): 249-26-9025
(the “Property”) shall not relieve the applicant or the owners of the Property (the
“Applicant”), or their successors and assigns, from the obligation to comply with and conform
to any other applicable Zoning Ordinance, Codified Ordinance, or regulatory requirement.

2. Uses Permitted.  This Special Exception grants approval of a 199-foot tall (195-foot tall with
4’ lighting rod) lattice telecommunications tower (the “Telecommunications Tower” or
“Tower”) and associated proposed equipment compound as depicted on Sheets Z-2 through
Z-6 of the SPEX Plat (collectively referenced as the “SPEX Use”) in accordance with Section
5-618(C)(2)(d)(i) of the Zoning Ordinance, and also subject to the Additional Regulations set
forth in Sections 5-618(C)(3) and 5-618(C)(4) of the Zoning Ordinance.

3. Height.  The maximum height of the Telecommunications Tower is limited to 195 feet, not
including the height of a four-foot tall lightning rod, as depicted on Sheet Z-5 of the SPEX
Plat.

4. Materials.

a. The Telecommunications Tower shall be constructed with galvanized steel (or a material
determined by the Department of Building and Development to be equivalent). The
antennas, but not the related hardware mounted behind the antennas, shall be painted grey
to match.

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

c. Any paint necessary to substantially conform to these Conditions of Approval shall be
applied prior to the operation of the SPEX Use. Any areas where paint becomes damaged,
deteriorated, or missing shall be repainted with reasonable promptness, taking into account
seasonal weather limitations.

d. In order to demonstrate compliance with Conditions 4a-4c, the applicant shall:
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i. With the submission of a Zoning Permit application, manufacturer’s cut sheets and
paint samples for the telecommunications tower, antennas, and related equipment shall
be provided for review and approval, and;

ii. Prior to approval of the final inspection by the Department of Building and
Development for the building permit for the SPEX Use, request a final zoning
inspection by Zoning Enforcement staff to verify that the SPEX Use is in substantial
conformance with the approved SPEX Plat and these Conditions of Approval.

5. Design.  Prior to the approval of a Site Plan (“STPL”) or Site Plan Amendment (“SPAM”) for
the SPEX Use, the Applicant shall submit for review and approval by the Zoning Administrator
details of the Telecommunications Tower and its design to ensure compatibility with these
Conditions of Approval.

6. Cessation of Use.  The Applicant shall notify the Zoning Administrator no more than 30 days
after the cessation of SPEX use. All equipment and facilities associated with the SPEX Use,
including the Telecommunications Tower, shall be removed from the Property, and the
Property restored as closely as possible to its original condition within 90 days of cessation of
all commercial public and public entity telecommunication use. Regarding foundations for any
structures, the applicant shall be required to remove foundations to a depth of two feet below
the ground surface.

7. Colocation Space.  The Telecommunications Tower shall provide colocation space with the
capacity to accommodate a maximum of five wireless telephone service carriers and/or
wireless internet service providers, as shown on Sheet Z-5 of the SPEX Plat.

8. Landscaping, Buffering and Screening.  Buffering and screening shall be provided along the
perimeter of the equipment shelter as shown on Sheets Z-2, Z-3, and Z-6 of the SPEX Plat in
accordance with Section 5-1400 of the Zoning Ordinance. All buffering and screening shall be
depicted on the first STPL or SPAM for the SPEX Use. Landscaping, buffering, and screening
shall also comply with the following:

a. The existing tree conservation easement on the subject property, recorded with the
dedication plat DEDI-2015-0045, shall be modified prior to the approval of the first site
plan, including any site plan amendment, for the proposed telecommunications tower and
associated equipment compound within the Limits of SPEX use as depicted on Sheet Z-2
and Z-3 of the SPEX plat.

b. If permission to locate the proposed telecommunications tower and associated equipment
compound within the existing tree conservation easement results in land disturbing
activities within the limits of the easement, or vacation or amendment of the easement, then
existing vegetation within the Limits of SPEX shall be preserved to provide buffering and
screening as follows:

a. Existing vegetation to the east, west, and south of the “Proposed Limits of
Clearing” as depicted on Sheet Z-6 of the SPEX Plat shall be preserved to
meet the requirement of Section 5-618(C)(3)(a) to use existing vegetation
to screen the facility; and



b. Existing vegetation to the north of the “Proposed Limits of Clearing” as 
depicted on Sheet Z-6 of the SPEX Plat shall be preserved to meet the 
requirements of the 25-foot wide Type C Use Buffer Yard required by 
Section 5-1404. 

c. Any land disturbance shall occur only within the “Proposed Limits of Clearing” as depicted 
on Sheet Z-3 of the SPEX Plat. 

d. All landscaping, buffering, and screening shown on the STPL or SPAM shall be bonded 
for installation prior to, or in conjunction with, the approval of the first STPL and/or SPAM 
for the SPEX Use and shall be installed prior to final bond release. The said final bond 
release shall not occur until the Applicant has provided (i) written documentation from 
County Building and Development or Zoning Administration staff that the said 
landscaping, buffering and screening have been installed, or (ii) written documentation 
from Zoning Administration staff that the said landscaping, buffering and screening are no 
longer a prerequisite for final bond release, or (iii) such other documentation or evidence 
of either of the foregoing which may hereafter be established by the County as suitable 
confirmation of same. The Zoning Administrator may grant an extension to the time the 
landscaping, buffering and screening condition must be fulfilled if the Zoning 
Administrator, in consultation with the County’s Urban Forester, determines that the time 
commitment for the installation of the landscaping, buffering and screening affects the 
viability of the landscaping, buffering and screening. 

e. All landscaping, buffering, and screening shown on the STPL or SPAM shall be maintained 
in good condition and health, and any dead or diseased materials shall be replaced with 
reasonable promptness, considering seasonal weather limitations. 

f. All new landscaping shall be composed of northern Virginia native species. 

g. The equipment compound shall be enclosed by a vertical chain link fence with privacy 
slats and gating shall be installed prior to the approval of the first zoning permit for the 
SPEX Use. The fence shall be a minimum of six feet tall and be black or brown in color. 
The applicant shall maintain such fence regularly over the lifetime of the SPEX Use. 

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



Kirkpatrick Fire Station 
Proposed Telecommunications Facility 

41380 Gardenia Drive, Aldie 
Milestone Tower Limited Partnership IV d/b/a Milestone 

Loudoun County Dept of General Services 
Commission Permit Application (CMPT-2020-0006) 

Special Exception Application (SPEX-2020-0023) 
Telecommunication Application (TELE-2020-0003) 

STATEMENT OF JUSTIFICATION 

INTRODUCTION 

Milestone Tower Limited Partnership IV (hereinafter “Milestone,” or “Applicant”) and the Loudoun 
County Department of General Services respectfully request review and approval of a Commission Permit 
and a Special Exception application to construct a one hundred ninety-nine (199) foot tall self-support tower 
(“tower”) telecommunications facility (195 feet tall with a 4 foot lightning rod at the top of tower) located 
at 41380 Gardenia Drive, Aldie, adjacent to Kirkpatrick Farms Fire and Rescue Station.  The parcel is 
identified as PIN # 249-26-9025000 (hereinafter the “Property”).  The tower and a related equipment 
compound will accommodate Loudoun County Public Safety antennas and up to five other future 
telecommunication providers at the site.  Public Safety antennas will occupy the top two RAD centers at 
centerline heights of 190 and 180 feet, and microwave antennas mounted at heights of 120 and 100 feet.  
Space for five other carriers on the tower will be available at centerline elevations of 170 feet, 160 feet, 150 
feet, 140 feet, and 130 feet.   

The tower will be located in a 70-foot by 70-foot fenced compound space. The tower will be located to the 
west of the existing fire station. 

The compound area will have space to accommodate up to 5 telecommunication providers in addition to 
the equipment needs of Loudoun County Public Safety.  The total compound area will be surrounded by an 
8-foot high chain link fence with 1-inch barbed wire at the top.  A 10-foot wide Road Corridor Type 1
Buffer Yard and 25-foot wide Type C Buffer Yard will be located along the west and north sides of the
compound, respectively.  The remaining sides of the compound will be screened by the existing forest
buffer (with trees ranging as tall as 85’), pursuant to Section 5-618(C)(3)(a) of the Zoning Ordinance.

Details of the proposed facility area are shown on the Zoning Drawings prepared by Entrex Communication 
Services and dated May 14, 2020 submitted with the application package and are further described in this 
Statement of Justification. The proposed telecommunications tower and structures are subject to the 
standards of Section 5-618 of the Revised 1993 Loudoun County Zoning Ordinance (hereinafter “Zoning 
Ordinance”). The proposed telecommunications monopole and structure will comply with the standards set 
forth in Section 5-618(C)(3) and (C)(4) of the Zoning Ordinance as well as the general exception standards 
of Section 6-1309 of the Zoning Ordinance.       

BACKGROUND 

The Property is owned by the Loudoun County Board of Supervisors and has a physical address of 41380 
Gardenia Drive in the Blue Ridge Election District.  The fire & rescue property has two entrances off 
Gardenia Drive.  Vehicles going to the telecommunications site will use a new gravel access entrance 
located off of Lightridge Farm Road. 
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The Property is zoned PD-H3 and consists of the Kirkpatrick Farms Fire and Rescue Station as well as a 
wooded and undeveloped portion to the west. The Property is also subject to ZMAP-2002-0001, Kirkpatrick 
West. 

 
The immediate surrounding adjacent area is characterized to the north by a farm, zoned TR-3UBF; to the 
south by a neighborhood park zoned PD-H3; to the west on the west side of Lightridge Farm Rd by forested 
land owned by the Willowsford Consevancy and zoned TR-3UBF; and to the east across Northstar Blvd by 
vacant land zoned PDH-3.  
 
It should be noted that there is an existing tree conservation easement on the subject property, recorded 
with dedication plat (DEDI)-2015-0045.  The easement was recorded as part of site plan (STPL)-2015-
0022 for the creation of the Kirkpatrick Fire Station.  The proposed telecommunications facility will be 
located within said tree conservation easement.  The easement boundaries have been shown on the 
submitted SPEX Plat associated with this application.  The current amount of area conserved under the 
easement is 137,126 square feet.  The minimum amount of tree canopy required to be conserved for the 
property is 30,100 square feet.  Construction associated with the proposed development would impact 
approximately 9,800 square feet of the existing tree conservation easement.  The Applicant proposes to 
modify the existing easement at the time of site plan submittal. 

 
The Applicant’s representatives met with County staff during a Pre-Application Conference on April 13, 
2020 (PRAP-2020-0026).  As discussed at that meeting, the proposed use requires both a Commission 
Permit (CMPT) and approval of a Special Exception (SPEX).  The approval of the Special Exception will 
be per the provisions of §5-618 C (2), (3) and (4) of the Zoning Ordinance. Pursuant to Section 5-
618(C)(2)(d)(i), the telecommunications tower is permissible by special exception in the PD-H3 zoning 
district since the subject property is owned by the Loudoun County Board of Supervisors. 
 
REASON FOR REQUEST 
 
The proposed telecommunications facility is necessary for the expansion of the Loudoun County Public 
Safety Radio System in the South Riding area.  The proposed site will fill a coverage gap south of Route 
50 and west to Route 15.  

 
The proposed site will resolve the need for adequate coverage in this area of Loudoun County and will also 
ensure adequate overlapping coverage between and among existing and future proposed Public Safety sites.  
Ultimately, the new proposed site will allow for adequate radio communications capabilities where right 
now those capabilities do not exist. 

 
Propagation maps are included with the Application Package and show the existing Public Safety coverage 
in the general area and the improvement that will be realized with construction of the proposed site. As 
more specifically shown on the propagation maps, the proposed site will fill the existing void in coverage 
not provided adequately by neighboring sites and the when the new site is on-line.   
 
Included with this application package is an exhibit (“Kirkpatrick Coverage Statement”) that more fully 
demonstrates the need for the proposed site. 
 
COMPLIANCE WITH §5-618 
 
Telecommunications towers are permissible subject to approval of a Special Exception pursuant to §5-
618(C)(2)(d)(i) and subject to the performance standards in §5-618(C)(3) and 5-618(C)(4). 
    
§5-618(C) (3) Telecommunications Towers, General Performance Criteria.  
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All telecommunications towers, whether permitted by right or permissible with the approval of a special 
exception application, shall be subject to the following criteria: 
 
(a) The proposed telecommunications tower shall be compatible with development in the vicinity with 
regards to the setting, color, lighting, topography, materials and architecture. In addition, the facility shall 
be located in the interior of the property and areas of existing vegetation, if applicable, shall be used to 
screen the facility. 
 
The proposed facility will be located on a large fire and rescue station property consisting of 6.91 acres; 
Loudoun County has precedent of developing public safety towers on fire station properties. The structure 
will be located in the interior of the property amongst existing tall trees and toward the rear of the property.   
The location was chosen in consultation with County personnel to avoid impact to fire station operations 
and future development / expansion.  All equipment associated with the facility will be in a compound area 
enclosed and screened by an 8’ tall chain link fence with privacy slat.  A 10-foot wide Road Corridor Type 
1 Buffer Yard and 25-foot wide Type C Buffer Yard will be located along the west and north sides of the 
compound, respectively.  The remaining sides of the compound will be screened by the existing forest buffer 
(with trees ranging as tall as 85’), pursuant to Section 5-618(C)(3)(a) of the Zoning Ordinance.   
 
(b) New telecommunications towers shall be designed to accommodate at least three (3) providers, unless: 
(i) Doing so would create an unnecessary visual impact on the surrounding area; or (ii) No additional need 
is anticipated for any other potential user in the vicinity; or (iii) There is some valid economic, 
technological, or physical justification as to why co-location is not possible. The Applicant shall identify 
the conditions under which future co-location by other service providers is permitted. 
 
The proposed structure and compound area are designed to accommodate a total of 5 telecommunication 
carriers in addition to Loudoun County’s Public Safety antennas.   
 
(c) Telecommunications towers, including antennas, shall not exceed 199 feet, as measured from the natural 
ground elevation, unless the applicant can clearly demonstrate that the facilities of 199 feet or less cannot 
render needed services. At the applicant's expense, the County may have an independent analysis performed 
on the applicant's proposal. 
 
The proposed installation will not exceed 199’. The proposed tower measures 195 feet AGL and will have 
a 4-foot tall lightning rod mounted to the top of the tower. The overall height of the structure is the lowest 
extent possible to meet Loudoun County Public Safety’s coverage objectives and also accommodate a total 
of 5 wireless carriers.   
 
(d) Satellite and microwave dishes attached to towers shall not exceed six (6) feet in diameter. 
 
Public safety will not request a dish larger than 6 feet in diameter.  
 
(e) Except as provided in Section 5-618(C)(3)(o), telecommunications towers shall not be located any closer 
than one (1) foot for every five (5) feet in height to any property line. Structures and buildings may be 
constructed within the setback areas of the tower, provided other zoning standards are met. 
 
The proposed 195-foot tall tower exceeds the 1:5 setback requirement in all directions.  The tower is 100 
feet from both the northern and western property lines.  It is 352 feet from the southern property line and 
589 feet from the eastern property line. Additionally, the applicant is exempt from the requirement.  
 
(f) The related unmanned equipment structure(s) shall not contain more than 500 square feet of total gross 
floor area per telecommunications provider on each site. Structures shall not exceed 12 feet in height.  
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The 12’ x 24’ equipment shelter proposed by Loudoun County does not exceed 500 square feet nor 12 feet 
in height. Future telecommunication provider equipment will also not exceed these size requirements. 
 
(g) Unless otherwise required by the Federal Communications Commission or the Federal Aviation 
Administration, telecommunications towers shall blend with the background. 
 
The proposed tower will be constructed of galvanized steel and grey in color.   The proposed tower, 
antennas, and related equipment will all be within the size and height limitations specified in the Ordinance.   
 
(h) No signals or lights or illumination shall be permitted on a tower, unless required by the Federal 
Communications Commission, the Federal Aviation Administration, State or Federal authorities, or the 
County. 
 
No signals, lights, or illumination will be utilized at the proposed facility unless required by the FCC, FAA, 
State or Federal Authorities, or Loudoun County.  
 
(i) No commercial advertising or signs shall be allowed on a tower. 
 
No commercial signs or advertising are proposed. Milestone and Loudoun County will comply with this 
requirement. 
 
(j) A commission permit shall be required. 
 
A Commission Permit for the facility is being applied for and processed simultaneously with this Special 
Exception application.  
 
(k) No tower shall be located within a County designated historic district. 
 
The proposed facility is not located within a County designated historic district. 
 
(l) No tower shall be located within a PD-RV zoning district. 
 
The proposed facility is not located within a PD-RV zoning district.   
 
(m) All unused equipment and facilities from a commercial public telecommunications site shall be 
removed within 90 days of cessation of commercial public telecommunication use and the site shall be 
restored as closely as possible to its original condition. 
 
Should the equipment or facilities at the site not be used, they be removed within 90 days of cessation and 
the site restored as closely as possible to its original condition prior to approval of this application.  
 
(n) Applicants for any commercial public telecommunications facility shall demonstrate that they 
have complied with applicable regulations of the FCC and the FAA. A finding from the FAA that the 
proposed facility is not a hazard or obstruction to aviation is necessary prior to the issuance of a zoning 
permit. If a proposed telecommunications facility is higher than 199 feet or within five (5) miles of the 
property boundary of either Dulles or Leesburg Airports, the Applicant shall provide verification that: 1) 
the appropriate airport authority (Metropolitan Washington Airports Authority or the Town of Leesburg) 
has been notified in writing; and 2) the FAA has determined that the proposed facility is neither a hazard 
nor an obstruction to aviation. 
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Milestone will comply with all applicable regulations of the FCC and the FAA.  The subject parcel is located 
less than 5 miles from Washington Dulles Airport, and the proposed facility height does not exceed 199 
feet.  Milestone has received an FAA letter of No Hazard. The Metropolitan Washington Airports Authority 
has also been notified of this application in writing. 
 
(o) When locating on a Loudoun County or Loudoun County Sanitation Authority site or fire and/or rescue 
company site: 1) the telecommunications equipment shall not interfere with the existing 
telecommunications equipment of the primary use; and 2) the setback provisions of 
Section 5-618(C)(3)(e) shall not apply.  
 
The proposed facility will be located on a Loudoun County fire and rescue company site. The application 
for a telecommunications tower at this location is being made at the request of Loudoun County Public 
Safety.  The proposed will enhance and extend the capabilities of current primary use (emergency services). 
 
(p) Applicants proposing a new telecommunications tower within one (1) mile of a County designated 
historic district or a Virginia Byway shall submit a minimum of three (3) visual simulations and written 
justification as to why the tower could not be sited elsewhere. This requirement shall also be applied if a 
telecommunications tower is proposed on a property listed on the National Register of Historic Places. 
 
The site is not located within one (1) mile of a County designated historic district or a Virginia byway.   
 
(q) Telecommunications towers shall not be located along ridge lines, but downslope from the top of ridge 
lines, to protect views of the Catoctin, Bull Run, Hogback, Short Hill, and Blue Ridge Mountains. 
 
The proposed facility is not located along a ridge line and will not negatively impact such views.  
 
(r) Applicants shall submit documentation, in written and graphic form, regarding the service area to be 
provided by the proposed telecommunications tower. 
 
A written discussion regarding the service area to be provided is included above in this Statement of 
Justification under Reason for Request, page 2. RF propagation maps and site justification reflecting the 
service area are also included in the application package. As more specifically shown on the propagation 
maps submitted as part of this Application, Loudoun County Public Safety needs to improve and provide 
additional coverage in this area. Included with this application package is an exhibit (“Kirkpatrick 
Coverage Statement”) that more fully demonstrates the need for the proposed site. 
 
 
5-618(C)(4) Telecommunications Towers, Additional Submission Requirements. The following 
additional information shall be submitted by applicants for telecommunications towers required to be 
approved by special exception. 
 
(a) The applicant shall provide photo imagery or other visual simulation of the proposed 
telecommunications tower shown with the existing conditions of the site. This simulation shall be provided 
from a minimum of three (3) perspectives. The applicant shall address how the facility can be designed to 
mitigate the visual impact on area residents, facilities, and roads. 
 
The application package includes photo simulations taken from 28 vantage points reflecting existing site 
conditions as well as the proposal when completed.   The tower was visible in 7 of 28 vantage points.  As 
the photo simulations demonstrate, the proposed facility is well screened from residential communities and 
surrounding land uses. The compound and tower areas will both be screened by a chain link fence with 
slats. The compound area will be surrounded with the required buffer yard along Lightridge Farm Road 
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(10-foot-wide Road Corridor Type 1 Buffer Yard) the required buffer yard along the northern side of the 
equipment compound (25-foot-wide Type C Buffer Yard), and the remaining sides of the compound will be 
screened by existing vegetation, pursuant to Section 5-618(C)(3)(a) of the Zoning Ordinance. 
 
 The proposed facility is removed from residential uses and major roads in the area.  The closest off-site 
residence and to the tower’s proposed location is 919.9’ away.  
 
(b) Except for areas where permitted by right, an applicant for a new commercial public telecommunication 
tower shall demonstrate that location on an existing telecommunications facility or structure greater than 
40 feet in height is not feasible. The applicant shall evaluate telecommunications facilities and structures 
greater than 40 feet in height within a one (1) mile radius of the proposed facility within the Eastern 
Loudoun Urban Growth Area. Elsewhere in the County, the applicant shall evaluate these locations within 
a two (2) mile radius of the proposed facility. Technological, physical, and economic constraints may be 
considered in determining 
infeasibility.  Co-location may be determined to be infeasible in the following situations: 
 

(i) Planned equipment would exceed the structural capacity of existing and approved 
telecommunications facilities, considering existing planned use of those facilities, and such 
facilities cannot be reinforced to accommodate planned or equivalent equipment at a reasonable 
cost; 
(ii) Planned equipment will cause interference with other existing or planned equipment for that 
telecommunications facility, and that interference cannot be prevented at a reasonable cost; 
(iii) Existing or approved telecommunications facilities do not have space on which planned 
equipment can be placed so as to provide adequate service; and 
(iv) Existing and approved telecommunications facilities will not provide adequate signal 
coverage. 
 

As previously noted, the proposed tower location near the Kirkpatrick Fire Station is planned to become 
the 10th site in the Loudoun County Public Safety Radio System (System) to significantly expand coverage 
in the South Riding area.  Specifically, this site will provide for adequate radio communications 
capabilities, which do not exist today, in the area south of Route 50 from the County’s southeastern-most 
boundary westward to Route 15, known as the South Riding Focus Area (SRFA). Additionally, Milestone 
and Public Safety have identified five (5) existing towers/structures within a two (2) mile area that were 
determined not to provide adequate signal coverage. The existing towers are provided as an exhibit to this 
application package (“Existing Towers_2 Miles_2020-05-26”). 
 
 (c) In addition to those entitled to notice under the provisions of Section 6-600 of this Ordinance, all 
owner(s), or their agent(s), of all properties abutting or immediately and diagonally across the street or road 
from those properties whose owners are entitled to notice under Section 6-600, shall be provided with the 
same written notice. The applicant is also encouraged to meet with community and homeowner’s 
association groups in the area. 
 
Notice will be provided as required under §6-600 and §5-618(C)(4)(c).  The Applicant has submitted a 
Community Outreach Plan with the application.  
 
(d) Applicants for new telecommunications towers shall demonstrate that a telecommunications monopole, 
of comparable transmission capabilities, cannot be utilized or cannot provide an equivalent level of service. 
 
The applicant asserts that a self-support tower is the superior option to support the public safety use of the 
facility.  In general, self-support towers are preferred as they offer maximum structural stiffness, which 
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reduces the potential for deflection / tilt of equipment, thereby ensuring the connection reliability and 
limiting the potential for signal loss.. 
 
 
6-1309 Issues for Consideration. In considering a minor special exception or special exception 
application, the following factors shall be given reasonable consideration. The applicant shall address all 
the following in its statement of justification and plat unless not applicable, in addition to any other 
standards imposed by this Ordinance: 
 
(1) Whether the proposed minor special exception or special exception is consistent with the 

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

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

on adjacent parcels. 
 
As an existing fire and rescue station facility, the telecommunications tower fits as a compatible use.  Visual 
impacts  are minimized by the heavy forest cover immediately surrounding the property and in the 
properties in between..  
 
 (4) Whether the proposed special exception or minor special exception adequately protects and mitigates 
impacts on the environmental or natural features including, but not limited to, wildlife habitat, vegetation, 
wetlands, water quality (including groundwater), air quality, topographic, scenic, archaeological or historic 
features, and agricultural and forestal lands. 
 
The proposed facility will have no adverse effect on the wildlife, vegetation, water quality, air quality, 
topographic, scenic, archaeological or historic features, and agricultural and forestall lands.  The 
proposed location was intentionally sited  to be outside of an existing wetland. 
 
(5) Whether the proposed special exception at the specified location will contribute to or promote the 
welfare or convenience of the public. 
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As noted, there is a substantial need for improvement of capacity and coverage by Public Safety in the 
immediate area; the tower will directly promote the welfare of the public.  The level of service without and 
with the proposed new facility is shown on the propagation maps.   
 
(6) Whether the proposed special exception can be served adequately by public utilities and services, roads, 
pedestrian connections and other transportation services and, in rural areas, by adequate on-site utilities. 
 
The proposed facility will be located at the existing Fire and Rescue Station facility and is accessed from 
existing roadways.  Public utilities are available to the site for electrical hook-ups.  The facility will not 
require water, sewer or other services.    
 
RELATIONSHIP OF THE PROPOSAL TO THE COMPREHENSIVE PLAN 
 
The Strategic Land Use Plan for Telecommunications Facilities was adopted as part of Loudoun County’s 
Comprehensive Plan on November 6, 1996. The purpose of this policy document includes “… ensuring 
appropriate siting and design, and mitigating impacts of telecommunication facilities.” The following is a 
discussion of the consistency of the proposed expanded monopole facilities with the Location, Design, 
Safety and Health and Implementation policies detailed in the General Plan.     
 
Location:  
 
The County’s Plan for Telecommunications Facilities states that “where it is not feasible to locate on an 
existing structure, new towers or monopoles should preferably be located a) in planned and zoned industrial 
and employment areas, b) within overhead utility line rights of way where structures exceed 80 feet in 
height already exist, and c) on public sites or volunteer fire and rescue company properties where such 
facilities mitigate adverse impacts on the character and use of the public or public safety site.”   As described 
above in this Statement of Justification, the Applicant/s are proposing this new telecommunications tower 
in a preferred location per the Comprehensive Plan. The Applicant/s evaluated collocation on other existing 
structures in the area and have determined that a suitable location that meets Public Safety needs and 
coverage objectives is not available.  The proposed tower and compound area are designed to encourage 
collocation in compliance with the County’s Telecommunication Policies, and the facility will 
accommodate a minimum of five telecommunication carriers in addition to Loudoun County Public Safety.   
 
The proposed telecommunications facility will not emit noise, light, or odors and will not have any 
discernable traffic impact.  The facility will have no impact on air quality, water quality, radiation exposure, 
light pollution, noise pollution, traffic congestion or circulation.  The proposed   telecommunications facility 
will be consistent with all applicable requirements, including building and fire code. The proposed 
telecommunications facility will not present safety or fire hazards.  All future carriers will visit the site 
approximately once per month by a technician for regular maintenance.   All carriers, and future carriers, 
co-locating on the tower are licensed by the FCC, and each operates its equipment in full compliance with 
FCC rules and regulations.   
 
Design: 
 
Milestone has carefully considered the design standards to address visual and land use impacts of the 
proposed facility. Such consideration, in consultation with Loudoun County Public Safety, resulted in the 
selection of the Fire and Rescue station property, which is well buffered from residential areas. The tower 
is designed to be the minimum height possible to meet Public Safety coverage objectives and allow for 
collocation by telecommunication carriers.   
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The facility will blend with the natural and built environment of the surrounding area.  The 195-foot tall 
structure will not be lighted, will be grey in color and located among existing tall trees.  Antennas and 
platforms mounted on the structure will be of a neutral color to blend with the tower. The attached Plans 
show the design of the proposed facility. 
  
The equipment compound area is surrounded by an eight (8) foot chain link security fence with privacy 
slats as well as by a combination of existing and proposed buffer areas as shown on the Plans.    The 
proposed equipment within the compound area will be completely screened by the fence and buffer areas.  
The facility will not have physical or technological interference with the existing or planned function of the 
Fire and Rescue Station.  
 
Safety and Health:  
 
The Plan provides that Applicants shall demonstrate that they have complied with regulations of the FCC 
and the FAA. The site is located approximately five (5) miles from Dulles Airport and the Applicant will 
provide that the FAA has determined that the proposed facility is neither a hazard nor an obstruction to 
aviation.  The Applicant agrees to remove all unused structures and facilities from the tower within 90 days 
of ceasing its use or expiration of its lease, whichever occurs first, and will return the site to the original 
condition as it existed prior to approval of this application. 
 
Zoning Ordinance:  
 
The telecommunication facility is subject to approval of a special exception pursuant to Section 5-
618(C)(2)(d)(i) and subject to performance standards listed in Sections 5-618(C)(3) and 5-618(C)(4). 
Compliance with each of these performance standards was discussed in detail above.   
 
CONCLUSION 
 
The proposal described above is consistent with and furthers the policies and standards for the placement 
of commercial public telecommunications facilities in the applicable zoning district as set forth in the 
Loudoun County Comprehensive Plan and Zoning Ordinance.  The Applicant’s proposed facility will 
comply with all applicable development and building codes and the proposed uses will conform to all 
ordinances, regulations, adopted standards, and conditions.  Accordingly, Milestone and Loudoun County 
Public Safety respectfully request approval of this Application for a Commission Permit and Special 
Exception. 
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RF Coverage Objective – Kirkpatrick Fire Station Proposed Tower Location – 41380 Gardenia Drive, Aldie 

The proposed tower location at the Kirkpatrick Fire Station (KFS Tower) is planned to become the 10th site 
in the Loudoun County Public Safety Radio System (System) to significantly expand coverage in the South 
Riding area.  Specifically this site will provide for adequate radio communications capabilities, which do 
not exist today, in the area south of Route 50 from the County’s southeastern-most border westward to 
Route 15 (depicted in blue in the graphic on page 3).  

Today, this area exhibits the most occurrences of lost signal of any area in the County, jeopardizing not 
only residents and visitors to the area but also the safety of first responders.  This was explored in detail 
as part of a 2018 Coverage Needs Assessment provided by Altairis Technology Partners (Assessment).  As 
part of the Assessment, Altairis specified nine (9) areas in the County requiring new System sites in order 
to bring the County’s radio coverage into alignment with the needs of the first responder community. 
This area was deemed to be the highest priority by Loudoun County first-responder agencies of all 9. 

Through data collection efforts as part of the Assessment, a significant number of emergency events 
recorded in the County’s Computer Aided Dispatch System (CAD) indicated insufficient radio coverage 
preventing emergency responders from communicating with the Emergency Communications Center 
(ECC).  There were 13 such records, known as Premise Hazards, that were specifically detailed in the South 
Riding area as part of the Assessment.  The KFS Tower location was closely examined to determine the 
area where it would improve communications, resulting in the identification of the South Riding Focus 
Area (SRFA) which is represented in the maps on pages 4 through 6.  These maps show that the KFS Tower 
is immediately expected to remedy the  communications issues for at least 2 of the 13 Premise Hazards 
(see map on page 5), but it will also contribute substantially to remedying the majority of these other 
recorded Premise Hazards as part of the overall future system design (see map on page 6). 

Additionally, the County completed a study of indoor radio communication capabilities (Study) for 72 
schools in the Loudoun County Public School System (LCPS) from April through September 2019.  Schools 
are particularly vulnerable locations where large groups of people regularly gather and require reliable 
radio communications.  Recognizing this, the Study deployed resources equipped with County radios in 
the same configuration as the first responder agencies to conduct audible tests from a minimum of 20 
grid locations within each of the 72 schools.  Seven (7) of these schools are in the SRFA.  The results of the 
audible tests from each grid were recorded and measured against the National Fire Protection Association 
(NFPA) 1 Fire Code, Annex O which provides guidance pertaining to acceptable indoor coverage levels and 
is observed by Loudoun County as an indoor coverage standard.  Every school in the South Riding area 
failed to meet this standard.  The KFS Tower is immediately expected to provide sufficient indoor radio 
communication capabilities for at least 2 of these schools (page 5 map).  Similar as indicated above, this 
site contributes substantially to providing sufficient indoor radio communications at all 7 of these schools 
in the future system design (page 6 map).   

The KFS Tower is the first of several planned expansion sites to the Loudoun County Public Safety Radio 
System.  The County budget for Fiscal Years (FY) 2019 and 2020, which were adopted by the Board of 
Supervisors, reflect a total planned investment of more than $6.3M over 6 years to assure that the first 
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responder community, residents and visitors of Loudoun County benefit from adequate, reliable radio 
communications.  The monies identified in FY 2021 of this adopted budget are specifically intended to 
result in the approval, build-out, testing, and cut-over of a new tower in the area most in need of improved 
radio communications coverage.  This has resulted in the identification of the Kirkpatrick Fire Station to 
address existing issues in the SRFA.  The graphics on pages 4 – 6 depict the current and future planned 
radio coverage levels in the SRFA based on propagated models related to this initiative. 

The KFS Tower is proposed as a 190’ self-supported lattice tower.  Through the County’s significant 
investment into an analysis effort, this height was deemed to be the most appropriate in order to 
sufficiently address the first step of the initiative described above, while not creating an unnecessary 
burden on the residents and stakeholders to the South Riding area.  The County evaluated no less than six 
potential options for the height of the KFS Tower between 150’ and 260’.  The 260’ height, which was 
recommended in the Altairis Assessment, was ruled out as a result of diminishing returns on investment.  
In other words, not only would a 260’ tower require significant additional capital investment, it would also 
result in an unnecessary distortion of the landscape for minimal additional coverage (less than 0.25% 
overall coverage).  This decision was reached in a collaborative manner with Loudoun County Fire & 
Rescue and the Loudoun County Sheriff’s Office.  Similarly, the County ruled out heights lower than 190’ 
based on lack of return commensurate with any monetary investment or distortion of the landscape.   











 P 

MEMORANDUM 
To: Marshall Brown, AICP, Project Manager, Land Use Review 

From: Steve Thompson, PhD, RPA, County Archaeologist, Community Planning 

Date: October 1, 2020 

Re: CMPT-2020-0006, SPEX-2020-0023 & TELE-2020-0003, Milestone Tower-
Gardenia Drive; Archaeology 1st Referral 

BACKGROUND 

The applicant is requesting a Commission Permit (CMPT) and Special Exception 
(SPEX) to allow construction of a 199-foot-tall telecommunication tower, equipment 
compound and related support facilities as an accessory use to a Fire and Rescue 
Station, in the Planned Development Housing-3 (PDH-3) zoning district.  The 6.9-
acre subject property is located approximately 4.6 miles southeast of the intersection 
of James Monroe Highway (Route 15) and John Mosby Highway (Route 50) and is 
bounded on the west by Lightridge Farm Road, on the south by Gardenia Drive, and 
on the east by Northstar Boulevard. The application proposes disturbances to an 
approximately 0.169-acre wooded area in the northwest corner of the property 
occupied by Loudoun County’s Kirkpatrick Farms Fire and Rescue Station. 

COMPLIANCE WITH THE COMPREHENSIVE PLAN 

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

In compliance with the 2019 GP, the applicant has submitted a cultural resources 
survey report prepared by Acheulean Consulting in May 2020 titled A Phase I 
Archaeological Investigation for the Kirkpatrick Fire Station Cell Site, Aldie, Fairfax 
County [sic], Virginia. 
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A previous Phase I archaeological survey, A Phase I Archeological Investigation of 
the Kirkpatrick West Property, Loudoun County, Virginia prepared by Thunderbird 
Archeological Associates, Inc. in May 2002, also exists for the subject property but 
excluded the current Milestone Tower project area due to the presence of saturated 
soils in this location. 

ANALYSIS 

Staff has reviewed the submitted Phase I archaeological survey report. The survey 
entailed the excavation of ten shovel test pits at intervals of no greater than 50 feet 
throughout the limits of disturbance. No artifacts were recovered, and no 
archaeological sites were identified. In accordance with Virginia Department of 
Historic Resources’ Guidelines for Submission and Review of FCC Projects (n.d.) and 
as allowable by Loudoun County’s Facilities Standards Manual (FSM) Section 7.810.E, 
an abbreviated technical report was submitted. 

RECOMMENDATIONS 

In general, the Phase I fieldwork meets the standards for Phase I archaeological 
investigation set forth in the County’s HPP and the Virginia Department of Historic 
Resources’ 2017 Guidelines for Conducting Historic Resources Survey in Virginia. 
Staff concurs with the recommendation that no further archaeological 
investigation is required; however, staff review notes several reporting 
irregularities that require correction: 

• The title page of Phase I report incorrectly identifies the site as being in Fairfax 
County. 

• The report repeatedly references the Virginia Department of Historic Resources 
2009 Guidelines for Conducting Survey in Virginia. This document is out of 
date, having been revised in October 2011 and again in September 2017 when 
it was re-titled Guidelines for Conducting Historic Resources Survey in Virginia.  

• The second, half-page paragraph of the report’s “Environmental Setting” 
(Section 1.4, page 5) presents verbatim and without proper citation a lengthy 
passage published in the Virginia Department of Conservation and Recreation’s 
February 2016 Overview of the Physiography and Vegetation of Virginia, in 
violation of Sections 2.1.a and 2.2.j of the Code of Conduct of the Register of 
Professional Archaeologists. 

• The report’s Section 3.1.1 Shovel Testing (page 11) references a “rototilled 
portion” of the study area; however, the entire project area is wooded. 

Staff recommends that the applicant revise the Phase I archaeological 
survey report to correct these mistakes and resubmit a final copy. 

In accordance with the requirements of FSM Section 8.101.A.21, the 
applicant must add a note to the project plan set providing the full title, 
company name, and completion date (month, year) of all archaeological 
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reporting completed for the property. Staff recommends that following text be 
used for this required Archaeology Note: 

A Phase I archaeological survey report, A Phase I Archaeological 
Investigation for the Kirkpatrick Fire Station Cell Site, Aldie, Loudoun 
County, Virginia, was prepared for the proposed telecommunications 
tower pad by Acheulean Consulting in {insert revised report date}. The 
Phase I survey identified no archaeological sites, cemeteries, burial 
grounds or human graves within the proposed tower pad. 

A Phase I archaeological survey report, A Phase I Archeological 
Investigation of the Kirkpatrick West Property, Loudoun County, 
Virginia, was prepared for the subject property by Thunderbird 
Archeological Associates, Inc. in May 2002. The Phase I survey identified 
no archaeological sites, cemeteries, burial grounds or human graves 
within the subject property. 

 
 
cc:  Alaina Ray, AICP, Director, Planning and Zoning (via e-mail) 

Dan Galindo, AICP, Program Manager, Community Planning (via e-mail) 

 



 
 P 

 

 

MEMORANDUM  
To: Marshall Brown, AICP, Project Manager, Land Use Review 

From: Pat Giglio, Planner III, Community Planning 

Date:  September 29, 2020 

Re: CMPT-2020-0006, SPEX-2020-0021 & Tele-2020-0003                  
Milestone Tower-Gardenia Drive                                                                        
Community Planning, 1st Referral 

EXECUTIVE SUMMARY 
The applicant, Milestone Tower LP IV, is requesting a Commission Permit (CMPT) and 
Special Exception (SPEX) to construct a telecommunication facility on a County 
owned property occupied by the Kirkpatrick Farms Fire and Rescue Station located at 
41380 Gardenia Drive in Aldie.  The application proposes the construction a 199-foot 
lattice tower with ground-mounted equipment to accommodate county public safety 
antennas and other telecommunication antennas on the property. The proposed use 
of the subject site for a telecommunication facility is in conformance with the land 
use policies of the Loudoun County 2019 Comprehensive Plan (2019 GP) and the 
location and design policies outlined in the Strategic Land Use Plan for 
Telecommunication Facilities (Telecommunication Plan). Community Planning Staff 
supports approval of the CMPT and SPEX applications with conditions. 
 
BACKGROUND 
The 6.91-acre subject property is located in the northwest quadrant of the 
intersection of North Star Boulevard and Gardenia Drive east of Lightridge Farm Road 
in Aldie. The site is developed with the Kirkpatrick Farms Fire and Rescue Station, a 
17,874-square-foot facility that opened in May 2019. The proposed 
telecommunication facility is located in a wooded area on the western edge of the 
property accessed from Lightridge Farm Road. The application proposes to construct 
an approximately 199-foot tall lattice tower to accommodate up to four Loudoun 
County Public Safety antennas (2 panel and 2 microwave antennas) and up to five 
other panel antennas by other telecommunication providers. The ground-mounted 
equipment will be located within a 70’ x 70’ fenced compound at the base of the 
lattice tower which is enclosed with an eight-foot high chain link fence with privacy 
slats. A 20’ wide landscape buffer will be provided on the west elevation of the 
compound adjoining Lightridge Farm Road and a modification has been requested to 
utilize the existing tree cover surrounding the compound to satisfy the remainder of 
the screening and buffer requirements. There nearest residences are located over 
900 feet to the east in Loudoun Crossing on the east of Northstar Boulevard.  Views 



 

CMPT-2020-0006, SPEX-2020-0021 & Tele-2020-0003                  
Milestone Tower-Gardenia Drive                                                                        

Community Planning, 1st Referral 
September 29, 2020 

Page 2 of 4 
 

of the upper portion of the lattice tower are anticipated from these homes and 
surrounding properties. 
 
The subject site is zoned PD-H3 (Planned Development-Housing 3) governed under 
the Revised 1993 Loudoun County Zoning Ordinance, which permits 
telecommunications facilities by SPEX. A CMPT is also required when a public utility 
or public service facility, such as the proposed telecommunication facility, is 
constructed to determine if the general location, character, and extent of the 
proposed use is in substantial accord with the Comprehensive Plan. A site visit and 
review of County GIS records did not identify any environmental features on the 
subject site that would be impacted by the proposed construction. 
 
COMPREHENSIVE PLAN CONFORMANCE 
The subject property is governed under the policies of the 2019 GP, which places the 
property within the Transition Policy Area (TPA) in an area identified as the Transition 
Large Lot Neighborhood place type where low density residential communities, 
agricultural uses and extensive natural and manmade open space areas are 
envisioned (2019 GP, Chapter 2, Transition Policy Area Place Types Map). The 
proposed use is specifically governed under the policies of the Telecommunication  
Plan. 

 
LAND USE AND LOCATION 
The application proposes the construction of a telecommunication facility on a portion 
of a County-owned property occupied by the Kirkpatrick Farms Fire and Rescue 
Station.  The property is in an area identified as the Transition Large Lot 
Neighborhood place type, where public facilities such as the fire and rescue station 
proposed telecommunications facility are identified as conditional uses. (2019 GP, 
Chapter 2, Transition Large Lot Neighborhood Place Type). The policies of the 2019 
GP support and encourage the co-location of County facilities with complementary 
uses, such as the existing fire and rescue station and proposed telecommunication 
facility (2019 GP, Chapter 6, Capital Improvement Program, Strategy 1.3.B). The 
proposed telecommunication facility will provide needed communication services for 
the County’s emergency response system and is part of a larger network being 
developed by the County. The proposed facility will also provide additional high-speed 
wireless telecommunication and broadband service to the surrounding residents to 
supplement the existing network.  

The policies of the Telecommunication Plan establish a hierarchy of preferred 
locations for new commercial public telecommunication facilities in the County. The 
County’s first preference is for new telecommunication facilities to co-locate on 
existing buildings, towers, monopoles, water tanks, overhead utility transmission line 
structures and other tall structures where possible to minimize the need for new 
structures (Telecommunication Plan, Countywide Location Policies, Policy 1). If 
existing tall structures are not available, the County prefers that new towers or 
monopoles be located in planned and zoned industrial and employment areas or on 
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public use sites such as the fire and rescue station, subject to performance standards 
which mitigate potential adverse impacts on adjoining properties (Telecommunication 
Plan, Countywide Location Policies, Policy 2).  
 
In accordance with Plan policy, the Applicant conducted a search for other towers and 
tall structures within a two-mile radius of the proposed site (Telecommunication Plan, 
Countywide Location Policies, Policy 5). The search identified some existing 
telecommunication facilities co-located on the overhead high-voltage electric 
transmission towers to the east of the subject site, where the structures are 
approximately 140’ in height.  However, none of these existing tall structures are of 
sufficient height to provide the necessary coverage required for the Loudoun County 
Public Safety antennas, which are located on the upper most arrays on the proposed 
lattice tower. Based on these findings and the surrounding uses it was determined 
that the construction of new telecommunication facility on the subject property was 
reasonable based on network coverage requirements and the lack of other tall 
structure in the vicinity.  
 
No existing tall structures are currently located within the vicinity of the 
proposed site, and construction of a new telecommunication facility may be 
justified based on network coverage requirements for the public safety 
antennas and commercial antennas.  Community Planning Staff finds the 
proposed location and use of the subject site for a telecommunication facility 
is in general conformance with the land use and locational policies of the 
2019 GP and Telecommunication Plan, which support the co-location of 
telecommunication facilities on public use sites.   
 
DESIGN AND VISUAL IMPACT 
The Telecommunication Plan calls for design standards to mitigate the visual impacts 
of commercial public telecommunication facilities so as to “blend with the natural and 
built environment of the surrounding area” (Telecommunication Plan, Design 
Standards, Countywide Visual Impacts Policy 1). The Telecommunication Plan 
specifically identifies monopoles as the preferred design when technologically and 
physically feasible due to their reduced visual impact (Telecommunication Plan, 
Design Standards, Countywide Visual Impacts Policy 2). However, during the pre-
application meeting with the applicant it was stated that the significant loading 
requirements of the County’s emergency services antennas, which includes 2 six-foot 
diameter microwave antennas and other panel antennas could not be supported by 
a monopole and that the a lattice tower design provided the necessary weight bearing 
capacity and structural stability.  

The Plan directs that specific attention be paid to the setting, color, lighting, 
topography, materials, and architecture. Antennas and other telecommunication 
devices should be neutral in color to blend with the background, unless specifically 
required by the FAA to be painted or lighted otherwise (Telecommunication Plan, 
Design Standards, Countywide Visual Impacts Policy 2). Accessory structures and 
equipment buildings should also blend with the surrounding environment using 
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appropriate color, texture of materials, scale, landscaping, and visual screening 
(Telecommunication Plan, Design Standards, Countywide Visual Impacts Policy 3). 

The Applicant has provided measured drawings and photo-simulations of the 
proposed 199’ lattice tower and equipment compound. The proposed lattice tower 
will be constructed of galvanized metal that is gray in color and all antennas will be 
painted to blend.  Community Planning Staff also recommends the applicant also 
paint the associated antenna arrays and cables gray to further mitigate the visual 
impact of the structure. Ground-mounted equipment is located within a fenced 
compound at the base of the tower which is screened by a landscape buffer and 
existing forest cover (Telecommunication Plan, Design Standards, Countywide Visual 
Impacts Policy 1). 
 
The Applicant has submitted photo-simulations, depicting views of the proposed 199’ 
lattice tower from various vantage points from the public roadways and adjoining 
properties. Based on the submitted drawings, photo-simulations, and a site visit to 
the area, the proposed 199’ lattice tower would be the tallest structure in the vicinity, 
and will  visually impact numerous properties within its viewshed.  However, the 
applicant in their statement of justification asserts that the proposed height of the 
199-foot structure is necessary to provide coverage for the County’s emergency 
response system.  

Community Planning Staff finds the overall design of the proposed 
telecommunication facility is in general conformance with design policies of 
the Telecommunication Plan.  Community Planning Staff acknowledges that 
the proposed telecommunication facility will have a visual impact on the 
surrounding area and recommends that the conditions of approval and 
general plat notes specify that the proposed antenna arrays, antennas, 
cables and other tower attachments will be painted gray to better blend with 
galvanized lattice tower to further minimize the visual impact. 
 
RECOMMENDATIONS 
Community Planning Staff finds that the application for a Commission Permit (CMPT) 
and Special Exception (SPEX) are in general conformance with the land use policies 
of the Loudoun County 2019 General Plan and the location and design policies of 
Strategic Land Use Plan for Telecommunication Facilities.  Community Planning 
supports approval of the CMPT and SPEX with conditions of approval to ensure that all 
proposed antenna arrays, antennas, cables and other tower attachments will be 
painted gray to better blend with galvanized lattice tower to further minimize the 
visual impact. 
 
Cc: Alaina Ray, AICP, Planning and Zoning Director (via e-mail) 
 Dan Galindo, AICP, Community Planning Program Manager (via e-mail) 

 

 



 
County of Loudoun 

 
Department of Transportation and Capital Infrastructure 

 
MEMORANDUM 

 
 
DATE: October 2, 2020 
 
TO: Marshall Brown, AICP, Project Manager 
 Department of Planning and Zoning (DPZ) 
 
FROM: Deborah Miller, Transportation Planner 
 DTCI, Transportation Planning & Traffic Engineering Division 
 
Subject: CMPT 2019-0002 & SPEX 2019-0006 – Milestone Tower – Gardenia Drive 
 First Referral 
 
 
Background 
These Commission Permit (CMPT), Special Exception (SPEX) and Telecommunications (TELE) 
applications seek approval to construct a telecommunications tower, approximately 199 feet in 
height, located in the Planned Development - Housing 3 (PD-H3) zoning district, pursuant to 
Sections 3-103 and 5-618(C)(2) of the Loudoun County Revised 1993 Zoning Ordinance (Zoning 
Ordinance).  The subject property (PIN # 249-26-9025) is located along Gardenia Drive (VA 
Route 3460), west of Northstar Boulevard (VA Route 659) and east of Lightridge Farm Road 
(VA Route 705), on the site of the Kirkpatrick Fire Station.  Site access to the tower is proposed 
via a new site driveway on Lightridge Farm Road, a local secondary roadway.  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 DPZ on September 2, 2020, including (1) an Information 
Sheet, dated September 2, 2020; (2) a Statement of Justification prepared by the Applicant and 
dated August 25, 2020; (3) a Traffic Memorandum (traffic statement), dated July 17, 2020, and 
(4) a Commission Permit Exhibit / Special Exception Plat, prepared by Entrex Communication 
Services, Inc. and revised through August 11, 2020. 
 
Executive Summary 

DTCI can support approval of these applications as proposed with this submission. 
 
Countywide Transportation Plan Arterial and Collector Roadways 
The existing and planned transportation network is subject to the policies of the Loudoun County 
2019 Countywide Transportation Plan (2019 CTP).  Arterial and collector roadways in the vicinity 
of the proposed development are described below. 
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Braddock Road – VA Route 620 
Lightridge Farm Road (VA Route 705) to Northstar Boulevard (VA Route 3171) 
 

 Existing Condition Ultimate Condition 
Functional 

Classification (CTP) Major Collector Major Collector 

Section/Lanes R2 / 2 Lanes R2 / 2 Lanes 

Bicycle and Pedestrian 
Facilities 

10-foot shared use path along the north 
side of roadway 

Six-foot sidewalk along one side and a 
10-foot shared-use path along the other 

side of roadway 
Speed Limit 45 MPH TBD 

VDOT Traffic Counts 5,900 AADT (2019) – 

Ultimate Improvements Construction of six-foot sidewalk along the south side of roadway. 

 
 
Northstar Boulevard – VA Route 3171 
Braddock Road (VA Route 620) to Prince William County Line 
 

 Existing Condition Ultimate Condition 
Functional 

Classification (CTP) Minor Arterial Minor Arterial 

Section/Lanes U2 / 2 Lanes U6M / 6 Lanes 

Bicycle and Pedestrian 
Facilities 

10-foot shared use path along portions of 
east side of roadway 

10-foot shared-use paths  
along both sides of roadway 

Speed Limit 45 MPH TBD 

VDOT Traffic Counts --  – 

Ultimate Improvements Expansion to six-lane median divided section with bike/pedestrian facilities. 

 
 
 
Summary of Traffic Statement 
DTCI’s assessment of the Applicant’s traffic analysis and transportation impacts deriving from 
the proposed development is based on review the Applicant’s submission materials, existing 
and planned transportation facilities, and applicable County policies. 
 
The site is located north of Gardenia Drive within the interior of the 6.91-acre Kirkpatrick Fire 
Station parcel (PIN # 249-26-9025).  The Applicant submitted a traffic statement, dated July 17, 
2020, analyzing the impacts of the SPEX use on the site.  Per the traffic statement, the 
communications tower is anticipated to generate approximately two (2) trips per month for 
maintenance or repair on the facility.   
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Transportation Comments and Recommendations 
Based upon review of the Applicant’s submission materials, DTCI has the following comments: 
 
Traffic Statement 
1. DTCI has reviewed the Applicant’s Traffic Statement and finds it to be an acceptable 

evaluation of this development as proposed.  It is noted, however, that this 
telecommunications facility may support up to five telecommunication carriers (tenants) when 
fully leased, in addition to the County’s mounted Public Safety antennas, as described in the 
Applicant’s Statement of Justification. As such, the telecommunications facility may generate 
approximately two (2) trips per month per provider (tenant).  The proposed SPEX use 
(Telecommunications Facility) on the site could generate between two (2) and ten (10) 
vehicular trips per month and would have minimal impact on the public road network. 

 
Roadway Network and Site Access 
2. The proposed telecommunication facility does not conflict with any existing or planned 

roadways shown on the Loudoun County 2019 Countywide Transportation Plan (2019 CTP). 
 
3. Access to the site is provided via Lightridge Farm Road (VA Route 705), a paved, two-lane 

public local secondary roadway that provides access to the roundabout at Braddock Road 
(VA Route 620), as well as provides direct access to Northstar Boulevard (VA Route 3171) 
via Gardenia Drive (VA Route 3460).  The trips generated by the proposed 
telecommunications facility would have minimal impact on traffic operations on roadways 
within the vicinity of this parcel (PIN # 249-26-9025). 

 
 
ATTACHMENT 
1. Site Vicinity Map 
 
 
cc: John Thomas, PTP, Assistant Director, DTCI 
 Lou Mosurak, AICP, Senior Coordinator, DTCI 
 Yao Lu, P.E., Loudoun Area Land Use Engineer, VDOT  
 Avril Andrews, Planning Assistant, DPZ
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ATTACHMENT 1 

SITE 



Loudoun County, Virginia 

Department of Fire and Rescue 

Fire Marshal’s Office 
 

23675 Belmont Ridge Road, Suite 150 

Ashburn Virginia 20148 

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

Teamwork * Integrity * Professionalism * Service  

Memorandum 

 

DATE: September 24, 2020 

 

TO:  Marshall Brown, AICP, Project Manager, Engineering Division 

 

FROM: Kevin Federline, Fire Inspector  

  

THRU: Linda Hale, Chief Fire Marshal 

  

SUBJECT: CMPT-2020-0006, SPEX-2020-0023 & TELE-2020-0003 Milestone Tower-

Gardenia Drive, First Submission 

 

The Loudoun County Fire Marshal’s Office (FMO) has no comments at this time, resulting 

from the plans review of the project. 

 

If there are any changes to the plans include the Fire Marshal’s Office in review to ensure fire 

code compliance. 

 

I. Requirements: From the current Loudoun County Facilities Standards Manual 

(FSM) and the current Loudoun County Fire Prevention Code (LCFPC)  

1. None. 

II. Concern: 

1. None. 

III. Recommendations: 

1. None. 

IV. Questions: 

1. None. 

 

Information for requesting modifications to the LCFPC: 

 

1. 106.5 Modifications. The fire official may grant modifications to any provision of the SFPC 

upon application by the owner or the owner’s agent provided the spirit and intent of the 

SFPC are observed and public health, welfare, and safety are assured. Note: The current 

editions of many nationally recognized model codes and standards are referenced by the 

SFPC. Future amendments to such codes and standards do not automatically become part of 

the SFPC; however, the fire official should consider such amendments in deciding whether a 

modification request should be granted.  

2. 106.5.1 Supporting data. The fire official shall require that sufficient technical data be 

submitted to substantiate the proposed use of any alternative. If it is determined that the 

evidence presented is satisfactory proof of performance for the use intended, the fire official 

shall approve the use of such alternative subject to the requirements of this code. The fire 



official may require and consider a statement from a professional engineer, architect or other 

competent person as to the equivalency of the proposed modification. 

 

Pursuant to section 112.1 of the Fire Prevention Code: 

 

If you have concerns about the application of the Fire Prevention Code (FPC) or to request a 

modification to the provisions of the FPC pursuant to section 106.5, please contact Chief Fire 

Marshal Linda Hale at 703/737-8600.  The owner of a structure, the owner’s agent or any 

other person involved in the design, construction or maintenance of the structure may appeal 

a decision of the fire official concerning the application of FPC or the fire official’s refusal to 

grant modification. Persons wishing to file an appeal shall submit a written request for appeal 

to the Board of Building Code Appeals (BBCA), within 14 calendar days of receipt of the 

decision being appealed.  Person’s wishing to file an appeal shall address it to Deputy Fire 

Marshal at DutyFm@Loudoun.gov, or send by certified mail to the Loudoun Fire Marshal’s 

Office at the above address. The appeal shall contain the name and address of the owner of 

the structure and the person appealing if not the owner. A copy of the written decision of the 

fire official shall be submitted along with the appeal.  Failure to submit an appeal within the 

time limit established shall constitute acceptance of the fire official’s decision. 

mailto:DutyFm@Loudoun.gov


Loudoun County Fire and Rescue 

PO Box 7100 
801 Sycolin Road SE, Suite 200 

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

Teamwork * Integrity * Professionalism * Service 

Memorandum 

To: 
From:  
Date: 
Subject: 

Marshall Brown, Project Manager 
Maria Figueroa Taylor, Fire-Rescue Planner 
October 7, 2020
Milestone Tower, Gardenia Drive 
CMPT-2020-0006, SPEX-2020-0023 & TELE-2020-0003

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

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

c: Project file 



 

                     

 
P.O. Box 7000  

Leesburg VA 20177-7000  

 

 

 

 

  
Environmental Health 

Phone: 703 / 777-0234 

Fax: 703/771-5023 

Community Health          

Phone: 703/777-0236 

Fax: 703/ 771-5393      

 

 October 20, 2020 

 

 

MEMORANDUM TO: Marshall Brown, AICP     MSC # 60A 
    Project Manager 

Planning and Zoning 
 
FROM:   Joshua Hepner     MSC #68 
     Environmental Health Supervisor 

Division of Environmental Health      

 

SUBJECT:   Milestone Tower – Gardenia Drive 

    CMPT-2020-0006, SPEX-2020-0023, TELE-2020-0003 

 

PIN:                             249170759 

 

 
This Department reviewed the plat prepared by Entrex Communication Services, Inc. revised August 11, 2020 

and staff supports the approval of the application. 

 

 

If further information or clarification on the above project is required, please contact Joshua Hepner at 703-
771-5814.  



 

 

 
 
 
September 30, 2020 
 
 
 
Marshall Brown 
Department of Planning and Zoning 
1 Harrison Street, S.E. 
P. O. Box 7000 
Leesburg, Virginia 20177-7000 
 
Re:  CMPT-2020-0006, SPEX-2020-0023 & TELE-2020-0003;  

Milestone Tower – Gardenia Drive 
 
Dear Mr. Brown: 
 
Loudoun Water has reviewed the referenced Special Exception application and offers no 
objection to its approval. 
 
 
Should you have any questions, please feel free to contact me at aramos@loudounwater.org or 
(571) 291-7909. 
 
Sincerely, 

 
Andrea Ramos-Rivera 
Civil Engineer 

mailto:aramos@loudounwater.org


From: Rutyna, Mark
To: Brown, Marshall
Cc: Wollard, Gregg
Subject: [EXTERNAL] VARIOUS ZONING CHANGES - MILESTONE TOWER - GARDENIA DRIVE
Date: Wednesday, September 30, 2020 4:27:01 PM
Attachments: image001.png

MT Gardenia Dr Updated Contour Map_Final.pdf

Marshall,
 
Thank you for the opportunity to comment on MILESTONE TOWER – GARDENIA TOWER located at
the approximate intersection of S.R. 659 (Northstar Boulevard) and Gardenia Drive, and the
proposed communications tower.
 
Because the proposed tower site is beyond the 60 DNL – 1 Mile Buffer contour (see attached
graphic), the Airports Authority has no comment to offer regarding this referral.  However, you may
wish to seek the opinion of any other nearby airport(s).
 
If you have any questions, please let me know.  Thank you.
 
 
Mark Rutyna, CAPM, C.M.
Airport Planner
 

 

1

 
1 Aviation Circle, MA-32D
Washington, DC 20001-6000
 
T: 703-572-0262
F: 703-572-0299
Mark.Rutyna@mwaa.com
 
mwaa.com
 

mailto:Marshall.Brown@loudoun.gov
mailto:Gregg.Wollard@MWAA.com
mailto:Mark.Rutyna@mwaa.com
https://urldefense.proofpoint.com/v2/url?u=http-3A__mwaa.com_&d=DwMFAg&c=S4vs0LCp2JGKvqxyKfsbIA&r=LY7O9YR2pgnPjHYMmac6Iaq_9_cieVkDMkzqKMR--9w&m=YVRZU0_iekyCMNgRpdbspEzQk548Gc4S7DcWE3VRNxc&s=xlMBARypOv2Hwg9t2-bCvPEU_oKOrpEjlqc35W_T_bU&e=
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DEPARTMENT OF BUILDING AND DEVELOPMENT 

 

COUNTY OF LOUDOUN 

 

MEMORANDUM 

 

DATE:  October 2, 2020 

 

TO:  Marshall Brown, Project Manager, Department of Planning and Zoning 

 

FROM: Jenn Hare, Natural Resources Engineer 

 

THROUGH: Ryan Reed, Natural Resources Team Leader 

 

CC:  Kyle Dingus, County Urban Forester 

Andrew Londos, Zoning Planner, Department of Planning and Zoning 

 

SUBJECT: CMPT-2020-0006, SPEX-2020-0023, TELE-2020-0003 

 Milestone Tower – Gardenia Drive 

   

The Natural Resources Team (NRT) reviewed the commission permit and special 

exception applications and offers the following comments:   

 

Natural Resources: 

1) The proposed facility is located within an area identified as a tree conservation area 

on STPL-2015-0022, and subsequent tree conservation easement recorded with the 

dedication plat DEDI-2015-0045, Instrument Number 20160129-0004958. Staff 

recommends providing a condition for vacating the easement prior to site plan 

approval, as well as appropriate mitigation for the loss of the tree conservation 

easement area. In addition, please provide the following: 

a. Show square footage of tree conservation easement being impacted; 

b. Demonstrate mitigation for the loss of easement area, either through the 

addition of comparable forested area, or through reforestation of an area on 

site; and 

c. Staff also recommends that the SPEX plat demonstrate that the site is still 

compliant with tree canopy requirements. Note that the tree canopy 

requirements will need to be demonstrated at the time of site plan.  

2) Per the Wetland Delineation Report provided, the wetlands on site were confirmed by 

the U.S. Army Corps of Engineers (USACE) under Jurisdictional Determination (JD) 

No. 2015-0639 in July 2015. JDs typically expire after 5 years. Note that an approved 

JD will be required at the time of grading permit application; Staff recommends 

initiating this correspondence as soon as possible to ensure there are no delays during 

the site plan process or grading permit application process. (FSM 8.107.A.26.a and 

8.111.A.2) 
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3) The Natural Resources Review provided with this application indicates that a letter 

from the Virginia Department of Conservation and Recreation (DCR) Division of 

Natural Heritage has been requested; please provide this with the next submission. 

(SPEX Checklist Item L.2) 

 

County Urban Forester:  

4) This application’s proposal is completely within a Tree Preservation Easement. Show 

the easement boundaries on sheets and compliance with it via the application. 

(Instrument Number: 20160129-0004958) 

a. Staff defers to County Attorney’s office for definition of utility. 

b. Staff feels depending upon the County Attorney’s determination, the 

easement must be vacated and or additional areas must be preserved under 

the easement on site.  

 

Floodplain Management: 

 

There are no floodplain management comments at this time. 

 

Please ensure that any future submissions are referred to the Natural Resources Team and 

contact me if you have any questions or need additional information. 



 COUNTY OF LOUDOUN 
PARKS, RECREATION AND COMMUNITY SERVICES 

REFERRAL MEMORANDUM 
 

 
To: Marshall Brown, AICP, Project Manager, Planning and Zoning   (MSC #62) 

From: Mark A. Novak, Chief Park Planner, Facilities Planning and Development (MSC 

#78) 

CC:  Steve Torpy, Director 

Karen Sheets, Deputy Director 

Jeremy Payne, Deputy Director 

Jefferson Miller, Park Planner 

Kristen Blaylock-Reed, Chairman, PROS Board, Dulles District 

Kelly Foltman, Vice Chairman, PROS Board, Blue Ridge District 

James O'connor, PROS Board, Algonkian District 

Tom Bellanca, PROS Board, Chair At-Large 

Carrie-Anne Mosley, Open Space Member At-Large 

Erik Scudder, Open Space Member At-Large 

 

Date:  September 9, 2020 

 

Subject: Milestone Tower – Gardenia Drive | SPEX 2020-00023, CMPT 2020-0006 & 

TELE 2020-0003 

Election District:  Blue Ridge   Sub Planning Area: Dulles                                          

MCPI # 249-26-9025 

 

APPLICATION OVERVIEW: 

  

The subject site is owned by the Loudoun County Board of Supervisors and located at 41380 

Gardenia Drive in the Blue Ridge Election District and Dulles Sub-Planning Area. The property 

is zoned PDH3 and consists of the Kirkpatrick Farms Fire and Rescue Station as well as a 

wooded and undeveloped portion to the west. The applicant is requesting approval of a 

Commission Permit and a Special Exception to construct a one hundred ninety-nine (199) foot tall 

self-support tower telecommunications facility (195 feet tall with a 4 foot lightning rod at the top 

of tower) located on the property. The tower and a related equipment compound will accommodate 

Loudoun County Public Safety antennas and up to five other future telecommunication providers 

at the site. Public Safety antennas will occupy the top two RAD centers at centerline heights of 

190 and 180 feet, and microwave antennas mounted at heights of 120 and 100 feet. Space for five 

other carriers on the tower will be available at centerline elevations of 170 feet, 160 feet, 150 feet, 

140 feet, and 130 feet.  
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The tower will be located in a 70-foot by 70-foot fenced compound space. The tower will be 

located to the west of the existing fire station. 

 

The compound area will have space to accommodate up to 5 telecommunication providers in 

addition to the equipment needs of Loudoun County Public Safety. The total compound area will 

be surrounded by an 8-foot high chain link fence with 1-inch barbed wire at the top. A 20’ wide 

planted landscape buffer will shroud the front of the compound from view aside from the 10’-wide 

gravel access drive. 

 

The proposed site will resolve the need for adequate coverage in this area of Loudoun County and 

will also ensure adequate overlapping coverage between and among existing and future proposed 

Public Safety sites. Ultimately, the new proposed site will allow for adequate radio 

communications capabilities where right now those capabilities do not exist. 

 

 

 

 

SITE 

VICINITY MAP 

KIRKPATRICK WEST 

NEIGHBORHOOD 

PARK 
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COMMENTS/RECOMMENDATIONS: 

 

The Department of Parks, Recreation and Community Services (PRCS) has reviewed the 

applicant’s proposal and has no objections to its approval as presented. However, defers to other 

referral agencies for additional comments.      

 

If you have any questions or concerns regarding these comments, please do not hesitate to contact 

me at 703-737-8992 or  mark.novak@loudoun.gov. 

 

SPECIAL EXCEPTION PLAT 

mailto:mark.novak@loudoun.gov
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COUNTY OF LOUDOUN 
  

DEPARTMENT OF PLANNING AND ZONING 
  

MEMORANDUM 

 
 
 
 
 
 
DATE: September 29, 2020  
 
TO:  Marshall Brown, AICP, Project Manager  
  Land Use Review 

FROM: Bradley R. Polk, CZA, Senior Planner  
  Proffer Management  
 
CC:  Joseph Carter Jr., AICP, CZA, Manager 
  Proffer Management 
 
CASE NUMBER AND NAME:   CMPT-2020-0006 SPEX-2020-0023  
  TELE-2020-0003 
  Milestone Tower – Gardenia Drive 
 
PARCEL IDENTIFICATION 
NUMBERS (PIN):   249-26-9025 
            
PLAN SUBMISSION:  1st Submission  
     Statement of Justification and SPEX Plat 
 
COMMENTS: 
The Proffer Management Team (“Staff”) has reviewed the undated Statement of Justification dated 
August 25, 2020, and the Special Exception (“SPEX”) Plat dated March 31, 2020, revised through 
August 11, 2020. Staff offers the following comments: 
 
STATEMENT OF JUSTIFICATION 
 

1. Revise the title to add the Telecommunication Application Number “TELE-2020-0003”. 
 

2. Revise the 2nd sentence in the first paragraph on page 1 to read “The parcel is identified as PIN 
249-26-9025…” 
 

3. Revise the Zoning District acronym in the last sentence on page 1 to replace “PDH3” with “PD-
H3.” 
 

4. Revise the first paragraph on page 2 to replace “PR3UBF” with “TR-3UBF” to identify the 
correct zoning district. 
 

5. Revise the first paragraph on page 2 to replace “PDH-3” with “PD-H3”. 
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6. Revise the Background to include that in addition to the Property being zoned PD-H3, the 
Property is also subject to ZMAP-2002-0001, Kirkpatrick West. 

 
SPECIAL EXCEPTION PLAT 
 

7. Revise the listing of Parcel Identification Numbers (PIN) throughout the plan set to use the 
County’s adopted nomenclature (e.g. “PIN 249-26-9025”). 
 

8. Sheet T-1.  Revise the Title to add the Telecommunications Application Number “TELE-
2020-0003”.  Add this application number to the Application Numbers found on the right side 
of each page of the plan set. 
 

9. Sheet T-1.  Revise the Title to replace “Kirkpatrick Fire Station” with “Kirkpatrick Farms Fire 
and Rescue Station 27”. 
 

10. Sheet Z-1.  Revise the Zoning District acronyms to use those acronyms used in the Zoning 
Ordinance (e.g. “PD-H3”, rather than “PDH3”; “TR-3UBF” rather than “TR3UBF”).  Make 
these revisions on subsequent sheets throughout the plan set. 
 

11. Sheet Z-2.  Revise Site Note 1 to revise the Site Name to “Kirkpatrick Farms Fire and Rescue 
Station 27”. 
 

12. Sheet Z-2.  Revise Site Note 3 to correct the Zoning District acronym to “PD-H3”.  Further 
revise the note to reference “ZMAP-2002-0001, Kirkpatrick West”. 
 

13. Sheet Z-3.  The existing vegetation in the area of the proposed improvements is identified as 
“Public Use Area” and “Open Space Area” on the Concept Development Plan (CDP) for 
ZMAP-2002-0001, Kirkpatrick West.  The existing vegetation is not included within the Tree 
Save Areas provided for on the approved CDP.  However, the proposed improvements are 
located in an area identified as “Tree Conservation Easement” on DEDI-2015-0045 
(Instrument Number 20161205-0082693”.  Revise the plan set to depict the Tree Conservation 
Area. 
 

14. Sheet Z-3.  Revise the Subject Parcel information to correct the Zoning District acronym to 
“PD-H3”. 
 

15. Sheet Z-3.  Revise the Special Exception Plat to identify the “Limits of Special Exception”. 
 

16. Sheet Z-4.  Revise the terminology used in the call out for the “PROPOSED SPEX AREA 
AND LIMITS OF CMPT AREA” to identify the area as the “LIMITS OF SPEX AND 
LIMITS OF CMPT”. 
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(1)  Indicate drawing no./page no. or use “G” for general comment. 
(2)  To be filled out by Applicant/Engineer. Date of Response is required.  
(3)  The VDOT reviewer is responsible for the final disposition of all comments. 
 

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

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

 

 

VIRGINIA DEPARTMENT OF TRANSPORTATION 
LOUDOUN LAND USE  

PROJECT REVIEW 
COMMENT AND RESOLUTION SHEET 

 

 
Choose an item. 
 

 

 
COMMENT CATEGORIES: 

1. REQUIREMENT 
2. RECOMMENDATION 

 

 
COUNTY PROJECT NUMBER: CMPT-2020-0006_ SPEX-
2020-0023_TELE-2020-0003 

 
DEVELOPER/ENGINEER: ENTREX 

 
REVIEWER(S): GERALD MOORE 
 

 
DATE:   09/10/20 

 
PROJECT NAME: MILESTONE TOWER – GARDENIA DRIVE 

 
REVIEW PHASE & TYPE: SPECIAL EXCEPTION 
PLAN 

 
DISCIPLINE:      LAND USE 

 
 

 
ITEM 
NO. 

 
DWG. 
NO.(1) 

 
COMMENTS 

 
COMMENT 
CATEGORY 

 
RESPONSE(2)     

 
FINAL DISPOSITION(3) 

1 1 
VDOT has “No Objections” to the Commission 

Permit and Special Exception Plan. 
1   

 



 

 

 
County of Loudoun 

 

                        Department of Planning and Zoning 
 

MEMORANDUM 
 

 
 
 

 

DATE:            October 2, 2020 

 

TO:                  Marshall Brown, Project Manager 

 

FROM:           Andy Londos, Planner, Zoning Administration 

 

CC:  Kate McConnell, Principal Planner, Zoning Administration   

 

SUBJECT: CMPT-2020-0006, SPEX-2020-0023 & TELE-2020-0003, Milestone Tower-

Gardenia Drive 

 

PIN:  249-26-9025 

 

The above referenced property (the “subject property”) is zoned PD-H3 (Planned Development-

Housing 3) under the Revised 1993 Loudoun County Zoning Ordinance (“Zoning Ordinance”). The 

subject property is subject to Zoning Map Amendment (ZMAP)-2002-0001, Kirkpatrick West, 

approved on December 6, 2005, as well as the proffers dated, October 26, 2005, the Concept 

Development Plan, dated May 2004, revised through November 29, 2005, and the Letter of 

Clarification, dated November 29, 2005, as recommended by the Transportation/Land Use 

Committee.  

 

The above referenced application is for a Special Exception (SPEX) and Commission Permit 

(CMPT) to permit a 199 foot telecommunications tower (195 foot tower with a 4 foot lighting rod) in 

the PD-H3 Zoning District, pursuant to Section 5-618(C)(2)(c) and/or Section 5-618(C)(2)(d)(i), 

subject to the additional regulations of Section 5-618(C)(3) and the additional submission 

requirements of Section 5-618(C)(4) of the Zoning Ordinance.  

   

Zoning Administration staff has reviewed the 1st submission materials prepared by the Applicant and 

their representatives submitted with the referral memorandum, dated September 2, 2020, and offers 

the following comments: 

 

GENERAL COMMENTS 

 

1. Pursuant to County records, there is an existing tree conservation easement on the subject 

property that was recorded with dedication plat (DEDI)-2015-0045. The Applicant is proposing 

to locate the proposed telecommunications tower and associated equipment compound within the 

existing tree conservation easement. The Applicant should address the status of the existing tree 
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conservation easement and provide any information or documentation that demonstrates the 

proposed telecommunications tower and associated equipment compound are permitted to be 

constructed within the existing tree conservation easement on the subject property. If the 

proposed use is permitted to be located within the existing tree conservation easement, the 

Applicant will need to demonstrate the proposed disturbance of the tree conservation easement 

does not affect the viability of the remaining vegetation within the existing tree conservation 

easement and does not diminish the existing tree conservation areas used to meet buffer yard 

requirements for the existing fire and rescue station use on the subject property. 

 

2. Zoning Administration staff notes that the Planning Commission shall review the application to 

determine if the feature for which approval is sought is substantially in accord with the adopted 

Comprehensive Plan. Zoning Administration staff defers to Community Planning for comment 

about such accordance.   

 

STATEMENT OF JUSTIFICATON 

 

3. Please ensure references to the applicable zoning ordinance are to the “Revised 1993 Loudoun 

County Zoning Ordinance” (“Zoning Ordinance”) 

 

4. Page 3, Background: Revise reference to the zoning districts of the surrounding, adjacent parcels 

to read “TR-3UBF”, not “PR3UBF”. 
 

5. Page 3, Background: Remove reference to Section 2-1702, Section 2-1502, and Section 3-103 as 

the subject property is not located within a TR zoning district and was not designated with an R 

zoning district as part of the rezoning, ZMAP-2002-0001. 
 

6. For clarification purposes, specify which subsection of Section 5-618(C)(2) applies to the 

submitted applications (i.e. Section 5-618(C)(2)(c) or Section 5-618(C)(2)(d)(i)). If the proposed 

telecommunications tower will be an accessory use to the Kirkpatrick West Fire and Rescue 

Station, specify that the special exception is being submitted pursuant to Section 5-618(C)(2)(c). 

If not, pursuant to Section 5-618(C)(2)(d)(i), the telecommunications tower is permissible by 

special exception in the PD-H3 zoning district since the subject property is owned by the 

Loudoun County Board of Supervisors. 

 

COMPLIANCE WITH SECTION 5-618(C)(3) 

 

7. Section 5-618(C)(3)(a): The Applicant states the structure is not located in the interior of the 

property but is located amongst existing tall trees and toward the rear of the property. Although 

the tower is exempt from the required setback in Section 5-618(C)(3)(e), the proposed 

telecommunications tower exceeds said setback. As such, Zoning Administration staff contends 

that the tower is located in the interior of the property. Revise this statement accordingly.  

 

The Applicant further states that there is a 20-foot-wide landscape buffer area that will shroud the 

front of the compound from view. Zoning Administration staff advises the Applicant that the 

required buffer yard along Lightridge Farm Road is a Road Corridor Type 1 Buffer Yard, not a 

Type C Buffer Yard. Pursuant to Section 5-1403(A)(2) of the Zoning Ordinance, the Road 
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Corridor Buffers and Setbacks required by this Section shall be provided in accordance with 

Section 1-205(J) and extend across the length of the proposed development site. Revise Sheet Z-7 

accordingly. Please refer to Comment #18 below for further comment on the western buffer yard.  

 

The Applicant has stated that the remaining sides of the compound will be screened by the 

existing forest buffer, with trees ranging as tall as 85 feet in height. Please refer to Comments #19 

and #20 below for further comment on buffering and screening of the remaining sides. If the 

proposed use is permitted to be located within the existing tree conservation easement, Zoning 

Administration staff defers to the County Urban Forester to ensure compliance with Section 5-

1402(D) of the Zoning Ordinance for the utilization of existing vegetation to meet the buffering 

and screening requirements in Section 5-1400 of the Zoning Ordinance for the northern buffer 

yard. Zoning Administration staff also defers to the County Urban Forester to ensure the 

proposed disturbance does not affect the viability of the remaining vegetation within the existing 

tree conservation easement and does not diminish the existing tree conservation areas used to 

meet buffer yard requirements for the existing fire and rescue station use on the subject property. 

 

8. Section 5-618(C)(3)(e): Zoning Administration staff notes the proposed telecommunications 

tower is exempt from the setback requirement as the tower will be located on a Loudoun County 

and a fire and/or rescue company site (Section 5-618(C)(3)(o)). The proposed 

telecommunications tower would exceed this setback if said setback were required. 

 

9. Section 5-618(C)(3)(f): Be advised the total gross floor area requirement for related unmanned 

equipment structures applies to each telecommunication provider proposed to co-locate on the 

proposed tower, not just the public safety equipment. Revise the response to this requirement 

accordingly.  
 

10. Section 5-618(C)(3)(n): The Applicant states the proposed tower location is approximately five 

(5) miles from Washington Dulles International Airport. Per the County’s mapping system, 

WebLOGIS, it appears the tower location is within five (5) miles of the property boundary of 

Washington Dulles International Airport. The Applicant has provided a FAA Determination of 

No Hazard to Air Navigation, however, it does not appear the Applicant has provided verification 

that Metropolitan Washington Airports Authority has been notified in writing. Demonstrate full 

compliance with Section 5-618(C)(3)(n) of the Zoning Ordinance. 
 

COMPLIANCE WITH SECTION 5-618(C)(4) 

 

11. Section 5-618(C)(4)(c): Prior to the Planning Commission and Board of Supervisor public 

hearings for the above referenced application, please ensure compliance with Section 5-

618(B)(4)(c) in regard to the written notice required under the provisions of Section 6-600 of the 

Zoning Ordinance. 

 

SPECIAL EXCEPTION/COMMISSION PERMIT PLAT 

 

12. Zoning Administration staff recommends the Applicant remove specific locations of 

equipment/structures within the equipment compound from the SPEX/CMPT Plat as these 

locations may change due to final engineering at the time of site plan submission. If the above 
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referenced applications are approved, the Applicant will be required to demonstrate substantial 

conformance with the SPEX/CMPT Plat at the time of site plan submission. 

 

13. Sheets Z-2 & Z-3 are almost identical. To reduce the number of sheets, Zoning Administration 

staff recommends the Applicant combine the two sheets and/or relabel Sheet Z-2 to read “Special 

Exception and Commission Permit Plat”. Include and/or revise the following notes on Sheet Z-2: 

 

a. Include reference that the proposed use is subject to the noise standards of Section 5-1507 

as well as the light and glare standards of Section 5-1504 of the Zoning Ordinance. 

b. Include reference that the proposed use is subject to the tree planting and replacement 

requirements of Section 5-1300 as well as the buffering and screening requirements of 

Section 5-1400 of the Zoning Ordinance. 

c. Include reference that the proposed use is subject to the parking and loading requirements 

of Section 5-1100 of the Zoning Ordinance. Zoning Administration staff advises the 

Applicant the number of parking spaces required for a telecommunications tower is: 1/1.5 

employees on the major shift. The number of loading spaces required for a 

telecommunications tower is: 1/25,000 sq. ft. gross floor area (GFA) up to 500,000 sq. ft. 

plus one for the next 50,000 sq. ft. plus one/100,000 sq. ft. thereafter. Include a parking 

tabulation to determine the required number of parking and loading spaces required for 

the proposed use. 

d. Site Notes #3: Next to “Use”, include “and Telecommunications Tower”. 

e. Include reference that the proposed use is subject to Section 5-618(C)(3) and Section 5-

618(C)(4) of the Zoning Ordinance. 

 

14. Sheet Z-4, Enlarged Special Exception Plat and Limits of CMPT Area: Clearly delineate the 

limits of the special exception and commission permit (“limits of SPEX and CMPT”). Currently, 

the limits of SPEX and CMPT are difficult to discern on the submitted plat. Please ensure the 

access and required buffer yards along the northern and western sides of the site are included in 

the limits of SPEX and CMPT. If necessary, revise the square footage of the limits of SPEX and 

CMPT area. 

 

15. Sheets Z-4 and Z-4A are almost identical. To reduce the number of sheets, Zoning 

Administration staff recommends the Applicant remove Sheet Z-4A and depict the “Limits of 

Disturbance” and “Silt Fence” in addition to the depiction of the limits of SPEX and CMPT on 

Sheet Z-4. Include the square footage of proposed disturbance on Sheet Z-4. Refer to Comment 

#17 below regarding providing a specific area for the disturbance proposed. 
 

16. Sheet Z-4, Enlarged Special Exception Plat and Limits of CMPT Area: Revise “Disturbed Area: 

7,361 SF” to read “Limits of SPEX and CMPT Area: 7,361 SF”. 

 

17. Sheet Z-5, Enlarged Site Plan: The site plan specifies the disturbed area will be 9,635 SF. Zoning 

Administration staff recommends the Applicant be more general when providing a specific area 

as the Applicant will be required to demonstrate substantial conformance with the submitted 

SPEX/CMPT Plat at the time of site plan submission. Substantial conformance will allow a 

reasonable margin for adjustment to the proposed limits of disturbance due to final engineering at 

the time of site plan submission, but it would not allow an increase in the square foot area to be 
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disturbed.  

 

18. Sheet Z-7, Landscape Plan, Western Buffer Yard: Zoning Administration staff recommends the 

Applicant remove the buffer yard table and the depiction of specific plant types and locations of 

plantings along the western side of the equipment compound as the Applicant will be required to 

comply with Section 5-1400 of the Zoning Ordinance at the time of site plan submission. As 

stated in Comment #7 above, the required buffer yard along Lightridge Farm Road is a Road 

Corridor Type 1 Buffer Yard, pursuant to Table 5-1403(B) of the Zoning Ordinance. Pursuant to 

Section 5-1403(A)(2), the Road Corridor Buffers and Setbacks required by this Section shall be 

provided in accordance with Section 1-205(J) and extend across the length of the proposed 

development site. Revise Sheet Z-7 by depicting the general dimension and location of the 

required Road Corridor Type 1 Buffer Yard across the length of the proposed development site 

along Lightridge Farm Road and extend the limits of SPEX and CMPT area to include said buffer 

yard. Remove the note requesting a buffer yard modification to locate the Type C Buffer Yard 

along the west side of the limits of SPEX instead of along the lot or parcel as the Road Corridor 

Type 1 Buffer Yard must be provided in accordance with Section 1-205(J) of the Zoning 

Ordinance. 

 

19. Sheet Z-7, Landscape Plan, Northern Buffer Yard: A Type C Buffer Yard is required along the 

northern side of the equipment compound, pursuant to Table 5-1404(B) of the Zoning Ordinance. 

The buffer may be located along the northern perimeter of the telecommunications compound 

pursuant to Section 5-1404(E). Pursuant to Section 5-1402(D) of the Zoning Ordinance, existing 

vegetation which is suitable for use in compliance with the requirements of Section 5-1400, may 

be used as required planting when supplemented by new vegetation, if needed, so as to provide 

buffering and screening in accordance with the purpose and intent of Section 5-1400. Such 

existing vegetation shall be shown on a Tree Conservation Plan prepared in accordance with the 

Facilities Standard Manual. As such, a buffer yard modification request to utilize existing 

vegetation for the northern buffer yard is not required. Remove the note on Sheet Z-7 requesting 

said buffer yard modification. Revise Sheet Z-7 by depicting the dimension and location of the 

Type C Buffer Yard along the northern side of the equipment compound. Include a note 

acknowledging existing vegetation will be used as required planting for the Type C Buffer Yard 

when supplemented by new vegetation, if needed, so as to provide buffering and screening in 

accordance with the purpose and intent of Section 5-1400. Extend the limits of SPEX and CMPT 

area to include said buffer yard. If the proposed use is permitted to be located within the existing 

tree conservation easement, Zoning Administration staff defers to the County Urban Forester to 

ensure compliance with Section 5-1402(D) of the Zoning Ordinance for the utilization of existing 

vegetation to meet the buffering and screening requirements in Section 5-1400 of the Zoning 

Ordinance. See Comment #1 for additional discussion on using additional vegetation in the tree 

conservation easement. 

 

20. Sheet Z-7, Landscape Plan, Eastern and Southern Buffer Yards: Zoning Administration staff 

notes the Applicant is intending preserve the remaining vegetation within the tree conservation 

easement not to be disturbed by the proposed use to provide buffering and screening along the 

eastern and southern sides of the equipment compound. Zoning Administration staff notes that a 

buffer along the eastern and southern sides of the proposed telecommunication tower site are not 

required by Section 5-1400. However, preserving this vegetation will achieve the requirements of 
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Section 5-618(C)(3)(a) as discussed in Comment #7 above. If the proposed use is permitted to be 

located within the existing tree conservation easement, Zoning Administration staff defers to the 

County Urban Forester regarding whether the existing vegetation is sufficient to meet any 

additional buffering and screening requirements of Section 5-618(C)(3)(a) or Conditions of 

Approval related to the SPEX use.  

 

21. Kirkpatrick Fire Station Tree Conservation Plan: If this sheet is to remain, the Landscape and 

Tree Preservation Calculations table should be updated to account for the disturbance proposed 

by the proposed telecommunications tower and associated equipment compound. 

 

Issues for Consideration-Section 6-1309: In considering a minor special exception or special 

exception application, the following factors shall be given reasonable consideration: 

 

1. Section 6-1309(1): Whether the proposed minor special exception or special 

    exception is consistent with the Comprehensive Plan. 

Zoning Administration staff defers to the Community Planning Division as to whether 

the application is consistent with the Comprehensive Plan. 

 

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

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

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

in Section 5-1500 of the Zoning Ordinance. The proposed use will also be required to 

adhere to the tree planting and replacement requirements in Section 5-1300 and the 

buffering and screening requirements in Section 5-1400 of the Zoning Ordinance at the 

time of site plan submittal. Zoning Administration staff notes the Applicant is intending 

to utilize existing vegetation within an existing tree conservation easement on the 

subject property as required plantings to provide buffering and screening in accordance 

with the purpose and intent of Section 5-1400 for the northern side and Section 5-

618(C)(3)(a) for the eastern and southern sides of the equipment compound. If the 

proposed use is permitted to be located within the existing tree conservation easement, 

Zoning Administration staff defers to the County Urban Forester to ensure compliance 

with Section 5-1402(D) of the Zoning Ordinance for the utilization of existing 

vegetation to meet the buffering and screening requirements in Section 5-1400 of the 

Zoning Ordinance. Zoning Administration staff further defers to the County Urban 

Forester to ensure the proposed disturbance does not affect the viability of the 

remaining vegetation within the existing tree conservation easement and does not 

diminish the existing tree conservation areas used to meet buffer yard requirements for 

the existing fire and rescue station use on the subject property.   

 

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

uses in the neighborhood, and on adjacent parcels. 

Zoning Administration staff defers to the Community Planning Division as to whether 

the proposed use is compatible with other existing or proposed uses in the 

neighborhood, and on adjacent parcels. 
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4. Section 6-1309(4): Whether the proposed special exception or minor special exception 

adequately protects and mitigates impacts on the environmental or natural features including, 

but not limited to, wildlife habitat, vegetation, wetlands, water quality including groundwater, 

air quality, topographic, scenic, archaeological or historic features, and agricultural and 

forestall lands.  

Zoning Administration staff defers to the Community Planning Division and the 

Department of Building and Development Natural Resources Division as to the adequacy 

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

As previously mentioned, the Applicant is proposing to locate the proposed 

telecommunications tower and associated equipment compound within an existing tree 

conservation easement that was recorded with dedication plat DEDI-2015-0045. If the 

proposed use is permitted to be located within the existing tree conservation easement on 

the subject property, the Applicant should demonstrate the proposed disturbance of the 

tree conservation easement does not affect the viability of the remaining vegetation within 

the existing tree conservation easement. 

 

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

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

The proposed telecommunications tower should contribute to and promote the welfare or 

convenience of the public by providing additional and expanded coverage of the Loudoun 

County Public Safety Radio System in the area south of Route 50 from the County’s 

southeastern-most border, westward to Route 15. The proposed telecommunications 

tower will also provide additional telecommunications services to the surrounding area 

by co-locating five (5) telecommunication carriers in addition to Loudoun County’s 

Public Safety antennas.  

 

6. Section 6-1309(6): Whether the proposed special exception can be served adequately by public 

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

rural areas, by adequate on-site utilities. 

Zoning Administration staff defers to the Loudoun Water regarding public utilities access, 

and the Department of Transportation and Capital Infrastructure (DTCI) and Virginia 

Department of Transportation (VDOT) regarding the adequacy of transportation 

infrastructure to serve the proposed use. 

 

 
 

 

     

 
  



 
 P 

 

MEMORANDUM  
To: Marshall Brown, AICP, Project Manager, Land Use Review 

From: Steve Thompson, PhD, RPA, County Archaeologist, Community Planning 

Date:  November 12, 2020 

Re: CMPT-2020-0006, SPEX-2020-0023 & TELE-2020-0003, Milestone 
Tower-Gardenia Drive; Archaeology 2nd Referral 

 

There are no outstanding cultural resources issues with this application. 

 

cc:  Alaina Ray, AICP, Director, Planning and Zoning (via e-mail) 
Dan Galindo, AICP, Program Manager, Community Planning (via e-mail) 

 



DEPARTMENT OF BUILDING AND DEVELOPMENT 
 

COUNTY OF LOUDOUN 
 

MEMORANDUM 
 
DATE:  November 19, 2020 
 
TO:  Marshall Brown, Project Manager, Department of Planning and Zoning 
 
FROM: Jenn Hare, Natural Resources Engineer 
 
THROUGH: Ryan Reed, Natural Resources Team Leader 
 
CC:  Kyle Dingus, County Urban Forester 

Andrew Londos, Zoning Planner, Department of Planning and Zoning 
 
SUBJECT: CMPT-2020-0006, SPEX-2020-0023, TELE-2020-0003 
 Milestone Tower – Gardenia Drive 
   
The Natural Resources Team (NRT) reviewed the commission permit and special 
exception applications and offers the following comments:   
 
Recommendations: 
 
Natural Resources: 

1) Staff acknowledges the tree conservation areas and tree canopy information provided 
with this submission. Please identify and label the existing boundaries of the recorded 
tree conservation easement on site. (Instrument Number 20160129-0004958, SPEX 
Checklist Item 4.a) 

2) Please revise Note 7 on Sheet Z-2 to identify that the source of wetland information 
depicted on the plans is based upon a wetland delineation conducted by TNT 
Environmental, Inc. on April 24, 2020, and verified by preliminary Jurisdictional 
Determination (PJD) NAO-2015-00639, issued by the COE July 27, 2020. (FSM 
8.107.A.26.a)  

3) Staff concurs with the letter provided from the Virginia Department of Conservation 
and Recreation (DCR) Division of Natural Resources dated June 3, 2020, which 
states that while there are natural heritage resources within the project area, due to the 
scope of the proposed activity, these resources are unlikely to be impacted. Staff also 
concurs with the findings and conclusions of the Natural Resources Review 
conducted by EBI Consulting, dated May 7, 2020. 

a. Staff recommends adding a general note to the SPEX plat stating that a 
Natural Resources Review of the subject property was conducted by EBI 
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Consulting, May 7, 2020, which found that the proposed project was 
anticipated to have “no effect” on listed protected species or associated critical 
habitats, and a letter provided by Virginia Department of Conservation and 
Recreation (DCR) Division of Natural Resources dated June 3, 2020, 
indicated that they did not anticipate that the project will adversely impact 
natural heritage resources. 

 
County Urban Forester:  
 
1) Repeat Comment: This application’s proposal is completely within a Tree 

Preservation Easement. Show the easement boundaries on sheets and compliance 
with it via the application. (Instrument Number: 20160129-0004958)  
a) Staff defers to County Attorney’s office for definition of utility.  
b) Staff feels depending upon the County Attorney’s determination, the easement 

must be vacated and or additional areas must be preserved under the easement on 
site. 
i) Staff did not find easement boundaries on SPEX as comment response 

indicated boundaries were there.  
 
Floodplain Management: 
 
There are no floodplain management comments at this time. 
 
Please ensure that any future submissions are referred to the Natural Resources Team and 
contact me if you have any questions or need additional information. 



 

 

MEMORANDUM 

To: Marshall Brown, Project Manager, Land Use Review  

From: Andy Londos, Planner, Zoning Administration 

CC: Kate McConnell, Principal Planner, Zoning Administration 

Date: November 18, 2020 

Re: CMPT-2020-0006, SPEX-2020-0023, TELE-2020-0003, Milestone Tower-

Gardenia Drive (2nd Referral) 

PIN: 249-26-9025 

The above referenced property (the “subject property”) is zoned PD-H3 (Planned 

Development-Housing 3) under the Revised 1993 Loudoun County Zoning Ordinance 

(“Zoning Ordinance”). The subject property is subject to Zoning Map Amendment (ZMAP)-

2002-0001, Kirkpatrick West.  

Zoning Administration staff has reviewed the 2nd submission materials prepared by the 

Applicant and their representatives submitted via email to Marshall Brown on November 

16, 2020, and offers the following comments: 

1. 2nd Zoning Referral Comment to 1st Zoning Referral Comment #1: The 

Applicant has not addressed the existing tree conservation easement on the subject 

property, recorded with dedication plat (DEDI)-2015-0045, in their submission 

materials. In the Statement of Justification (SOJ), address the status of the existing 

tree conservation easement and include any information or documentation that 

demonstrates the proposed telecommunications tower and associated equipment 

compound are permitted to be constructed within the existing tree conservation 

easement on the subject property. If the proposed use is not permitted in the 

easement, then state how permission will be attained. 

  

2. 2nd Zoning Referral Comment to 1st Zoning Referral Comment #4: Revise the 

zoning district reference for the parcel located west of Lightridge Farm Road to read 

“TR-3UBF”, not “PR3UBF”. 

 

3. 2nd Zoning Referral Comment to 1st Zoning Referral Comment #7: The 

Applicant still states there will be a 20-foot-wide landscape buffer area that will 

shroud the front of the compound from view. As referenced in the 1st Zoning 
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Referral Comment #7, the required buffer yard along Lightridge Farm Road is a 10-

foot-wide Road Corridor Type 1 Buffer Yard, the required buffer yard along the 

northern side of the equipment compound is a 25-foot-wide Type C Buffer Yard, 

and the remaining sides of the compound are required to be screened by existing 

vegetation, pursuant to Section 5-618(C)(3)(a) of the Zoning Ordinance. Revise the 

SOJ accordingly. 

 

4. On Page 9 of the SOJ under “Zoning Ordinance”, revise the zoning Ordinance 

section to read “Section 5-618(C)(2)(d)(i)”, not “Section 5-618(C)(2)(a)”. 

SPEX PLAT 

5. 2nd Zoning Referral Comment to 1st Zoning Referral Comment #13(c): In the 

“Parking Tabulations” table provided by the Applicant on Sheet Z-2, the Applicant 

indicates there will be one (1) proposed loading space. However, Zoning 

Administration staff advises the Applicant that a loading space is not required based 

on the proposed gross floor area of the use.  

 

6. Sheet Z-4: Relocate the “20’-0” Landscape Buffer” label to be located on the north 

side of the equipment compound, not the west side of the compound. Additionally, 

pursuant to Table 5-1404(D), the required width of a Type C Buffer Yard is 25 feet, 

not 20 feet. Revise accordingly. Please also refer to Comment #7(c) below 

regarding the location of the Type C Buffer Yard along the northern side of the 

compound. 

 

7. Sheet Z-6: Please address the following comments on Sheet Z-6: 

 

a. Revise the label reading “Buffer Yard Type C” along the eastern side of the 

equipment compound to read “Screening provided by existing vegetation, 

pursuant to Section 5-618(C)(3)(a)”. Provide the same labeling for the 

southern side of the equipment compound. 

b. Depict the limits of disturbance. 

c. Relocate the dimensions of the northern Type C Buffer Yard to account for 

the 15-foot protected root zone (PRZ), which extends out from the limits of 

disturbance. The Type C Buffer Yard should begin at the outer edge of the 

15-foot PRZ and extend 25 feet towards the northern property line. 

d. Depict the distance from the limits of disturbance to the limits of SPEX along 

the eastern and southern sides of the equipment compound to ensure 

adequate screening of the equipment compound is provided by existing 

vegetation after PRZ’s have been accounted for along these sides of the 

equipment compound. 
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8. Zoning Administration staff recommends the following conditions of approval for the 

application: 

a. The Applicant shall demonstrate prior to first site plan approval that the 

proposed telecommunications tower and associated equipment compound are 

permitted to be located within the existing tree conservation easement. 

b. If permission to locate the proposed telecommunications tower and 

associated equipment compound within the existing tree conservation 

easement results in land disturbing activities within the limits of the 

easement, or vacation or amendment of the easement, then existing 

vegetation within the Limits of SPEX shall be preserved to provide buffering 

and screening as follows: 

i. Existing vegetation to the east, west, and south of the “Proposed 

Limits of Clearing” as depicted on Sheet Z-3 of the SPEX Plat shall be 

preserved to meet the requirement of Section 5-618(C)(3)(a) to use 

existing vegetation to screen the facility; and 

ii. Existing vegetation to the north of the “Proposed Limits of Clearing” as 

depicted on Sheet Z-3 of the SPEX Plat shall be preserved to meet the 

requirements of the 25 foot wide Type C Use Buffer Yard required by 

Section 5-1404. 

c. If the proposed telecommunications tower and associated equipment 

compound are permitted to be located within the existing tree conservation 

easement on the subject property, Zoning Administration staff recommends a 

condition of approval requiring any land disturbing activates to occur only 

within the “Proposed Limits of Clearing” as depicted on Sheet Z-3 of the 

SPEX Plat. 

 



Phil Stetler obo Milestone 

Communications 

3620 Commerce Drive, Suite 707 

Baltimore, MD 21227 

pstetler@sitelinkwireless.com 

11/12/20 

J. Marshall Brown, AICP

Planner | Land Use Review

Loudoun County Department of Planning & Zoning

E-mail: Marshall.Brown@loudoun.gov

RE:      CMPT-2020-0006, SPEX-2020-0023, TELE-2020-0003 

Milestone Tower – Gardenia Drive 

Comment Response Letter 

Mr. Brown: 

Please find below and attached a revised plan, response letter/s, and information that addresses the 

comments received on October 5, 2020. This letter addresses comments specifically pertaining to the 

Statement of Justification, while a separate letter from Entrex Communication Services, Inc., 

addresses comments dealing with engineered items. 

PROFFER MANAGEMENT TEAM Bradley R. Polk, CZA, Senior Planner

COMMENTS:  

1. Revise the title to add the Telecommunication Application Number “TELE-2020-0003”.

Complied.

2. Revise the 2nd sentence in the first paragraph on page 1 to read “The parcel is identified as

PIN 249-26-9025…” Complied.

3. Revise the Zoning District acronym in the last sentence on page 1 to replace “PDH3” with

“PD-H3.” Complied.

4. Revise the first paragraph on page 2 to replace “PR3UBF” with “TR-3UBF” to identify the

correct zoning district. Complied.

5. Revise the first paragraph on page 2 to replace “PDH-3” with “PD-H3”. Complied.

Attachment 8



 

6. Revise the Background to include that in addition to the Property being zoned PD-H3, the 

Property is also subject to ZMAP-2002-0001, Kirkpatrick West. Complied. 

 
ZONING ADMINISTRATION Andy Londos, Planner 

COMMENTS:  

 

1. Please ensure references to the applicable zoning ordinance are to the “Revised 1993 

Loudoun County Zoning Ordinance” (“Zoning Ordinance”). Complied. 

 

2. Page 3, Background: Revise reference to the zoning districts of the surrounding, adjacent 

parcels to read “TR-3UBF”, not “PR3UBF”. Complied. 

 

3. Page 3, Background: Remove reference to Section 2-1702, Section 2-1502, and Section 3-

103 as the subject property is not located within a TR zoning district and was not designated 

with an R zoning district as part of the rezoning, ZMAP-2002-0001. Complied. 

 

4. For clarification purposes, specify which subsection of Section 5-618(C)(2) applies to the 

submitted applications (i.e. Section 5-618(C)(2)(c) or Section 5-618(C)(2)(d)(i)). If the 

proposed telecommunications tower will be an accessory use to the Kirkpatrick West Fire 

and Rescue Station, specify that the special exception is being submitted pursuant to Section 

5-618(C)(2)(c). If not, pursuant to Section 5-618(C)(2)(d)(i), the telecommunications tower is 

permissible by special exception in the PD-H3 zoning district since the subject property is 

owned by the Loudoun County Board of Supervisors. Complied. Applicant’s specific 

reference is to Section 5-618(C)(2)(d)(i) as the proposed tower will not be an accessory use 

to the Kirkpatrick West Fire and Rescue Station. 

COMPLIANCE WITH SECTION 5-618(C)(3)  

5. Section 5-618(C)(3)(a): The Applicant states the structure is not located in the interior of the 

property but is located amongst existing tall trees and toward the rear of the property. 

Although the tower is exempt from the required setback in Section 5-618(C)(3)(e), the 

proposed telecommunications tower exceeds said setback. As such, Zoning Administration 

staff contends that the tower is located in the interior of the property. Revise this statement 

accordingly. Complied. 

The Applicant further states that there is a 20-foot-wide landscape buffer area that will 

shroud the front of the compound from view. Zoning Administration staff advises the 

Applicant that the required buffer yard along Lightridge Farm Road is a Road Corridor Type 

1 Buffer Yard, not a Type C Buffer Yard. Pursuant to Section 5-1403(A)(2) of the Zoning 

Ordinance, the Road Corridor Buffers and Setbacks required by this Section shall be 

provided in accordance with Section 1-205(J) and extend across the length of the proposed 

development site. Revise Sheet Z-7 accordingly. Please refer to Comment #18 below for 

further comment on the western buffer yard. Complied. 

 

The Applicant has stated that the remaining sides of the compound will be screened by the 

existing forest buffer, with trees ranging as tall as 85 feet in height. Please refer to Comments 

#19 and #20 below for further comment on buffering and screening of the remaining sides. If 



the proposed use is permitted to be located within the existing tree conservation easement, 

Zoning Administration staff defers to the County Urban Forester to ensure compliance with 

Section 5-1402(D) of the Zoning Ordinance for the utilization of existing vegetation to meet 

the buffering and screening requirements in Section 5-1400 of the Zoning Ordinance for the 

northern buffer yard. Zoning Administration staff also defers to the County Urban Forester to 

ensure the proposed disturbance does not affect the viability of the remaining vegetation 

within the existing tree conservation easement and does not diminish the existing tree 

conservation areas used to meet buffer yard requirements for the existing fire and rescue 

station use on the subject property. Complied. 

 

6. Section 5-618(C)(3)(e): Zoning Administration staff notes the proposed telecommunications 

tower is exempt from the setback requirement as the tower will be located on a Loudoun 

County and a fire and/or rescue company site (Section 5-618(C)(3)(o)). The proposed 

telecommunications tower would exceed this setback if said setback were required. Noted. 

 

7. Section 5-618(C)(3)(f): Be advised the total gross floor area requirement for related 

unmanned equipment structures applies to each telecommunication provider proposed to co-

locate on the proposed tower, not just the public safety equipment. Revise the response to this 

requirement accordingly. Complied. 

 

8. Section 5-618(C)(3)(n): The Applicant states the proposed tower location is approximately 

five (5) miles from Washington Dulles International Airport. Per the County’s mapping 

system, WebLOGIS, it appears the tower location is within five (5) miles of the property 

boundary of Washington Dulles International Airport. The Applicant has provided a FAA 

Determination of No Hazard to Air Navigation, however, it does not appear the Applicant has 

provided verification that Metropolitan Washington Airports Authority has been notified in 

writing. Demonstrate full compliance with Section 5-618(C)(3)(n) of the Zoning Ordinance. 

It is Applicant’s understanding that Mr. Marshall Brown has provided notification to the 

Metropolitan Airports Authority.  

 

COMPLIANCE WITH SECTION 5-618(C)(4)  

 

9. Section 5-618(C)(4)(c): Prior to the Planning Commission and Board of Supervisor public 

hearings for the above referenced application, please ensure compliance with Section 5-

618(B)(4)(c) in regard to the written notice required under the provisions of Section 6-600 of 

the Zoning Ordinance. Applicant will comply with this requirement. 

 

Should you have any further questions on concerns, please feel free to reach out to me. 

 

Sincerely, 

 

Phil Stetler 

Authorized agent for Milestone Communications 

pstetler@sitelinkwireless.com 

443-977-7561  

 



 

 



 
                                                                                                                       

6100 Executive Boulevard, Suite 350 ● Rockville, MD 20852 ● Tel: 202.408.0960 
 
DATE: November 11, 2020 
 
TO: Marshall Brown, AICP 
  
FROM: Marc A. Marzullo, PE 
 
RE: CMPT-2020-0006, SPEX-2020-0023 & TELE-2020-0003 
 Milestone Tower-Gardenia Drive 

 
We have reviewed your review comments and have the following responses. 
 

No. Comment Response 

 

A Archaeology-Steve Thompson PhD, RPA 

1 In accordance with the requirements of FSM Section 8.101.A.21, 
the applicant must add a note to the project plan set providing 
the full title, company name, and completion date (month, year) 
of all archaeological reporting completed for the property. 

Complied, see Sheet Z-3. 

B Natural Resources Team-Jenn Hare 

1 The proposed facility is located within an area identified as a 
tree conservation area on STPL-2015-0022, and subsequent 
tree conservation easement recorded with the dedication plat 
DEDI-2015-0045, Instrument Number 20160129-0004958. Staff 
recommends providing a condition for vacating the easement 
prior to site plan approval, as well as appropriate mitigation for 
the loss of the tree conservation easement area. In addition, 
please provide the following: 
a. Show square footage of tree conservation easement being 
impacted; 
b. Demonstrate mitigation for the loss of easement area, either 
through the addition of comparable forested area, or through 
reforestation of an area on site; and 
c. Staff also recommends that the SPEX plat demonstrate that 
the site is still compliant with tree canopy requirements. Note 
that the tree canopy requirements will need to be demonstrated 
at the time of site plan. 

1a – Complied, see calculations on 
Sheet Z-2. 
1b – Mitigation for loss of easement 
area will be addressed at site plan 
submittal. 
1c – See Sheet Z-2. 

2 Per the Wetland Delineation Report provided, the wetlands on 
site were confirmed by the U.S. Army Corps of Engineers 
(USACE) under Jurisdictional Determination (JD) 
No. 2015-0639 in July 2015. JDs typically expire after 5 years. 
Note that an approved JD will be required at the time of grading 
permit application; Staff recommends initiating this 
correspondence as soon as possible to ensure there are no 
delays during the site plan process or grading permit application 
process. (FSM 8.107.A.26.a and 8.111.A.2) 

See current JD attached. 
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3 The Natural Resources Review provided with this application 
indicates that a letter from the Virginia Department of 
Conservation and Recreation (DCR) Division of Natural Heritage 
has been requested; please provide this with the next 
submission. (SPEX Checklist Item L.2) 

See attached 

4 Urban Forester: This application’s proposal is completely within 
a Tree Preservation Easement. Show the easement boundaries 
on sheets and compliance with it via the application. 
(Instrument Number: 20160129-0004958) 
a. Staff defers to County Attorney’s office for definition of utility. 
b. Staff feels depending upon the County Attorney’s 
determination, the easement must be vacated and or additional 
areas must be preserved under the easement on site. 

Easement boundaries are shown. 
Easement mitigation will be addressed 
at site plan submittal. 

C Proffer Management-Bradley R. Polk, CZA (Special Exception Plat) 

7 Revise the listing of Parcel Identification Numbers (PIN) 
throughout the plan set to use the County’s adopted 
nomenclature (e.g. “PIN 249-26-9025”). 

Complied. 

8 Sheet T-1. Revise the Title to add the Telecommunications 
Application Number “TELE2020-0003”. Add this application 
number to the Application Numbers found on the right side 
of each page of the plan set. 

Complied. 

9 Sheet T-1. Revise the Title to replace “Kirkpatrick Fire Station” 
with “Kirkpatrick Farms Fire and Rescue Station 27”. 

Complied. 

10 Sheet Z-1. Revise the Zoning District acronyms to use those 
acronyms used in the Zoning Ordinance (e.g. “PD-H3”, rather 
than “PDH3”; “TR-3UBF” rather than “TR3UBF”). Make 
these revisions on subsequent sheets throughout the plan set. 

Complied. 

11 Sheet Z-2. Revise Site Note 1 to revise the Site Name to 
“Kirkpatrick Farms Fire and Rescue Station 27”. 

Complied. 

12 Sheet Z-2. Revise Site Note 3 to correct the Zoning District 
acronym to “PD-H3”. Further revise the note to reference 
“ZMAP-2002-0001, Kirkpatrick West”. 

Complied. 

13 Sheet Z-3. The existing vegetation in the area of the proposed 
improvements is identified as “Public Use Area” and “Open 
Space Area” on the Concept Development Plan (CDP) for 
ZMAP-2002-0001, Kirkpatrick West. The existing vegetation is 
not included within the Tree Save Areas provided for on the 
approved CDP. However, the proposed improvements are 
located in an area identified as “Tree Conservation Easement” 
on DEDI-2015-0045 (Instrument Number 20161205-0082693”. 
Revise the plan set to depict the Tree Conservation Area. 

Tree conservation areas have been 
added. 

14 Sheet Z-3. Revise the Subject Parcel information to correct the 
Zoning District acronym to “PD-H3”. 

Complied. 

15 Sheet Z-3. Revise the Special Exception Plat to identify the 
“Limits of Special Exception”. 

Complied. 

16 Sheet Z-4. Revise the terminology used in the call out for the 
“PROPOSED SPEX AREA AND LIMITS OF CMPT AREA” to 
identify the area as the “LIMITS OF SPEX AND LIMITS OF 
CMPT”. 

Complied. 
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D Zoning Administration – Andy Londos (Special Exception Plat) 

12 Zoning Administration staff recommends the Applicant remove 
specific locations of equipment/structures within the equipment 
compound from the SPEX/CMPT Plat as these locations may 
change due to final engineering at the time of site plan 
submission. If the above referenced applications are approved, 
the Applicant will be required to demonstrate substantial 
conformance with the SPEX/CMPT Plat at the time of site plan 
submission. 

Complied. 

13 Sheets Z-2 & Z-3 are almost identical. To reduce the number of 
sheets, Zoning Administration staff recommends the Applicant 
combine the two sheets and/or relabel Sheet Z-2 to read 
“Special Exception and Commission Permit Plat”. Include and/or 
revise the following notes on Sheet Z-2: 
a. Include reference that the proposed use is subject to the 
noise standards of Section 5-1507 as well as the light and glare 
standards of Section 5-1504 of the Zoning Ordinance. 
b. Include reference that the proposed use is subject to the tree 
planting and replacement requirements of Section 5-1300 as 
well as the buffering and screening requirements of Section 5-
1400 of the Zoning Ordinance. 
c. Include reference that the proposed use is subject to the 
parking and loading requirements of Section 5-1100 of the 
Zoning Ordinance. Zoning Administration staff advises the 
Applicant the number of parking spaces required for a 
telecommunications tower is: 1/1.5 employees on the major 
shift. The number of loading spaces required for a 
telecommunications tower is: 1/25,000 sq. ft. gross floor area 
(GFA) up to 500,000 sq. ft.plus one for the next 50,000 sq. ft. 
plus one/100,000 sq. ft. thereafter. Include a parking 
tabulation to determine the required number of parking and 
loading spaces required for the proposed use. 
d. Site Notes #3: Next to “Use”, include “and 
Telecommunications Tower”. 
e. Include reference that the proposed use is subject to Section 
5-618(C)(3) and Section 5-618(C)(4) of the Zoning Ordinance. 

Sheets have been combined and notes 
have been added. 

14 Sheet Z-4, Enlarged Special Exception Plat and Limits of CMPT 
Area: Clearly delineate the limits of the special exception and 
commission permit (“limits of SPEX and CMPT”). Currently, 
the limits of SPEX and CMPT are difficult to discern on the 
submitted plat. Please ensure the access and required buffer 
yards along the northern and western sides of the site are 
included in the limits of SPEX and CMPT. If necessary, revise 
the square footage of the limits of SPEX and CMPT area. 

Complied. 

15 Sheets Z-4 and Z-4A are almost identical. To reduce the number 
of sheets, Zoning Administration staff recommends the Applicant 
remove Sheet Z-4A and depict the “Limits of Disturbance” and 
“Silt Fence” in addition to the depiction of the limits of SPEX and 
CMPT on Sheet Z-4. Include the square footage of proposed 
disturbance on Sheet Z-4. Refer to Comment #17 below 
regarding providing a specific area for the disturbance proposed. 

Complied. 

16 Sheet Z-4, Enlarged Special Exception Plat and Limits of CMPT 
Area: Revise “Disturbed Area: 7,361 SF” to read “Limits of SPEX 

Complied. 
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and CMPT Area: 7,361 SF” 

17 Sheet Z-5, Enlarged Site Plan: The site plan specifies the 
disturbed area will be 9,635 SF. Zoning Administration staff 
recommends the Applicant be more general when providing a 
specific area as the Applicant will be required to demonstrate 
substantial conformance with the submitted SPEX/CMPT Plat at 
the time of site plan submission. Substantial conformance will 
allow a reasonable margin for adjustment to the proposed limits 
of disturbance due to final engineering at the time of site plan 
submission, but it would not allow an increase in the square foot 
area to be disturbed. 

Complied. 

18 Sheet Z-7, Landscape Plan, Western Buffer Yard: Zoning 
Administration staff recommends the Applicant remove the 
buffer yard table and the depiction of specific plant types and 
locations of plantings along the western side of the equipment 
compound as the Applicant will be required to comply with 
Section 5-1400 of the Zoning Ordinance at the time of site plan 
submission. As stated in Comment #7 above, the required buffer 
yard along Lightridge Farm Road is a Road Corridor Type 1 
Buffer Yard, pursuant to Table 5-1403(B) of the Zoning 
Ordinance. Pursuant to Section 5-1403(A)(2), the Road Corridor 
Buffers and Setbacks required by this Section shall be 
provided in accordance with Section 1-205(J) and extend across 
the length of the proposed development site. Revise Sheet Z-7 
by depicting the general dimension and location of the 
required Road Corridor Type 1 Buffer Yard across the length of 
the proposed development site along Lightridge Farm Road and 
extend the limits of SPEX and CMPT area to include said buffer 
yard. Remove the note requesting a buffer yard modification to 
locate the Type C Buffer Yard along the west side of the limits of 
SPEX instead of along the lot or parcel as the Road Corridor 
Type 1 Buffer Yard must be provided in accordance with Section 
1-205(J) of the Zoning Ordinance. 

Buffer yards are shown as Road 
Corridor Type 1 along Lightridge Road 
and Buffer Yard Type C along the north 
side of the proposed equipment 
compound. 

19 Sheet Z-7, Landscape Plan, Northern Buffer Yard: A Type C 
Buffer Yard is required along the northern side of the equipment 
compound, pursuant to Table 5-1404(B) of the Zoning 
Ordinance. The buffer may be located along the northern 
perimeter of the telecommunications compound pursuant to 
Section 5-1404(E). Pursuant to Section 5-1402(D) of the Zoning 
Ordinance, existing vegetation which is suitable for use in 
compliance with the requirements of Section 5-1400, may 
be used as required planting when supplemented by new 
vegetation, if needed, so as to provide buffering and screening 
in accordance with the purpose and intent of Section 5-1400. 
Such existing vegetation shall be shown on a Tree Conservation 
Plan prepared in accordance with the Facilities Standard 
Manual. As such, a buffer yard modification request to utilize 
existing vegetation for the northern buffer yard is not required. 
Remove the note on Sheet Z-7 requesting said buffer yard 
modification. Revise Sheet Z-7 by depicting the dimension and 
location of the Type C Buffer Yard along the northern side of the 
equipment compound. Include a note acknowledging existing 
vegetation will be used as required planting for the Type C 
Buffer Yard when supplemented by new vegetation, if needed, 

Complied. 
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so as to provide buffering and screening in accordance with the 
purpose and intent of Section 5-1400. Extend the limits of SPEX 
and CMPT 
area to include said buffer yard. If the proposed use is permitted 
to be located within the existing 
tree conservation easement, Zoning Administration staff defers 
to the County Urban Forester to 
ensure compliance with Section 5-1402(D) of the Zoning 
Ordinance for the utilization of existing 
vegetation to meet the buffering and screening requirements in 
Section 5-1400 of the Zoning 
Ordinance. See Comment #1 for additional discussion on using 
additional vegetation in the tree 
conservation easement. 

20 Sheet Z-7, Landscape Plan, Eastern and Southern Buffer Yards: 
Zoning Administration staff notes the Applicant is intending 
preserve the remaining vegetation within the tree conservation 
easement not to be disturbed by the proposed use to provide 
buffering and screening along the eastern and southern sides of 
the equipment compound. Zoning Administration staff notes that 
a buffer along the eastern and southern sides of the proposed 
telecommunication tower site are not required by Section 5-
1400. However, preserving this vegetation will achieve the 
requirements of Section 5-618(C)(3)(a) as discussed in 
Comment #7 above. If the proposed use is permitted to be 
located within the existing tree conservation easement, Zoning 
Administration staff defers to the County Urban Forester 
regarding whether the existing vegetation is sufficient to meet 
any additional buffering and screening requirements of Section 
5-618(C)(3)(a) or Conditions of Approval related to the SPEX 
use. 

SPEX/CMPT area has been expanded 
to include existing vegetation around 
the proposed site. 

21 Kirkpatrick Fire Station Tree Conservation Plan: If this sheet is to 
remain, the Landscape and Tree Preservation Calculations table 
should be updated to account for the disturbance proposed 
by the proposed telecommunications tower and associated 
equipment compound. 

Sheet has been removed. 
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DATE:   November 20, 2020 
 
TO:  Marshall Brown, Planner, Loudoun County Department of Planning & Zoning 
  
FROM:  Matt Penning, Director of Development, Milestone Communications 
 
RE:  CMPT-2020-0006, SPEX-2020-0023 & TELE-2020-0003 
  Milestone Tower-Gardenia Drive  
   
 
Please see below responses to comments received on November 18 and 19 by Zoning Administration 
and Natural Resources, respectively.  A revised plan set and Statement of Justification (SOJ) is 
attached separately for review.    
 

No. Comment Response 

A Natural Resources Team-Jenn Hare 

1 Staff acknowledges the tree conservation areas and tree canopy 
information provided with this submission. Please identify and 
label the existing boundaries of the recorded tree conservation 
easement on site. (Instrument Number 20160129-0004958, 
SPEX Checklist Item 4.a) 

Tree conservation area 
boundary has been added to 
Sheets Z-1 and Z-2. 

2 Please revise Note 7 on Sheet Z-2 to identify that the source of 
wetland information depicted on the plans is based upon a 
wetland delineation conducted by TNT Environmental, Inc. on 
April 24, 2020, and verified by preliminary Jurisdictional 
Determination (PJD) NAO-2015-00639, issued by the COE July 
27, 2020. (FSM 8.107.A.26.a) 

Complied, note has been 
revised. 

3 Staff concurs with the letter provided from the Virginia 
Department of Conservation and Recreation (DCR) Division of 
Natural Resources dated June 3, 2020, which states that while 
there are natural heritage resources within the project area, due 
to the scope of the proposed activity, these resources are 
unlikely to be impacted. Staff also concurs with the findings and 
conclusions of the Natural Resources Review conducted by EBI 
Consulting, dated May 7, 2020. 
a. Staff recommends adding a general note to the SPEX plat 
stating that a Natural Resources Review of the subject property 
was conducted by EBI Consulting, May 7, 2020, which found 
that the proposed project was anticipated to have “no effect” on 
listed protected species or associated critical habitats, and a 
letter provided by Virginia Department of Conservation and 
Recreation (DCR) Division of Natural Resources dated June 3, 
2020, indicated that they did not anticipate that the project will 
adversely impact natural heritage resources. 

Complies, note added to Sheet 
Z-3. 
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B County Urban Forester – Kyle Dingus 

1 Repeat Comment: This application’s proposal is completely within a Tree 
Preservation Easement. Show the easement boundaries on sheets and 
compliance with it via the application. (Instrument Number: 20160129-0004958) 
a) Staff defers to County Attorney’s office for definition of utility. 
b) Staff feels depending upon the County Attorney’s determination, the easement 
must be vacated and or additional areas must be preserved under the easement 
on site. 

i) Staff did not find easement boundaries on SPEX as comment response 
indicated boundaries were there. 

Easement 
boundaries have 
been added to 
Sheets Z-1 and 
Z-2 

C Zoning Administration – Andy Londos  

1 
SOJ 

2nd Zoning Referral Comment to 1st Zoning Referral Comment #1: The Applicant 
has not addressed the existing tree conservation easement on the subject 
property, recorded with dedication plat (DEDI)-2015-0045, in their submission 
materials. In the Statement of Justification (SOJ), address the status of the existing 
tree conservation easement and include any information or documentation that 
demonstrates the proposed telecommunications tower and associated equipment 
compound are permitted to be constructed within the existing tree conservation 
easement on the subject property. If the proposed use is not permitted in the 
easement, then state how permission will be attained. 

The SOJ has 
been revised 
accordingly. 

2 
SOJ 

2nd Zoning Referral Comment to 1st Zoning Referral Comment #4: Revise the 
zoning district reference for the parcel located west of Lightridge Farm Road to 
read “TR-3UBF”, not “PR3UBF”. 

3 
SOJ 

2nd Zoning Referral Comment to 1st Zoning Referral Comment #7: The Applicant 
still states there will be a 20-foot-wide landscape buffer area that will shroud the 
front of the compound from view. As referenced in the 1st Zoning CMPT-2020-
0006 & SPEX-2020-0023, 2nd Referral Milestone Tower-Gardenia Drive 
November 18, 2020 Page 2 Referral Comment #7, the required buffer yard along 
Lightridge Farm Road is a 10- foot-wide Road Corridor Type 1 Buffer Yard, the 
required buffer yard along the northern side of the equipment compound is a 25-
foot-wide Type C Buffer Yard, and the remaining sides of the compound are 
required to be screened by existing vegetation, pursuant to Section 5-618(C)(3)(a) 
of the Zoning Ordinance. Revise the SOJ accordingly. 

4 
SOJ 

4. On Page 9 of the SOJ under “Zoning Ordinance”, revise the zoning Ordinance 
section to read “Section 5-618(C)(2)(d)(i)”, not “Section 5-618(C)(2)(a)”. 

5 
Plat 

2 nd Zoning Referral Comment to 1st Zoning Referral Comment #13(c): In the 
“Parking Tabulations” table provided by the Applicant on Sheet Z-2, the Applicant 
indicates there will be one (1) proposed loading space. However, Zoning 
Administration staff advises the Applicant that a loading space is not required 
based on the proposed gross floor area of the use. 

Loading space 
reference has 
been removed. 

6 
Plat 

Sheet Z-4: Relocate the “20’-0” Landscape Buffer” label to be located on the north 
side of the equipment compound, not the west side of the compound. Additionally, 
pursuant to Table 5-1404(D), the required width of a Type C Buffer Yard is 25 feet, 

References to 
landscape 
buffers have 
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not 20 feet. Revise accordingly. Please also refer to Comment #7(c) below 
regarding the location of the Type C Buffer Yard along the northern side of the 
compound. 

been removed 
and note added 
to refer to sheet 
Z-6 for 
Landscape Plan. 

7 
Plat 

Sheet Z-6: Please address the following comments on Sheet Z-6: a. Revise the 
label reading “Buffer Yard Type C” along the eastern side of the equipment 
compound to read “Screening provided by existing vegetation, pursuant to Section 
5-618(C)(3)(a)”. Provide the same labeling for the southern side of the equipment 
compound. b. Depict the limits of disturbance. c. Relocate the dimensions of the 
northern Type C Buffer Yard to account for the 15-foot protected root zone (PRZ), 
which extends out from the limits of disturbance. The Type C Buffer Yard should 
begin at the outer edge of the 15-foot PRZ and extend 25 feet towards the 
northern property line. d. Depict the distance from the limits of disturbance to the 
limits of SPEX along the eastern and southern sides of the equipment compound 
to ensure adequate screening of the equipment compound is provided by existing 
vegetation after PRZ’s have been accounted for along these sides of the 
equipment compound. 

Complied. 

8 Zoning Administration staff recommends the following conditions of approval for 
the application: a. The Applicant shall demonstrate prior to first site plan approval 
that the proposed telecommunications tower and associated equipment 
compound are permitted to be located within the existing tree conservation 
easement. b. If permission to locate the proposed telecommunications tower and 
associated equipment compound within the existing tree conservation easement 
results in land disturbing activities within the limits of the easement, or vacation or 
amendment of the easement, then existing vegetation within the Limits of SPEX 
shall be preserved to provide buffering and screening as follows: i. Existing 
vegetation to the east, west, and south of the “Proposed Limits of Clearing” as 
depicted on Sheet Z-3 of the SPEX Plat shall be preserved to meet the 
requirement of Section 5-618(C)(3)(a) to use existing vegetation to screen the 
facility; and ii. Existing vegetation to the north of the “Proposed Limits of Clearing” 
as depicted on Sheet Z-3 of the SPEX Plat shall be preserved to meet the 
requirements of the 25 foot wide Type C Use Buffer Yard required by Section 5-
1404. c. If the proposed telecommunications tower and associated equipment 
compound are permitted to be located within the existing tree conservation 
easement on the subject property, Zoning Administration staff recommends a 
condition of approval requiring any land disturbing activates to occur only within 
the “Proposed Limits of Clearing” as depicted on Sheet Z-3 of the SPEX Plat.area 
to include said buffer yard. If the proposed use is permitted to be located within 
the existing tree conservation easement, Zoning Administration staff defers to the 
County Urban Forester to ensure compliance with Section 5-1402(D) of the 
Zoning Ordinance for the utilization of existing vegetation to meet the buffering 
and screening requirements in Section 5-1400 of the Zoning Ordinance. See 
Comment #1 for additional discussion on using additional vegetation in the tree 
conservation easement. 

Conditions of 
approval are 
acceptable. 

 



Brown, Marshall

From: Matthew DeConciliis <matt.decon@gmail.com>
Sent: Monday, December 14, 2020 10:56 AM
To: Brown, Marshall
Subject: [EXTERNAL] Milestone Tower Concerns

Follow Up Flag: Follow up
Flag Status: Flagged

Marshall, 
I wanted to write you about my and my neighbors' concerns in regards to the placement of Milestone Tower in 
its proximity to the surrounding residential communities. 

I also want to let you know that the communication on this tower has been limited.  Infact the final letter we 
received last week, that required a signature, the USPS did not gather signatures from myself and many of our 
neighbors.   Personally, this was the only communication I received. 

Our ultimate concern with the placement of this tower and the impact to the surrounding residents health.  

The tower will house up to 5 carriers and the Emergency communications it was primarily built for.  The 5 
carriers is the real concern here and the compounded RF transmissions (especially in 5G) that will be 
transmitted from the tower. 

5G is relatively new and the therefore the long-term impacts to humans who are exposed to 5G signals, 
especially concentrated, is not sufficient at this time.   

The tower needs to be relocated to a location not so close to residential and schooling.   

I have recommended that Dominion Power utility location about 1 mile from the current site.  It was not 
included in the original documentation of site locations.   

Thanks, 
Matthew DeConciliis 
41160 Hickory Hedge Place 
Aldie, VA 20105 

Attachment 9
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Brown, Marshall

From: Matthew DeConciliis <matt.decon@gmail.com>
Sent: Tuesday, December 15, 2020 11:39 AM
To: Brown, Marshall
Subject: [EXTERNAL] Milestone Tower Petition
Attachments: Hickory Hedge Place Milestone Tower Petition 12.14.20.pdf

Marshall, 
Attached is a petition from my neighbors in opposition of putting private carriers on the proposed Milestone 
Tower.    

If possible, I would recommend for Milestone to reach out to Willowsford HOA again about the Tower and 
potentially set up a Q&A session for Willowsford.  At this time, despite the County's record of Milestone 
following all communication requirements,  my fellow neighbors are not informed about the Tower.  I am not 
sure what HOA Milestone conducted its QandA, but I feel Willowsford would be a beneficial use of time. 

Thanks, 
Matt 

On Mon, Dec 14, 2020 at 10:55 AM Matthew DeConciliis <matt.decon@gmail.com> wrote: 
Marshall, 
I wanted to write you about my and my neighbors' concerns in regards to the placement of Milestone Tower in 
its proximity to the surrounding residential communities. 

I also want to let you know that the communication on this tower has been limited.  Infact the final letter we 
received last week, that required a signature, the USPS did not gather signatures from myself and many of our 
neighbors.   Personally, this was the only communication I received. 

Our ultimate concern with the placement of this tower and the impact to the surrounding residents health.  

The tower will house up to 5 carriers and the Emergency communications it was primarily built for.  The 5 
carriers is the real concern here and the compounded RF transmissions (especially in 5G) that will be 
transmitted from the tower. 

5G is relatively new and the therefore the long-term impacts to humans who are exposed to 5G signals, 
especially concentrated, is not sufficient at this time.   

The tower needs to be relocated to a location not so close to residential and schooling.   

I have recommended that Dominion Power utility location about 1 mile from the current site.  It was not 
included in the original documentation of site locations.   

Thanks, 
Matthew DeConciliis 
41160 Hickory Hedge Place 
Aldie, VA 20105 
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Brown, Marshall

From: Gina Wisor <gina.wisor@yahoo.com>
Sent: Tuesday, December 15, 2020 4:16 PM
To: Brown, Marshall
Subject: [EXTERNAL] The Milestone Tower

Hi Marshall, 
 
I am a resident off Hickory Hedge Place. I believe we spoke this am.  I sent Tony an email, and wanted to write 
you my concerns and objections to the Milestone Tower, as well, which is scheduled to be built off of Gardenia 
Drive.   
 
I, and many residents, were not aware of the Milestone Tower plans, until recently. This lack of information is 
alarming with now, only a short time to lobby against. 

This tower is going to be the first thing you see when turning on our street. It will decrease the property value, 
and be an 'eye sore' every single day.  

It also will emit EMF while upsetting the environment. Willowsford conservancy protects wildlife, plants, and 
habitats, and that is proudly a thriving part of our community. There are studies that point to the disruption of 
these natural habitats and life surrounding EMF exposure. ( I will attach links below.) 

Unfortunately, there are no long term studies of exposure this close to residents, over long periods of time. 
We have many children on our street, along with immune‐compromised individuals that this can impact the 
most. These cell antennas will be involuntary exposure to new sources of radio frequency radiation including 
millimeter waves. 

I understand the County will only operate on frequencies licensed by the FCC, and all radio frequency energy 
emitted by the tower will be within regulatory limit, however, those radio frequencies are still cause for 
concern, not only to the property value, but our health and environment.  These invisible areas of energy will 
be right in the middle of our residence. If the majority of the community knew that this was a plan, I can 
guarantee this section would not have been occupied so quickly.  

I agree with other neighbors, in pushing the Board to explore alternative locations, specifically next to an 
existing Utility site, not in a residential area and deny this project.  

Thank you, 

Gina Wisor 

"Survey by the National Institute for Science, Law & Public Policy Indicates Cell Towers and Antennas 
Negatively Impact Interest in Real Estate Properties" 

https://www.businesswire.com/news/home/20140703005726/en/Survey‐by‐the‐National‐Institute‐for‐
Science‐Law‐Public‐Policy‐Indicates‐Cell‐Towers‐and‐Antennas‐Negatively‐Impact‐Interest‐in‐Real‐Estate‐
Properties 
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https://electromagnetichealth.org/electromagnetic‐health‐blog/survey‐property‐desirability/ 

https://willowsfordconservancy.org/ 

Safety Concerns & Studies:  

http://www.electrosmogprevention.org/international‐electrosmog‐prevention‐news/stop‐5g/martin‐pall‐phd‐
dangers‐of‐5g/?fbclid=IwAR07p_CWBlrggWytXfQuNbh390UggLkkL_nxpzmZyL6VmdBAj0wdCD7igcc 

https://www.saferemr.com/2015/04/cell‐tower‐health‐effects.html 

https://www.saferemr.com/2017/08/5g‐wireless‐technology‐millimeter‐wave.html 

Safety concerns from doctors and scientist, globally.  

https://ehtrust.org/small‐cells‐mini‐cell‐towers‐health‐letters‐scientists‐health‐risk‐5g/ 

https://electromagnetichealth.org/electromagnetic‐health‐blog/survey‐property‐desirability/ 
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Brown, Marshall

From: Gina Wisor <gina.wisor@yahoo.com>
Sent: Thursday, January 28, 2021 2:08 PM
To: Brown, Marshall; Buffington, Tony
Subject: [EXTERNAL] Re: The Milestone Tower

Hi Marshall, 
 
I am very concerned with the placement of the Milestone tower, which will be next to our residence. After talking with 
many residence off of Hickory Hedge court, we strongly oppose the tower being built by our homes.  
 
There is an overwhelming amount of scientific data and concerns, along with ZERO long term safety studies on the long 
term health impact that this WILL have on our health, plus the fact that it will bring our property value down.  
 
Please take the time to read this information and place the tower in an already existing utility spot. 
 
 
Thank you,  
 
Gina Wisor 
 
 
Effects on children.....  

Summary of Results 
 
Meo et al (2019): Higher exposure to cell tower RFR was associated with delayed fine and gross motor skills, spatial 
working memory, and attention among adolescents compared to students exposed to lower levels of cell tower RFR. (13-
16 years of age) 
 
Durusoy et al (2017): An association was found between mobile phone use and headache, concentration difficulties, 
fatigue, sleep disturbances and warming of the ear showing a dose-response. Limited associations were found between 
vicinity to cell towers and some general symptoms; however, no association was found with school RFR levels. (high 
school students) 
 
Schoeni et al (2016): In the cohort approach, an association was found between modelled RFR exposure from fixed site 
transmitters and tiredness and concentration difficulties in adolescents. (12-17 years of age) 
 
Guxens et al (2016): Higher residential RFR exposure from cell towers and presence of indoor sources was associated 
with improved inhibitory control and cognitive flexibility whereas higher personal cordless phone use was associated with 
reduced inhibitory control and cognitive flexibility. Higher residential cell tower exposure was associated with reduced 
visuomotor coordination whereas improved visuomotor coordination was associated with residential indoor sources of 
RFR and higher personal cell phone use. (5-6 years of age) 
 
Calvente et al (2016): Children living in higher RFR exposure areas had lower verbal expression and comprehension 
scores and more internalizing and total problems, and were more likely to have obsessive-compulsive and post-traumatic 
stress disorders, in comparison to those living in areas with lower RFR exposure. These associations were stronger when 
maximum RFR exposures were examined as opposed to average exposures. (9-11 years of age) 
 
Meo et al (2015): Students exposed to higher cell tower RFR had a significantly greater risk of type 2 diabetes mellitus (p 
= 0.016) relative to others exposed to lower cell tower RFR. High cell tower RFR was associated with elevated levels of 
HbA1c and risk of type 2 diabetes mellitus. (12-17 years of age) 
 
Huss et al (2015): Children exposed to higher levels of cell tower RFR had worse sleep duration but fewer sleep 
disruptions. (7 years of age) 
 
The abstracts for these seven studies: http://bit.ly/childrencelltower 
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Cell Tower Health Effects 
 
 
 

 
Cell Tower Health Effects 
Resources regarding cell tower radiation. 

 

 

 
 
5G Wireless Technology: Millimeter Wave Health Effects 
 
 
 

 
5G Wireless Technology: Millimeter Wave Health 
Effects 
5G: What will be the health effects of exposing everyone to 
millimeter waves? 

 

 

 

"The International EMF Scientist Appeal serves as a credible and influential voice from EMF 
(electromagnetic field) scientists who are urgently calling upon the United Nations and its 
sub-organizations, the WHO and UNEP, and all U.N. Member States, for greater health 
protection on EMF exposure." 

https://www.emfscientist.org/ 
 
http://emfsafetynetwork.org/wp-content/uploads/2019/03/EMF_Wireless-Study-2019_Final-1.pdf 
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On Tuesday, December 15, 2020, 4:16:03 PM EST, Gina Wisor <gina.wisor@yahoo.com> wrote:  
 
 
Hi Marshall, 
 
I am a resident off Hickory Hedge Place. I believe we spoke this am.  I sent Tony an email, and wanted to write 
you my concerns and objections to the Milestone Tower, as well, which is scheduled to be built off of Gardenia 
Drive.   
 
I, and many residents, were not aware of the Milestone Tower plans, until recently. This lack of information is 
alarming with now, only a short time to lobby against. 

This tower is going to be the first thing you see when turning on our street. It will decrease the property value, 
and be an 'eye sore' every single day.  

It also will emit EMF while upsetting the environment. Willowsford conservancy protects wildlife, plants, and 
habitats, and that is proudly a thriving part of our community. There are studies that point to the disruption of 
these natural habitats and life surrounding EMF exposure. ( I will attach links below.) 

Unfortunately, there are no long term studies of exposure this close to residents, over long periods of time. 
We have many children on our street, along with immune‐compromised individuals that this can impact the 
most. These cell antennas will be involuntary exposure to new sources of radio frequency radiation including 
millimeter waves. 

I understand the County will only operate on frequencies licensed by the FCC, and all radio frequency energy 
emitted by the tower will be within regulatory limit, however, those radio frequencies are still cause for 
concern, not only to the property value, but our health and environment.  These invisible areas of energy will 
be right in the middle of our residence. If the majority of the community knew that this was a plan, I can 
guarantee this section would not have been occupied so quickly.  

I agree with other neighbors, in pushing the Board to explore alternative locations, specifically next to an 
existing Utility site, not in a residential area and deny this project.  

Thank you, 

Gina Wisor 

"Survey by the National Institute for Science, Law & Public Policy Indicates Cell Towers and Antennas 
Negatively Impact Interest in Real Estate Properties" 

https://www.businesswire.com/news/home/20140703005726/en/Survey‐by‐the‐National‐Institute‐for‐
Science‐Law‐Public‐Policy‐Indicates‐Cell‐Towers‐and‐Antennas‐Negatively‐Impact‐Interest‐in‐Real‐Estate‐
Properties 

https://electromagnetichealth.org/electromagnetic‐health‐blog/survey‐property‐desirability/ 

https://willowsfordconservancy.org/ 

Safety Concerns & Studies:  
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http://www.electrosmogprevention.org/international‐electrosmog‐prevention‐news/stop‐5g/martin‐pall‐phd‐
dangers‐of‐5g/?fbclid=IwAR07p_CWBlrggWytXfQuNbh390UggLkkL_nxpzmZyL6VmdBAj0wdCD7igcc 

https://www.saferemr.com/2015/04/cell‐tower‐health‐effects.html 

https://www.saferemr.com/2017/08/5g‐wireless‐technology‐millimeter‐wave.html 

Safety concerns from doctors and scientist, globally.  

https://ehtrust.org/small‐cells‐mini‐cell‐towers‐health‐letters‐scientists‐health‐risk‐5g/ 

https://electromagnetichealth.org/electromagnetic‐health‐blog/survey‐property‐desirability/ 
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