


Statement of Justification for Determination of Consistency with Comprehensive Plan

T-Mobile Northeast, LLC George Washington RECenter
1.
The Property


The GW RECenter (the “Property”) is located at 8426 Old Mount Vernon Road, Alexandria.  The Property is improved with a recreation facility and pool.  The Property contains 16.94 acres and is zoned R-2.  Together with the adjoining property owned by the Board of Supervisors which contains ballfields and open space, the parcels contain slightly less than 26 acres of public land.  The Property is located in the Mount Vernon magisterial district.

In accordance with subsection 2-514 1., A., 4, the proposed use is allowed by right, subject to determination of consistency with the Comprehensive Plan, Section 15.2-2232 of the Code of Virginia.

2.
Reason for Request


The proposed facility is a vital part of T-Mobile's area wide wireless communications network.  As part of that network, T-Mobile requires a wireless communications facility in order to provide seamless coverage to Mount Vernon Highway, Old Mount Vernon Road and the surrounding residential neighborhood/area.  This area at present is inadequately served by the Applicant due to the absence of a wireless communications facility in this area.  This results in dropped calls or an inability of subscribers to access T-Mobile's network.  Such a "gap" in service is, at best, an inconvenience to T-Mobile's subscribers who live, work or travel through the area and, at worst, is a disservice to those who rely on wireless communications as their only telephone service or who rely on it for peace of mind and safety.  This proposed facility will also provide excellent coverage in the areas surrounding the proposed site and improved handoff to T-Mobile's surrounding sites.


Telecommunications carriers must locate antenna sites according to a network design within relatively limited geographic parameters in order to provide uninterrupted coverage.  When carriers cannot locate a site within these geographic parameters, network users will pass through an area where the lost signal results in interrupted or “dropped” calls.  This poses a significant safety problem from the standpoint of lack of coverage in emergencies.  In addition, an incomplete system is inconsistent with T-Mobile’s legal requirements to provide continuous coverage and to provide coverage to a percentage of the population within specific time parameters as required by its FCC license.


This site offers both an excellent land-use and visual solution to T-Mobile’s coverage objective within the narrow placement parameters of this particular search area. T-Mobile’s analysis of its network indicates that there are significant coverage problems in this part of Fairfax County.  Because there are no suitable existing structures in this area that allow for co-location of facilities by-right (subject only to review of Section 15.2-2232), T-Mobile has selected the subject parcel because of its size and potential for screening from the neighboring residential parcels.  In addition the site can serve as the host site for telecommunications carriers in the area and the proposed ground equipment will be screened by an 8’ board-on-board fence. Consequently, this facility will provide the needed enhanced wireless coverage for the Fairfax County citizens, visitors and businesses in this area for essential, non-essential and emergency communications.

T-Mobile has been working to address the gaps in service in this portion of the county for several years.  In July 2006, T-Mobile received approval from the Planning Commission for a light pole replacement at Mount Vernon High School (2232-V05-22).  However, Fairfax County Public Schools was unwilling to lease the space necessary for the approved installation.  T-Mobile, following the encouragement of several speakers who testified at the community meetings and public hearings, engaged in discussions with Fairfax County Parks Authority about the use of space at the RECenter in lieu of the high school.  Given the size of the Property and setbacks and screening from adjoining residences, T-Mobile believes this is an excellent candidate for the proposed facilities.

3.
Proposed Use


Applicant is submitting this application to construct a 120 foot tall stealth tree pole (125 feet to top of lightning rod) to disguise the communications facility on the Property.  The tree pole (monopine) is proposed to be located toward the entrance of the RECenter.  Plans prepared by Entrex Communication Services, Inc. dated March 30, 2009 provide more complete details of the facilities.  In addition, photo simulations, filed herewith demonstrate the visual aspects of the proposal.

The proposed communications facility is a passive facility and will not have employees or personnel, hours of operation or impacts on traffic.  The communications facility will not create any noise, dust, fumes or vibrations.  

No changes in the as-built condition of the Property or the use requirements or conditions are proposed, except as are needed in conjunction with the communications facility and as shown on the Plat.

Type of Operation:
An unmanned Mobile and Land Based Telecommunications Facility (proposed), used to transmit and receive wireless signals between Applicant’s customers and Applicant’s telecommunications network.  
Hours of Operation:
Applicant’s wireless facility would operate 24 hours, 7 days a week.  
Estimated Number of Patrons/Clients/ Pupils, etc:  No personnel on site; a technician will visit the communications facility once or twice per month to perform routine maintenance.  
Number of Employees:  Applicant’s wireless facility will operate automatically and will be unmanned.  There will be no need for water or sewer services and no special requirement for other public facilities or services. 
Estimate of Traffic Impact:  The communications facility will add no significant traffic to the Property; it is estimated that a technician will visit the site once or twice per month, in an SUV type vehicle to perform routine maintenance.  Emergency repairs will be performed as needed but emergency service requirements are rare. 
Vicinity of General Area to be Served:   Placement of Applicant’s wireless facility as the proposed site will extend and improve its wireless telecommunications service to Fairfax County citizens, visitors and businesses in and traveling to the area.  Specifically it will enhance wireless communications in the vicinity of the property on and around Mount Vernon Parkway, Old Mount Vernon Road as well as the residences and businesses surrounding the Property.  Propagation maps submitted with this application demonstrate the way in which the proposed facilities fit within the existing network.  This wireless facility will work in conjunction with the Applicant’s existing wireless facilities to the north, south, east and west of the proposed site and provide consistent, reliable wireless coverage in this area of Fairfax County. 
Description of Building Façade/Architecture of Proposed New Building/Additions:  The proposed communications facility will consist of a 120 ft facility, disguised as an evergreen tree, together with ground equipment compound as more specifically shown on the plans and photo simulations.  The proposed ground equipment will be screened by an 8’ board-on-board fence which completely screens the equipment cabinets located within the compound. 
Hazardous or Toxic Substances:  
(i) There are no hazardous or toxic substances to be generated, utilized, stored, treated or disposed of at the Property.

(ii) There will be no noise generated by this wireless facility.  The equipment will be enclosed within secured equipment cabinets. 

(iii) There will be no offensive odors emitted by the equipment, cable lines or antennas. 

(iv) There will be no harmful levels of radio frequency emissions or interference from the equipment, cable lines, or antennas. 

(v) There will be no adverse impact on the health, safety, security, morals or general welfare of residents, visitors or workers in the area and no adverse impact on use or development of surrounding properties.  Indeed, the improved wireless communications service that will result from the placement of the Applicant’s wireless facility will benefit the general welfare of the community and the public good.  

(vi) Applicant’s proposed use will conform to the provisions of all applicable ordinances, regulations, adopted standards and applicable regulations. 

4.
RELATIONSHIP OF THE PROPOSAL TO THE COMPREHENSIVE PLAN


The proposed facility is consistent with and furthers the transcendent goals of the Fairfax County Comprehensive Land Use Plan (“Plan”) as well as the applicable objectives.

The location, character and extent of the application should be found to be in substantial accord with the Comprehensive Plan.  In terms of location, property owned by a Fairfax County governmental unit, while located on residentially zoned property, is encouraged by the plan for new site development.  The location of the proposed tree pole on a site with substantial, mature trees is appropriate as well.

Regarding the character of the proposal, a tree is a natural accessory of such an institutional use.  The extent of the proposed facility should be found to be in substantial accord with the plan as well.  The proposed facility poses no encroachment on any existing easements or services, and the height the minimum needed to serve the facility’s goals for the applicant.


The instant application is also consistent with the objectives found under the Policy Plan of the Comprehensive Plan concerning “Mobile and Land-Based Telecommunication Services.”


Under the “General Guidelines” section, it states:

Objective 42: In order to provide for the multiple and land-based telecommunication network for wireless telecommunication systems licensed by the Federal Communications Commission, and in order to achieve opportunities for the collocation of related facilities and the reduction of their visual impact, locate the network’s necessary support facilities which include antennas, monopoles, lattice towers and equipment building in accordance with the following policies:

Policy a.
Avoid construction of new structures by locating mobile and land-based telecommunication facilities on available existing structures such as building rooftops, telecommunication and broadcast poles and towers, electrical utility poles and towers, and water storage facilities when the telecommunications facilities can be placed inconspicuously to blend with such existing structure.


Throughout the many years wireless service providers have been attempting to address network coverage needs in this portion of the county, it has been well established there are simply no structures such as buildings, transmission towers or other structures to allow for collocation.  By making use of the stealth tree pole at the recreation center, we avoid construction of a new tower or monopole, and thus furthered this objective of the Comprehensive Plan.
Policy b.
Locate new structures that are required to support telecommunication antennas on properties that provide the greatest opportunity to conceal the telecommunications facilities and minimize their visual impact on surrounding area


The Property owned and controlled by the Park Authority is approximately 17 acres; however together with the adjacent parcel owned by the county, the total acreage is almost 26 acres.  There is clearly ample room to allow the proposed use without adverse impact on the recreation center.  The distances from adjoining properties, particularly residences, allows great opportunity for mitigating the visibility of the proposed facility.

Policy c.
Subject to the availability and feasibility of a public site, when multiple sites have equal opportunity to minimize impacts, consider public lands as the preferred location for new structures.


Aside from the other the public site, Mt. Vernon High School, which was rejected by the School Board the Property is the largest viable option in the service area.  T-Mobile was urged to consider use of the South County Government Center, however that building is outside the coverage area, and the county rejected the proposal at that time.  In order to address coverage needs in the vicinity of the government center, T-Mobile has a pending application for a site at the Knights of Columbus, located at 8592 Richmond Highway (application filed, number not yet assigned).
Policy d.
Locate mobile and land-use telecommunication facilities on public property only after a lease agreement between the County, or related board or authority, and service provider has been established.


T-Mobile has worked diligently with the Park Authority toward execution of a lease agreement.  While the lease is not complete, based on other facilities approved and installed at FCPA properties, such as Lee District, Mason District Parks and the Pimmit Drive facility, T-Mobile remains confident this will occur.  In addition, no construction activity will occur until after a lease is fully executed. 

Policy e.
Locate mobile and land-based telecommunications facilities operated by different service providers on single sites and/or structures whenever appropriate.  Locate single-use structures on a property when a collocation structure for multiple service providers is not desirable or feasible due to site limitations or visual impact concerns.

Applicant will make space available on the monopole communications facility to accommodate 


additional carriers as requested and as available.  

Policy f.
Ensure that the height of towers and monopoles has the least visual impact and is no greater than required to achieve service area requirements and potential collocation, when visually appropriate.


T-Mobile will demonstrate with expert testimony and verifiable, empirical data that the height of the proposed tree pole is the lowest necessary to meet the coverage objective.  

Policy g.
Ensure that the use of public property by mobile and land based telecommunication facilities does not interfere with the existing or planned operational requirements of the public use.


T-Mobile has engaged in lengthy discussions with the Park Authority, and can assure the Planning Commission the proposed location has no impact whatsoever on public or staff use.  The location originally proposed by T-Mobile was rejected by staff for reasons based on future expansion of such use (parking).  The Park Authority staff has advised T-Mobile the present location has no adverse impact on existing or proposed uses.  Accordingly, T-Mobile submits this policy is satisfied.

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


In numerous other applications, notably on the grounds of Mount Vernon Estate, the Planning Commission has determined that tree pole installations are appropriate stealth solutions for park properties, such as the subject property.  The photo simulations demonstrate the visual impact on the Property and adjoining properties, and show the appropriateness of the design.
Policy i.
Demonstrate that the selected site for a new monopole and tower provides the least visual impact on residential areas and the public way.  Analyze the potential impacts from other vantage points in the area to illustrate that the selected site offers the best opportunity to minimize the visual impact of the proposed facility.


The photo simulations attached to the application materials demonstrate the minimal visual impact of this proposal. In addition, a balloon test will be held to which all surrounding civic associations and Fairfax County Planning Staff will be invited.  
Policy k.
Locate telecommunication facilities to ensure the protection of historically significant landscapes.  The views of and vistas from architecturally and/or historically significant structures should not be impaired or diminished by the placement of telecommunication facilities.


Before any construction occurs on the proposal in question, a full engineering study will be completed demonstrating compliance with all NEPA regulations, including Section 106 which deals directly with impact on historic structures.

Policy l.
Site proposed facilities to avoid areas of environmental sensitivity.


T-Mobile is aware there are portions of the Property with environmental sensitivity.  Specifically, portions of the parcel located to the south of the proposed location lie within possible wetlands and will be avoided.  In addition, please description of compliance with Policy k.
ALTERNATIVE SITES CONSIDERED FOR THIS PROPOSAL

As mentioned above, T-Mobile was successful in obtaining approval for an installation at Mount 
Vernon High School, but was unable to obtain approval of a lease.  


In connection with Planning Commission consideration of the earlier application involving the high school, T-Mobile was directed to consider use of the South County Government Center, located on Richmond Highway.  However, that location does not meet the coverage objective for this search ring; T-Mobile is pursuing an alternate facility, to be located at the Knights of Columbus to address coverage gaps in this area of Route 1.  In addition, the County Board of Supervisors has consistently rejected proposed facilities at this government center.


The applicant, T-Mobile, respectfully submits to the Planning Commission that the proposed facility is consistent with the Comprehensive Plan as to character, location and extent, and requests that the Planning Commission determine that the facility is a feature shown of the Comprehensive Plan.

Objective 43.
Design telecommunications facilities to mitigate their visual presence and prominence, particularly when located in residential areas, by concealing their intended purpose in a way that is consistent with the character of the surrounding area.

Policy a.
Disguise and camouflage the appearance of telecommunications facilities so as to resemble other man-made structures and natural features (such as treepoles, bell towers and trees) that are typically found in a similar context and belong to the setting where placed;



While the Property is zoned R-2, the use is recreational.  The applicant proposes to use a stealth 


tree pole, which results in a low profile, minimal visual impact facility with the cell antennas 


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



Applicant’s stealth monopole is at the lowest height required to provide coverage to the target area.  

The height of the stealth pole is not unusual for the area.  Based on observation, the trees on and 


near the REC Center are estimated to be in the range of 80-100 feet tall.  The equipment compound 

will be of normal size for a communications facility.  Utilizing the stealth flagless treepole 


monopole design, the visual impact to the area will be minimal.  The antennas will not be visible 


because of there location inside the treepole and the proposed equipment will be screened by an 8’ 

board-on-board fence.
Policy c.
Use appropriately other new and existing structures and vegetation of comparable form and style to establish a grouping that complements a camouflaged telecommunications facility and supports it design, location and appearance.



Applicant will leave as much existing landscaping as possible on the Property to provide 



screening.
For the reasons stated above, the Applicant respectfully requests that the application be granted.


If you have any questions, please do not hesitate to contact me.


Respectfully submitted,


Donohue & Blue


By:  ________________________________



Edward L. Donohue
Attachments:
Tax Map



Photos of the Property



Engineering Propagation Maps
