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Comprehensive Plan

The PSA splits through the middle of the property. For the portion of the property inside the PSA, the
1997 Comprehensive Plan Land Use Map designation is Low Density Residential. For the portion of the
property outside the PSA, the Land Use Map designation is Rural Lands.  As sta ted previously, the tower
site is outside the PSA.

Low Density residential areas are located in the PSA where natural characteristics such as terrain and
soils are suitable for residential development.  Examples of acceptable land uses within this designation
include single-family homes, duplexes, schools, and very limited commercial establishments.
Nonresidential uses should not alter, but rather, compliment the residential character of the low-density
residential area  in which they are located. 

Rural Lands are exclusively located outside the PSA, were a lower level of public service delivery exists
or where utili ties and urban services do not exist and are not planned for the future. Appropriate primary
uses include agricultural and forestal activities, together  with certain recreational and public or semipublic
and institutional uses which may require a spacious site and which are compatible with the natural and
rural surroundings. Most retail and commercial uses  which will serve Rural Lands will be located at
planned commercial locations on major thoroughfares inside the PSA. However, a few of the small service
uses and certain uses which require a specialized location may be located on the basis of a case-by-case
review, provided such uses are compatible with the natural and rural character of the area. 

Because taller communication towers generally require specialized locations, such as along major
transporta tion corridors and near populat ion centers, oppor tunit ies exist for the County to evaluate the
individual merits of proposed communication towers on the sta ted case-by-case basis.

As noted, surrounding properties  are large and retain a rural character since they are primarily located
outside the Primary Service Area (PSA), which serve to buffer the proposed facility from incompatible
adjacent land uses. Due to the location of both the PSA line and the comprehensive plan designation, staff
generally believes the property and the immediately surrounding properties, are not likely to be developed
to a more intense use in the near future Also, since the adjacent property was recently timbered, it is not
likely to be timbered again soon. Staff therefore, believes the proposal,  with the proposed SUP conditions,
is compatible with the Comprehensive Plan.  

Visual Impacts

On June 15, 2000, PrimeCo conducted a balloon test at the site to simulate the visual impacts of a 195-
foot tall structure (195 feet is the height the applicant optimally desires).  Staff concluded that a full view
of the upper  portions of the proposed balloon would be visible only at the intersection of Jolly Pond Road
and Centerville Road as vehicles proceed south.  It is anticipated that the view of the tower would have
lasted approximately 4-5 seconds while driving the speed limit. For the south bound drivers, due to
existing heavy vegetation, the tower would not be visible at all past that intersection.  For drivers headed
north on Centerville Road, the tower (as simula ted by the balloon) would be seen sporadically through the
trees, from generally a point north of Manchester  Drive to the front of the site (a total distance of
approximately 3,500 feet).  Any potential views from residents of Ford’s Colony would be even more
muted through the trees  as full vegetation exists between Centerville Road and the backs of the homes in
Ford’s Colony. Staff therefore, generally concluded that a 195-foot tall tower would not generally be
noticeable to existing residents and somewhat visible through the trees, and in some short gaps where
previous timbering has occur red to those traveling north on Centerville Road. 
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To be more compatible with existing viewsheds along Centerville Road, the applicant agreed to reduce
the overall height of the tower 20 feet, to the currently proposed 175 feet, and to amend his original
request of 195 feet. Staff concurs with the applicant’s action and believes the shorter structure will not
be overly noticeable to the general public. The Board should be aware that while staff believes the shorter
tower better mitigates its’ impacts, the shorter facility does not provide maximum colocation potential for
additional users.  At a proposed 175 feet, a colocator  on the same tower would be placed at approximately
165 feet (due to the physical spacing requirements of the antenna). Such a height is less desirable for
carriers as it does not provide optimal signal coverage. This may have an effect of increasing the needs
of carriers to locate smaller  secondary sites  to accommodate any associated signal loss or gap in coverage.
The applicants initial proposal of a tower that is 195 feet tall increases the service coverage area  for
PrimeCo and additional colocators, but is more visible than a tower that is 175-feet tall. Staff believes
however, that the current proposal may still accommodate service providers’ taller tower needs and
through the proposed SUP conditions, a second tower location on-site, designed to accommodate an
additional 175-foot  tall tower at a future date,  will be permit ted in an effort to provide additional
colocation oppor tunit ies for additional providers.

Relationship to the County’s Performance Standards for Wireless Communications
Facilities

On May 26, 1998, the James City County Board of Supervisors adopted several performance criteria for
Wireless Communications Facilities  (a copy of these standards are attached).

As noted in the performance criteria, in order  to maintain the integrity of James City County’s significant
historic, natura l, rura l, and scenic resources, to preserve its existing aesthetic quality and its landscape,
to maintain its quality of life and to protect is health, safety, general welfare, and property values, tower
mounted wireless communications facilities (WCFs) should be located and designed in a manner that
minimizes their impacts to the maximum extent possible and minimizes their presence in areas would they
would depart from existing and future patterns of development.  To implement these goals, the Planning
Commission and the Board of Supervisors have adopted these performance standards for use in evaluating
special use permit applications.  While all of the standards support these goals, some may be more critical
to the County’s ability to achieve these goals on a case by case basis.  Therefore,  some standards may be
weighed more heavily in any recommendation or decision on a special use permit, and cases that meet a
majority of the standards may or may not be recommended for approval.  

The standards generally address the need to explore any other colocation alternatives prior to proposing
a new tower facility, locating and designing the tower to be consistent with existing and future surrounding
development and the Comprehensive Plan,  minimizing the visibility of a new tower and appropr iately
buffering the new tower from adjacent views. Most importantly, the performance standards call for two
items. First, a 100-foot  wide vegetated buffer around the base of the tower. The applicant has
demonstr ated that this criteria can be met, and will be assured through staff proposed SUP conditions.
Second, the tower must not be visible above the tree line, but rather, the view of the tower should be below
the tree line (i.e., through existing trees).  As sta ted earl ier, the proposed tower is located over 800 feet
back from Centerville Road. The resulting line of sight of the proposed tower would be primarily through
existing trees  (although some minor gaps exist where adjoining properties  have been timbered in the past,
and as such, the tower can be seen above the height of the newer, immature trees).  Staff believes that the
proposal fully meets the colocation and alternatives analysis, the buffering standards and the design
standards and staff generally believes the proposal meets the design criteria. 
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RECOMMENDATION:

Staff believes that, with the proposed SUP conditions, given the distance the tower is set back from the
road way and the existing residential development, the proposed height of the tower would appear
comparable with surrounding vegetation and thus, compatible with all the surrounding zoning and uses.
Staff further believes that, with the proposed SUP conditions, the proposal  is compatible with the
Comprehensive Plan,  fully meets the County’s colocation and alternatives analysis policy, the buffering
standards and the design standards and generally believes the proposal meets the County’s design and
location criteria policy.  Therefore, with the attached conditions,  staff recommends approval of the
applica tion. On August 7, 2000, the Planning Commission recommended approval of the applica tion by
a vote of 6-0.

                                                         
Paul D. Holt, III

CONCUR:

                                                         
O. Marvin Sowers, Jr.

PDH/tlc
sup17-00.wpd

Attachments:

1. Minutes from the August 7, 2000, Planning Commission meeting
2. Vicinity map
3. Performance standards for wireless communications facilities, dated May 26, 1998
4. Proposed site layout (sepa rate) 
5. Resolution


