
PLANNING COMMISSION 
REGULAR MEETING AGENDA 

June 16, 2016 
7:00 p.m. 

1) Call to Order – Chair Doug McCollum

2) Pledge of Allegiance

3) Agenda Amendments (Planning Commission and Staff)

4) Commissioner Disclosures

5) Public Hearings
a) None Scheduled

6) Presentations
a) None Scheduled

7) Discussion Items
a) Stream and Creek Buffer Zoning Text Amendment
b) C-4 Height Standards Zoning Text Amendment
c) Prioritization of Projects

8) Action Items
a) None Scheduled

Note: Any Discussion Item may be added as an Action Item during the meeting by motion
of the Planning Commission.

9) Information Items
a) None Scheduled

10) Citizen Comments – All citizens who wish to speak about an item or issue that is not listed for a
public hearing will be given an opportunity to speak (3 minute limit per speaker).

11) Chairman’s Comments & Council Representative’s Report

12) Planning Commissioners’ Comments

13) Approval of Minutes
a) None

14) Adjournment

If you require any type of reasonable accommodation as a result of physical, sensory or mental disability in order to participate in this 
meeting OR if you would like an expanded copy of this agenda, please contact Tucker Keller at (540) 338-2304 at least three days in advance 
of the meeting.  Expanded copies of the agenda may not be available the night of the meeting, please request a copy in advance. 

USE OF ELECTRONIC DEVICES DURING MEETINGS For the comfort and consideration of others, all cellular phones must be turned off and 
cannot be used in the Council Chambers.  Pagers must be set on silent or vibrate mode.  This is requested because of potential interference with our 
recording devices and the transmittal of our hearing impaired broadcast. 
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STAFF REPORT 
DISCUSSION ITEM 

Item # 7a 
SUBJECT: Stream and Creek Buffer Zoning Text Amendment 
 
DATE OF MEETING:  June 16, 2016  
 
STAFF CONTACT: Daniel Galindo, AICP – Senior Planner  
 
 
BACKGROUND: 
At recent Planning Commission previous meetings, the Commission has discussed the draft 
amendment created by Vice Chair Stein and Commissioner Paciulli for Article 14 of the 
Zoning Ordinance which regulates buffering along streams and creeks.  During the previous 
meeting, Town Staff’s review comments and proposed changes to the draft amendment were 
provided.  Commissioner Paciulli has since met with the Zoning Administrator and would 
like to further discuss this topic at the June 16th meeting. 
 
ATTACHMENTS: 

1. Major and Minor Floodplains – Purcellville and JLMA Map 
2. Commissioner Paciulli’s Stream and Creek Buffer Handout 
3. Paciulli/Stein Subcommittee Draft Amendment 
4. June 2, 2016 Staff Report 
5. Town Staff’s Revision of the Subcommittee’s Draft Amendment 
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Commissioner Paciulli's Stream and 
Creek Buffer Handout
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ARTICLE 14. - STREAM AND CREEK BUFFER  

Section 1. - Purpose and intent.  

The Stream and Creek Buffer is established to govern the construction of buildings, structures, 
parking, and other impervious surfaces in areas adjacent to major stream areas draining greater than 
640 acres and minor stream areas draining less than 640 acres, but more than 100 acres by providing 
for a setback area from the channel scar line in which construction of improvements would not occur 
except as set forth below. These streams and creeks within the Town of Purcellville Corporate limits 
include, but are not limited to the South Fork of Catoctin Creek, North Fork of Goose Creek and 
Crooked Run, as shown on the Town of Purcellville "Major & Minor Floodplains - Purcellville and 
JLMA" map.  

The intent is to (1) promote water quality and the preservation of significant environmental 
resource areas, wildlife habitat and corridors, and native vegetation areas; (2) protect and enhance 
water and groundwater recharge processes by protection of the natural capacity of vegetative areas 
along rivers and creeks to filter and purify stormwater runoff; (3) protect aquatic environments from 
the warming effects of solar radiation by preserving riparian tree canopy cover; (4) promote tourism 
and high quality corporate investment by maintaining to the extent reasonably possible, existing high 
water quality; (5) to maintain the scenic beauty of the streams of Loudoun County; and (6) implement 
the comprehensive plan.  

Section 2. - Stream and Creek Buffer established.  

The following setbacks are established along major and minor streams and creeks in areas 
where the 100-year floodplain is less than the setbacks provided below:  

1. Major stream buffer. For streams with major floodplains (streams where the watershed is 
greater than 640 acres): A minimum of 100 feet on each side of the creek measured from 
the channel scar line of each creek or stream.  

2. Within the 100 foot buffer, a streamside forested area of at least 25 feet on each side of the 
creek or stream shall be provided. The streamside forested area shall consist of mature 
trees where they exist prior to the development of a property and shall be supplemented 
with new tree plantings if required by the town. When no mature trees exist, the streamside 
forested area shall be created with new tree plantings. All new tree plantings shall comply 
with the minimum size requirements for plantings found in article 7 of this ordinance. New 
tree plantings shall be of a species compatible with the stream, creek, and/or wetlands. 
Unless otherwise exempted by this ordinance, land uses permitted within the streamside 
forested area shall be limited to pedestrian footpaths (preferably constructed of a porous 
material); well designed watercourse crossings, designed in accordance with accepted Best 
Management Practices; passive recreation areas such as gazebos or benches; and other such 
uses, as determined by the zoning administrator, which do not negatively impact the 
adjoining stream, creek, or wetlands.  

3. Minor stream buffer. For streams with minor floodplains (streams with a watershed of less 
than 640 acres, but greater than 100 acres): A minimum of 35 feet on each side of the stream 
or creek measured from the channel scar line of the stream or creek.  

4. Within the 35 foot buffer, a streamside forested area of at least 25 feet on each side of the 
creek or stream shall be provided. The streamside forested area shall consist of mature 
trees where they exist prior to the development of a property and shall be supplemented 

Paciulli/Stein Subcommittee Draft 
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with new tree plantings if required by the town. When no mature trees exist, the streamside 
forested area shall be created with new tree plantings. All new tree plantings shall comply 
with the minimum size requirements for plantings found in article 7 of this ordinance. New 
tree plantings shall be of a species compatible with the stream, creek, and/or wetlands. 
Unless otherwise exempted by this ordinance, land uses permitted within the streamside 
forested area shall be limited to pedestrian footpaths (preferably constructed of a porous 
material); well designed watercourse crossings, designed in accordance with accepted Best 
Management Practices; passive recreation areas such as gazebos or benches; and other such 
uses, as determined by the zoning administrator, which do not negatively impact the 
adjoining stream, creek, or wetlands. 

5 4. Where wetlands exist adjacent to a major or minor stream buffer, a setback of at least 35 
feet shall be maintained from all wetlands for all structures and impervious surfaces. When 
any part of this ordinance requires a setback of more than 35 feet, the larger setbacks shall 
be provided.  

Section 3. - Effect of buffer.  

The construction of buildings, structures, impervious parking lots, or other impermeable 
surfaces within the stream and creek buffer is prohibited, except as stated herein. Existing buildings 
and structures within the stream and creek buffer are not considered nonconforming, i.e., they can 
be added to and, if destroyed by fire or casualty, they can be rebuilt to the same or an equivalent 
footprint. The town encourages the growth, through plantings or natural succession, of vegetative 
and forestal cover within the Scenic Creek Buffer area.  

Section 4. - Development criteria.  

The stream and creek buffer is not intended to, and shall not, limit development density (gross 
floor area or units per acre) otherwise allowed on land within the stream and creek buffer area, and 
off-street parking requirements shall be reduced as necessary to accommodate the buffer without 
limiting such otherwise permitted development. The stream and creek buffer shall be administered 
like any other setback provided for in this ordinance in allowing otherwise developable land within 
the setback area to be counted for density computation purposes and applied toward the 
construction of improvements outside the setback area.  

Section 5. - Exceptions.  

Public or private land disturbance, utility installations, outfalls, road crossings and driveways 
may be permitted allowed by special use permit, subject to applicable federal and state regulations, 
to this ordinance, and to such performance standards as may be contained in the facilities standards 
manual. Said land disturbance, installations, outfalls, road crossings and driveways shall be designed 
in such a way as to minimize impacts on the natural features of the streams and, creeks, wetlands, 
adjacent slopes and existing trees. Special use permit approval is required for any public or private 
land disturbance, clearing, grading, installation of utilities and/or outfalls, road crossings , driveways, 
parking and roadways.   
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STAFF REPORT 
DISCUSSION ITEM 

Item # 7a 
SUBJECT: Stream and Creek Buffer Zoning Text Amendment 
 
DATE OF MEETING:  June 2, 2016  
 
STAFF CONTACT: Daniel Galindo, AICP – Senior Planner  
 
 
BACKGROUND: 
At the Planning Commission’s previous meeting, the Commission discussed the draft 
amendment created by Vice Chair Stein and Commissioner Paciulli for Article 14 of the 
Zoning Ordinance which regulates buffering along streams and creeks.  During that 
discussion, the Commission asked Town Staff to review the draft amendment and provide 
its feedback. 
 
ANALYSIS: 
The Director of Public Works, Zoning Administrator, and Senior Planner have reviewed and 
discussed the text of the draft amendment as requested.  (The Zoning Administrator’s 
comments are contained in the letter attached to this report.)  While Staff has no issues with 
the changes proposed for the minor stream buffer, we believe that the proposed requirement 
for special use permit approval of the listed exceptions (including the overly broad “land 
disturbance” term) would lead to lengthy delays and substantial negative effects on the 
Town’s operations.  Therefore, Staff has revised the subcommittee’s draft amendment 
(attached) to remove the special use permit requirement and “land disturbance” term.   
 
If there are specific negative consequences of the listed exceptions that the subcommittee or 
Planning Commission believes should be avoided, it is Staff’s recommendation that 
implementing performance standards would be a better method to ensure appropriate 
mitigation.   
 
ATTACHMENTS: 

1. Zoning Administrator’s Letter: Changes to Article 14 Stream and Creek Buffer 
2. Town Staff’s Revision of the Subcommittee’s Draft Amendment 
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Town Staff’s Revision of the Subcommittee’s Draft Amendment 
 
 
ARTICLE 14. - STREAM AND CREEK BUFFER  

Section 1. - Purpose and intent.  

The Stream and Creek Buffer is established to govern the construction of buildings, structures, 
parking, and other impervious surfaces in areas adjacent to major stream areas draining greater than 
640 acres and minor stream areas draining less than 640 acres, but more than 100 acres by providing 
for a setback area from the channel scar line in which construction of improvements would not occur 
except as set forth below. These streams and creeks within the Town of Purcellville Corporate limits 
include, but are not limited to the South Fork of Catoctin Creek, North Fork of Goose Creek and 
Crooked Run, as shown on the Town of Purcellville "Major & Minor Floodplains - Purcellville and 
JLMA" map.  

The intent is to (1) promote water quality and the preservation of significant environmental 
resource areas, wildlife habitat and corridors, and native vegetation areas; (2) protect and enhance 
water and groundwater recharge processes by protection of the natural capacity of vegetative areas 
along rivers and creeks to filter and purify stormwater runoff; (3) protect aquatic environments from 
the warming effects of solar radiation by preserving riparian tree canopy cover; (4) promote tourism 
and high quality corporate investment by maintaining to the extent reasonably possible, existing high 
water quality; (5) to maintain the scenic beauty of the streams of Loudoun County; and (6) implement 
the comprehensive plan.  

Section 2. - Stream and Creek Buffer established.  

The following setbacks are established along major and minor streams and creeks in areas 
where the 100-year floodplain is less than the setbacks provided below:  

1. Major stream buffer. For streams with major floodplains (streams where the watershed is 
greater than 640 acres): A minimum of 100 feet on each side of the creek measured from 
the channel scar line of each creek or stream.  

2. Within the 100 foot buffer, a streamside forested area of at least 25 feet on each side of the 
creek or stream shall be provided. The streamside forested area shall consist of mature 
trees where they exist prior to the development of a property and shall be supplemented 
with new tree plantings if required by the town. When no mature trees exist, the streamside 
forested area shall be created with new tree plantings. All new tree plantings shall comply 
with the minimum size requirements for plantings found in article 7 of this ordinance. New 
tree plantings shall be of a species compatible with the stream, creek, and/or wetlands. 
Unless otherwise exempted by this ordinance, land uses permitted within the streamside 
forested area shall be limited to pedestrian footpaths (preferably constructed of a porous 
material); well- designed watercourse crossings, designed in accordance with accepted Best 
Management Practices; passive recreation areas such as gazebos or benches; and other such 
uses, as determined by the zoning administrator, which do not negatively impact the 
adjoining stream, creek, or wetlands.  

3. Minor stream buffer. For streams with minor floodplains (streams with a watershed of less 
than 640 acres, but greater than 100 acres): A minimum of 35 feet on each side of the stream 
or creek measured from the channel scar line of the stream or creek.  
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4. Within the 35 foot buffer, a streamside forested area of at least 25 feet on each side of the 
creek or stream shall be provided. The streamside forested area shall consist of mature 
trees where they exist prior to the development of a property and shall be supplemented 
with new tree plantings if required by the town. When no mature trees exist, the streamside 
forested area shall be created with new tree plantings. All new tree plantings shall comply 
with the minimum size requirements for plantings found in article 7 of this ordinance. New 
tree plantings shall be of a species compatible with the stream, creek, and/or wetlands. 
Unless otherwise exempted by this ordinance, land uses permitted within the streamside 
forested area shall be limited to pedestrian footpaths (preferably constructed of a porous 
material); well-designed watercourse crossings, designed in accordance with accepted Best 
Management Practices; passive recreation areas such as gazebos or benches; and other such 
uses, as determined by the zoning administrator, which do not negatively impact the 
adjoining stream, creek, or wetlands. 

5. Where wetlands exist adjacent to a major or minor stream buffer, a setback of at least 35 
feet shall be maintained from all wetlands for all structures and impervious surfaces. When 
any part of this ordinance requires a setback of more than 35 feet, the larger setbacks shall 
be provided.  

Section 3. - Effect of buffer.  

The construction of buildings, structures, impervious parking lots, or other impermeable 
surfaces within the stream and creek buffer is prohibited, except as stated herein. Existing buildings 
and structures within the stream and creek buffer are not considered nonconforming, i.e., they can 
be added to and, if destroyed by fire or casualty, they can be rebuilt to the same or an equivalent 
footprint. The town encourages the growth, through plantings or natural succession, of vegetative 
and forestal cover within the Scenic Creek Buffer area.  

Section 4. - Development criteria.  

The stream and creek buffer is not intended to, and shall not, limit development density (gross 
floor area or units per acre) otherwise allowed on land within the stream and creek buffer area, and 
off-street parking requirements shall be reduced as necessary to accommodate the buffer without 
limiting such otherwise permitted development. The stream and creek buffer shall be administered 
like any other setback provided for in this ordinance in allowing otherwise developable land within 
the setback area to be counted for density computation purposes and applied toward the 
construction of improvements outside the setback area.  

Section 5. - Exceptions.  

Public utility installations and repairs, outfalls, road crossings and driveways shall be permitted 
subject to applicable federal and state regulations, to this ordinance, and to such performance 
standards as may be contained in the facilities standards manual. Said public utility installations and 
repairs, outfalls, road crossings and driveways shall be designed in such a way as to minimize impacts 
on the natural features of the streams and creeks. 
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STAFF REPORT 
DISCUSSION ITEM 

Item # 7b 
SUBJECT: C-4 Height Standards Zoning Text Amendment 
 
DATE OF MEETING:  June 16, 2016  
 
STAFF CONTACT: Daniel Galindo, AICP – Senior Planner  
 
 
BACKGROUND: 
At the previous Planning Commission meeting, Commissioner Paciulli provided a markup of 
the C-4 Height Standards and a related handout.  Staff has since reviewed Ordinance 08-08-
03 which amended these standards and discovered that revisions made to the ordinance by 
motion where not incorporated in the version sent to Municode.  A corrected ordinance is 
provided.  Commissioner Paciulli would like to further discuss this topic at the June 16th 
meeting. 
 
ATTACHMENTS: 

1. Commissioner Paciulli’s C-4 Height Standards Markup 
2. Commissioner Paciulli’s C-4 Height Standards Handout 
3. Excerpt of Town Council Minutes of August 12, 2008 Regular Meeting 
4. Corrected Ordinance 08-08-03 as revised by motion 
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Commissioner Paciulli's C-4 
Height Standards Markup
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Commissioner Paciulli's C-4 
Height Standards Handout
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Town Council

Regular Meeting Minutes

August 12, 2008

d)  Appointment to Committees, Commissions and Boards

Council member Wagner made a motion that the Town Council approve the expansion of the

Committee of the Environment to increase the citizen representation from two to three

members.

Motion:  Council member Wagner
Carried:  6-0-1 with Priscilla absent

for the vote

Council member Wagner made a motion that the Town Council approve the following
reappointments to Committees, Commissions and Boards.

Tom Priscilla, Vice Mayor Planning Commission 09/08 - 08/12

Bill Druhan Planning Commission 09/08 - 08/12

Michael Ryan Planning Commission 09/08 - 08/12

Margaret Vaughan BZA 09/08 - 08/13

Larry Ferrigno PRAB 10/08 - 09/10

Kevin DeHart PRAB 10/08 - 09/10

Jim Buckner BAR 09/08 - 08/12

Pat Giglio BAR 09/08 - 08/12

Troy Heskett EDAC 10/08 - 09/10

John Holmes EDAC 10/08 - 09/10

Laurie Jayne Geiger Tree & Beautification 10/08 - 09/10

Motion:  Council member Wagner
Carried:  6-0-1 with Priscilla

abstaining

Council member Wagner made a motion that the Town Council approve the following
appointments to vacancies on Committees, Commissions and Boards.

Ron Lickey PRAB 10/08 - 09/10

Jason Dengler Tree & Beautification 10/08 - 09/10

Shaileen Backman Committee on the Environ.

Chip Paculli Planning Commission 10/06 -10/10

Motion:  Council member Wagner
Carried:  7-0

e)  Zoning Ordinance Amendment for CommerciaVIndustrial Text Amendments

Council member Wiley made a motion that the Town Council approve the amendments to

Article 6, 8, 11 and 15 of the Zoning Ordinance by adopting Ordinance 08-08-06.

Motion:  Council member Wiley

Council member Wiley withdrew his motion because it was the incorrect motion.

Vice Mayor Priscilla made a motion to adopt Ordinance 08-08-03 adopting the Zoning
Ordinance Amendments Commercial/Industrial Amendments Districts and related definitions
with the changes recommended by staff in its August 12, 2008 staff report plus the following
changes:

C-1 District

1.   Delete Article 6.9 items 4, 5, 6 and 7 which are design elements subject to the BAR

process.
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Town Council

Regular Meeting Minutes

August 12, 2008

2.   Delete Article 6.9 items 1, 2, 11 and 12 which are screening elements subject to

section 7 of the existing zoning ordinance which deals with screening requirements.
3.   Delete Article 6.9 item 3 (drainage) which is covered under separate provisions in the

ordinance, state law and Facilities Standards Manual.

4.   Delete Article 6.9 items 8 and 10 which are parking elements subject to section 6 of

the existing ordinance which deals with parking requirements.
5.  Delete Article 6.9 item 9 which is an element of all projects in various zoning

districts.

6.   Delete Article 6.10 item Ia.which is a design element subject to BAR process.

7.   Delete Article 6.10 item Im.which is a screening element subject to section 7 of the

existing ordinance which deals with screening requirements.
8.   Delete Article 6.6 item 6 in its entirety.

C-4 District

1.   Modify Article 9.8 item 2 to delete requirement to step back height standards for

buildings on side and rear facades where adjacent to commercial or industrial

districts.

2.  Modify Article 9.8 item 3 to permit for any parcel not just those greater than 2 acres

in size.

3.   Delete Article 9.8 item 4 which is a design element subject to the BAR process.

4.  Modify Article 9.2 item 3 to use the term living space rather than residential space.

5.  Modify Article 9.6 item 2b to identify substitute language instead of saying "greater

conformity into" it should be "into a equal or greater conformity".

6.  Modify Article 9.6 item 5 to identify that this provision applies only to parking lot

expansions of 10 spaces or greater
7.  Modify Article 9.2 item 10 to include undertaking establishment.

L
8.  Article 4, subsection 9.8.3 at the end of the first paragraph the following text:

and those portions of the building greater than 10 feet behind the front fagade may

be a maximum of 75 feet in height."

Motion:  Vice Mayor Priscilla

Carried:  6-0-1 with Varmecky
abstaining

f)   Zoning Ordinance Amendment for Special Use Permit Process

Council member Wiley made a motion that the Town Council approve the amendments to

Articles 6, 8, 11 and 15 of the Zoning Ordinance by adopting Ordinance 08-08-06.

Motion:  Council member Wiley
Carried:  7-0

g)  Nutrient Exchange Agreement

Council member Wiley made a motion that the Town Council approve the Nutrient

Exchange Agreement and authorize the Mayor or Town representative to sign the agreement.

Motion:  Council member Wiley
Carried:  7-0

h)  Contract Award for Kimley-Horne to Complete Downtown Enhancement Design

Council member Wiley made a motion that the Town Council endorse staffs

recommendation that Kimley-Horne and Associates be awarded the contract to provide
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STAFF REPORT 
DISCUSSION ITEM 

Item # 7c 
SUBJECT: Prioritization of Projects 
 
DATE OF MEETING:  June 16, 2016  
 
STAFF CONTACT: Daniel Galindo, AICP – Senior Planner  
 
 
At the Planning Commission’s February 18th meeting, Commissioner Paciulli raised concerns 
about the possible inadequacies of the various environmental regulations in the Zoning 
Ordinance.  The Commission’s discussion of his concerns led to a conversation about the 
comparative importance of this issue in relation to ongoing projects and other previously 
identified issues that have yet to be addressed.  As a result, staff prepared a list of items that 
could come before the Planning Commission in the near future which were prioritized by the 
Commission at its March 3rd meeting.  It is also worth noting that staff presented a similar 
list to the Commission at its November 19, 2015 meeting where the Commission discussed 
and generally prioritized the items noted by staff at that time.  In the months since, 
Commissioner Paciulli has raised additional items of concern to him, so the Commission has 
decided to discuss the prioritization of projects for the third time in the past seven months 
at its June 16th meeting.   
 
 
Current Projects and Issues Identified by Town Staff or the Planning Commission 
The first six items were prioritized in the following order by the Planning Commission in 
March.  The remaining items have been noted by Commissioner Paciulli since that time or 
have been identified by staff.   
 

1. Comprehensive Plan Update – The process of updating the comprehensive plan 
includes conducting multiple methods of public advertising and outreach, 
preparation and execution of numerous public engagement events, substantial data 
collection and analysis, and (eventually) the production of a document to be adopted 
by the Town.  This is staff’s largest and most time-consuming project that is currently 
ongoing.   

2. Floodplain Regulations – Since early 2014, the Federal Emergency Management 
Agency has worked with Loudoun County and its towns to update and improve the 
accuracy of the county-wide Flood Insurance Rate Map (FIRM).  It is expected that the 
new FIRM will be finalized by early summer which will start a six month adoption 
period.  During that period, Purcellville must amend the floodplain regulations in its 
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Item 7c: Prioritization of Projects 
Planning Commission Meeting 
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Page 2 of 4 

 
Zoning Ordinance (Article 12) to adopt the new FIRM and satisfy the current 
standards of the National Flood Insurance Program (NFIP).  In preparation for these 
changes, Town staff recently met with a representative of the Virginia Department of 
Conservation and Recreation (DCR) which administers the NFIP in the 
Commonwealth.  DCR has requested that the Town prepare a draft ordinance to 
amend our floodplain regulations to be reviewed for compliance with NFIP standards.  
This should allow the Town to fully process and adopt the necessary amendment 
within the six month window provided.      

3. Civil Penalties – A zoning ordinance text amendment to authorize the Town to enforce 
zoning violations through civil fines.  This was first brought forward by staff in 2013. 

4. Sign Regulations – A zoning ordinance text amendment to revise the Town’s sign 
regulations in response to the U.S. Supreme Court’s 2015 decision in Reed v. Town of 
Gilbert, Arizona. 

5. Accessory Dwelling Standards – A zoning ordinance text amendment to modify the 
standards for Accessory Dwellings to allow them in conjunction with smaller single-
family dwellings than is currently allowed.  This was originally requested by a citizen 
in 2014. 

6. Sent to Subcommittee 

a. Tree Preservation Regulations – In response to the amount of tree removal at 
the Catoctin Corner development, it has been requested that staff research a 
possible zoning ordinance text amendment to require greater preservation of 
trees on a development site.  

b. Environmental Regulations – Commissioner Paciulli previously raised 
concerns about the following Town regulations within the Zoning Ordinance:  

 Stream and Creek Buffer (Article 14);  

 Steep Slope Standards (Article 13); and  

 Tree Preservation Regulations (Article 7, Section 2). 

7. Other Issues Raised by Commissioner Paciulli Since March 3rd  

a. Amend the maximum building height in the C-4 district. 

b. Define the maximum square footage of land disturbance that is allowed 
without a permit. 

c. Amend the screening required between residential and non-residential zoning 
districts. 

8. Other Issues Noted by Staff – Staff has identified many other issues that should be 
addressed when time allows.  A sample is listed below: 

a. Amend conflicting Board of Architectural Review regulations;  
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Item 7c: Prioritization of Projects 
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b. Amend Planned Development Housing District requirements and review 

process;  

c. Amend the requirements for the what information must be included on a site 
plan or subdivision plat; 

d. Amend bonding requirements to clarify what physical improvements are 
bonded and when bonding is required;  

e. Amend the Zoning Ordinance and the Land Development and Subdivision 
Control Ordinance to include the same definition for any term used in both 
ordinances;  

f. Amend the Zoning Ordinance to establish standards when items are subject to 
“approval by the Zoning Administrator” and such standards do not exist; 

g. Amend the Zoning Ordinance to establish standards when things should be 
“appropriately designed” (or something similar) where such standards do not 
exist; 

h. Amend the Zoning Ordinance to resolve usage of the term “modifications” that 
may be approved by the Zoning Administrator (The Virginia Code permits the 
Zoning Administrator to do so but only as specifically authorized by the 
governing body and such approvals must occur after certain notice is given 
and findings are made pursuant to § 15.2-2286.A.4 ¶4); 

i. Amend the Zoning Ordinance to define “substantial conformance” or 
otherwise consider what type of conformance is appropriate for various types 
of approvals; and 

j. Amend the Zoning Ordinance to specify the steps that an existing use, which 
previously received SUP approval but is now “permitted,” would go through to 
modify or be fully released from any conditions of approval. 

 
 
Existing and Anticipated Legislative Applications  
These items are listed only for informational purposes and do not need to be prioritized.  
Staff will ensure legislative applications receive the necessary public hearings before the 
Planning Commission at the appropriate time; however, it is important for the Commission 
to be aware that the time staff must spend to review and process these applications 
restricts the time available for staff to work on other projects.   
 

1. CPA15-01 – An application to amend the Town’s comprehensive plan by designating 
two properties located at the southeast corner of the roundabout with a planned land 
use of Mixed Use Commercial. 

2. RZ15-02 – An application to rezone two properties located at the southeast corner of 
the roundabout from X, Transitional District to MC, Mixed Commercial District. 
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3. SUP15-02 – A special use permit application to authorize the relocation of an Eating 

Establishment with Drive-Through within the Catoctin Corner development.  This use 
was initially approved as SUP09-07.   

4. Amend Sign Regulations to Allow LED Signs – On February 8th, the Town received a 
letter from a representative of 7-Eleven requesting that LED signs be removed from 
the list of prohibited signs.   

5. Village Case PDH Amendment – As discussed at the Commission’s January meetings, 
Jason Brownell has indicated that he plans to submit the necessary applications for 
approval to convert the undeveloped church and commercial sites in Village Case to 
single family detached dwellings.   

56


	Steam and Creek Buffer tms edit for 2016.06.16 PC.pdf
	ARTICLE 14. - STREAM AND CREEK BUFFER
	Section 1. - Purpose and intent.
	Section 2. - Stream and Creek Buffer established.
	Section 3. - Effect of buffer.
	Section 4. - Development criteria.
	Section 5. - Exceptions.


	Zoning Ordinance Article 14 - Staff Proposal.pdf
	ARTICLE 14. - STREAM AND CREEK BUFFER
	Section 1. - Purpose and intent.
	Section 2. - Stream and Creek Buffer established.
	Section 3. - Effect of buffer.
	Section 4. - Development criteria.
	Section 5. - Exceptions.





