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 Purpose:  This application is a request to amend the Purcellville Comprehensive Plan and divide the 20+ 

acre parcel located on the corner of Hirst Road and Maple Avenue as further described above into a 13.7 

acre Multi-Family Residential land use designation at the western end and a 6.7 acre Mixed Use 

Commercial land use designation at the eastern end of the parcel.   

 

 

 

 

 

Parcels 

PIN # Tax Map # Address Applications Acres 

452-25-4468 /36////////19 A 
N/A 

CPAM #12-01 
 

20.43 

Completeness Date 
January 7, 2013 
 

Location 
South side of Hirst Road at the corner of Maple Ave. and Hirst Rd. 

Zoning Ordinance 
1997 
LDSCO November 2009 

Existing zoning -  CM-1 (office / industrial) 
Proposed Zoning -  PDH-15 (residential- 15 units per acre) 

Comprehensive Plan  
December 19, 2009 
 

Planned Land Use – Light Industrial 
Proposed Land Use – Multi-Family Residential 

Abutters 
 
 

South west – Residential (3 units per acre) 
South  east -- Public 
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Suggested Motions 

1.  I move that the Planning Commission forward CPA #12-01 Catoctin Creek Apartments to the 

Purcellville Town Council for action with the following recommendations: 

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________ 
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Comprehensive Plan Amendment - Staff Report 

Background.  

The SL Nusbaum Realty Company has applied for a Comprehensive Plan Amendment for a 20+ acre 

parcel located on Hirst Road in Purcellville, VA (map page 86).  The 20 acre parcel is further identified as 

parcel number 452-25-4468.  The application is a request to amend the Plan to designate the land use of 

the 13.7 acres on the western side of the 20 acre parcel, Multi-family Residential.  In addition the 

request proposes that the remaining 6.7 acre eastern section of the 20 acre parcel be amended to 

designate the land use as Mixed Use Commercial.    The amendment request will be evaluated using the 

Purcellville Comprehensive Plan (PCP) adopted by the Town December 19, 2006.    

The property was originally located in the county and was part of PUGAMP.  It was annexed to the Town 

in 2008.  The land use designation in the County at the time of annexation was Light Industrial. 

A land use designation of Multi-family Residential will be required to use the property for residential 

use.  A land use designation of Mixed Use Commercial will be required for the 6.7 acre section in order 

to allow retail uses. 

The requested designation of “Multi-family Residential” is a land use in the PCP and allows for mixed 

density limits from single family to apartment complexes.  There is no minimum or maximum density 

limit called for in the plan. The only guidance is the following wording in the land use section of the plan 

- “The overall goal is to have development be compatible in density with the existing built density to 

maintain community character.”   

The property abuts the following land use designations: To the south west, Residential, 3 Units Per Acre; 

to the south east, Public; to the west, Open Space and Professional Office; to the north, Hirst Road and 

Route 7 By-Pass. 

The applicant is requesting an amendment to the Comprehensive Plan through a Comprehensive Plan 

Amendment (CPAM). 

It should be noted that the burden is on the applicant to show that amending the plan will promote 

orderly development of the locality and its environs; and the requested changes will best promote the 

health, safety and general welfare of the community. 
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Amending the Comprehensive Plan.   

In order to properly evaluate a request for a change in land use the applicant needs to provide sufficient 

data and justification that addresses the reasons for amending the plan.  The applicant must show that 

there is appropriate need in this case for the town to change the land use designation.  This CPAM 

submittal requests two land use changes for two separate areas (map page 86).  The applicant has 

requested a land use designation of Multi-family Residential for the 13.7 acre site and a land use 

designation of Mixed Use Commercial on the 6.7 acre site.  In reviewing a comprehensive plan 

amendment, consideration should be based on the overall impact of the proposed new land use.  The 

amendment if approved would permanently designate the use to Multi-family Residential even if the 

site is never developed.  Given that scenario, would it be in the best interest of the community to have 

the 13.7 acre piece of land reserved for future residential use?  Please note that any justification based 

on the apartment proposal should be reviewed as part of the rezoning request.  Specific issues relating 

to compliance with the Comprehensive Plan are properly explored in the rezoning application as the 

rezoning must be in compliance with the Comprehensive Plan.   

ANALYSIS  

The Comprehensive Plan was adopted in 2006.  At the time of adoption the plan delineated numerous 

land uses throughout the corporate limits of the town.  “The purpose of the plan is to provide guidance 

for the coordinated and harmonious development … in accordance with present and future needs and 

resources that will best promote the health, safety, morals, order, convenience, prosperity and general 

welfare of the community.  …The development policies and strategies set forth in this Plan provide a 

framework for managing growth while sustaining the small town character and sense of place unique to 

Purcellville.” (PCP page 1) 

The request to designate the land use of the 13.7 acre site to Multi-family Residential and to change the 

6.7 acre site to Mixed Use Commercial should be evaluated by considering the long term impacts and 

how they relate to the adopted plan.  This can be evaluated by reviewing the existing goals of the Plan 

and determining if the requested designation follows the intent of those goals. 

Tax Revenue.  A major goal of the PCP is to achieve a real estate tax revenue ratio of at least 30 percent 

commercial and no more than 70 percent residential.   

1. This goal appears as a fiscal policy goal (PCP page 22) and a housing policy goal (PCP page 28). 

2. The Town’s latest estimates show the revenue split to be 23% commercial and 77 % residential.   

3. The Town has not reached this goal. 

Commercial/industrial Space.  The Plan also expresses concern about the lack of commercial and 

industrial space and ultimately its impact on the ability to achieve the 30%/70% revenue split.  
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An overriding goal is to ensure the adequate availability of commercial and industrial land.  These goals 

appear throughout the Comprehensive Plan. 

1. Starting with Housing Polices the Plan’s goal is to “…increase the amount of commercial and 

light industrial development in Purcellville…”.   

2. The 2005 Existing Conditions section noted that “…land for commercial and industrial 

development is limited, every effort must be made to ensure that land is utilized in a manner 

that will maximize its contribution to the Town’s tax base...”     

3. In the Economic Development section of the plan the goal is to “Ensure the adequate 

availability of industrially-zoned land for light industry and major employers”.   

4. The Future Land Use portion of the Plan sets a goal of achieving “… a better balance between 

residential and commercial and industrial development…” and “increase opportunities for 

commercial and industrial growth…”.  

5. The Land Use section notes that “There is limited space designated for professional office or 

similar types of uses in Purcellville.  Consequently, many offices are developed in the town’s 

retail or industrial areas.  A new land use category is recommended for professional office in 

the vicinity of Hirst Road between Maple and Hatcher Avenues”.  

Schools.  Designating the land use as residential creates an implied impact on the school system.  The 

Loudoun County School District has estimated that a single student can generate $37,879 in capital 

expenditures and $11,595 in annual operational costs (see page 94 of this staff report).  If the parcel 

stays commercial / industrial, there will be no quantifiable impact on the school system. 

Housing.  There are two potentially competing goals in the Plan:  1)  there is the goal to ensure housing 

stock of sufficient size, diversity and quality for all residents to have a safe and sound place to live; and 

2) there is the goal to provide a better balance between residential and commercial and industrial 

development and increase opportunities for commercial and industrial growth. The applicant has not 

provided sufficient information that would substantiate the need for additional housing and outweigh 

the Plan’s goals to provide adequate commercial and industrial lands.  There is evidence that the Town 

has not reached the 30/70% revenue mix (see attachment 11).  There is no evidence to indicate that the 

existing housing stock is not adequate to meet the goals of the Plan. The applicant in its Statement of 

Justification (SOJ) refers to a George Mason University study which suggests a need for additional multi-

family housing in the County (see attachment 7).  The applicant does not backup that suggestion with 

credible data for the Town of Purcellville’s need for increased housing within its borders.  In addition, 

there is conflicting information, the County in its most recent forecasts, projects that the supply of 

multi-family housing units within the County, both existing and planned, will meet demand through 

2037 (see attachment 1).  Based on available information, it appears that the commercial / industrial 

goal of providing adequate commercial / industrial lands, outweighs the need for more residential 

housing be it market rate or affordable. 
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Staff Recommendations. The request for a plan amendment to designate the 13.7 acre section of the 20 

acre site multi-residential does not conform to the overall goals of the Plan.   The Plan makes it clear 

that the availability and preservation of commercial and industrial land is a major goal.  Additional 

housing will place a financial burden on the school system and potentially hinder the goal of providing 

quality education.  Changing to a land use that provides for more housing rather than commercial / 

industrial uses does not advance the Town’s housing goal of achieving the 30/70% revenue mix.  

Changing a 13 acre site to residential is not consistent with plan goals.  Staff’s recommendation is to 

deny the request to change the land use designation to multi-family residential until such time as the 

applicant is able to show that the present configuration of the Comprehensive Plan and its land use 

designations are not adequate to meet the present and future needs of the community. 

The request to designate the 6.7 acre site Mixed Use Commercial is more in keeping with the overall 

goals of the Plan. The requested designation would allow for commercial, retail, office uses, recreation 

and service activities.  This section of Town with its accessibility and visibility lends itself more to 

commercial/retail/office land use.   Staff’s recommendation is to approve the request to designate the 

6.7 acre site as Mixed Use Commercial.   
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Hearing Date:  May 16, 2013 

PLANNING COMMISSION 

STAFF REPORT  

Rezoning Plan 

SUBJECT:  RZ # 12-01  Rezoning 

ACTION ITEM:                    _ X_ 

PUBLIC HEARING:               YES  X__   NO   _ 

Memo Date:  April 11, 2013 

STAFF CONTACTS: Patrick Sullivan, Director, Community Development Department, Dan Galindo, 

Planner II; Community Development Department of Planning; Tucker Keller, Planning Aide, Community 

Development Department. 
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 Purpose:  This application is a request to change the zoning of the 13.7 acre portion of the 20 acre site 

from CM-1 to PDH-15 and to provide for the construction of a 176 unit affordable apartment project.  

 

 

 

 

 

 

 

 

 

 

 

 

Completeness Date 
January 7, 2013 
 

Location 
South side of Hirst Road at the corner of Maple Ave. and Hirst Rd. 

Zoning Ordinance 
1997 
LDSCO November 2009 

Existing zoning -  CM-1 (office / industrial) 
Proposed Zoning -  PDH-15 (residential- 15 units per acre) 

Comprehensive Plan  
December 19, 2009 
 

Planned Land Use – Light Industrial 
Proposed Land Use – Multi-Family Residential 

Abutters 
 
 
 

South west – Residential (3 units per acre) 
South  east -- Public 
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Suggested Motions 

1.  I move that the Planning Commission forward ZA #12-01 Catoctin Creek Apartments to the 

Purcellville Town Council for action with the following recommendations: 

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________ 
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Rezoning Request – Staff Report 

 

Background. 

The applicant, SL Nusbaum Realty Company has applied for a rezoning for the 13.7 acre site on the 

western side of the property.  The applicant is not requesting a rezoning for the 6.7 acre site on the east 

side.  The site is presently zoned CM-1 which is an office/industrial designation.  While in the county the 

site was zoned PD-GI which automatically goes to a CM-1 designation following annexation into the 

Town.  Justification is found in the Purcellville Zoning Ordinance Article 3. Section 6.    

The applicant is requesting a change from CM-1 to PDH-15.  The PDH designation refers to a Planned 

Development Housing district.  The numeric indicator of 15 refers to the allowable density of 15 

dwelling units per acre.  There are a variety of general standards and design standards outlined below 

that must be met before approval can be granted. 

Rezoning review. 

“…rezoning to and development under this district (PDH) will be permitted only in accordance with a 

development plan prepared and approved in accordance with the provisions of Article 11.” (PZO Article 4 

Section 12.1) 

Provided below is an outline of the standards found in Article 11 that should be reviewed along with 

staff comments.  The general standards and the design standards can be found in the Purcellville Zoning 

Ordinance (PZO) Article 11 Section 7.  In addition, Article 4 Section 12 provides additional standards for 

the PDH-15 district.  

In order to properly evaluate a request for a change to the zoning, the applicant needs to provide 

sufficient data and justification that addresses the different standards.  The applicant must show that 

there is appropriate need for the town to change the zoning designation.   

General standards and Staff Comments  

No application shall be approved for a planned development under the provisions of the Purcellville 

Zoning Ordinance unless the planned development satisfies the following general standards:  

1.  “The planned development shall substantially conform to the adopted comprehensive plan with 

respect to type, character and intensity of use and public facilities. Residential planned developments 

shall not exceed the density permitted by the adopted comprehensive plan, except as expressly permitted 

under applicable density bonus provisions.”  (PZO Article 11 Section 7.1)  
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The proposal does not meet the standard because it does not substantially conform to the Plan for the 

following reasons: 

 
A.  Financial Planning for the Future. Chapter II Purcellville Today and Tomorrow pg. 18. (CP) 

Over the next 10-20 years, Purcellville will face costs for capital improvements and other 

enhancements designed to benefit the community.  The challenge will be how to pay for those 

costs.  One method is outlined in the fiscal policy goal which “provides direction to better 

balance the Town’s tax base by working toward 30 percent of the value of the Town’s real 

property tax base from commercial property and 70 percent from residential property”. 

1. While the application does not help advance the 30/70 percent goal, the applicant has 

provided information that indicates the completed apartment project will produce more 

residential real estate taxes than an equivalent commercial or industrial build-out of the 

13 acres (Applicants Statement page 76). 

2. The applicant has set the projected value at $159,090 per unit. The applicant does not 

state whether the value is the potential assessed value or the investment value.  A 

cursory review of apartment complexes in the Leesburg and Ashburn area provided 

assessed values of $96,000 to $109,000 per unit.  Staff recommends that the applicant 

provide comparable assessed unit values to better analyze the potential assessed value 

determination of the project upon completion.   

A major source of Town revenue is realized from sewer and water availability fees and usage 

fees.  

1. The apartment complex will generate significant utility fees which have yet to be 

determined. 

2. A comparable town house development of 60 units on 10 acres would produce 

approximately $2.9 million in availability fees.  The estimated fees for the apartment 

project based on similar meter sizes at other apartment projects in the town would be 

$2 million.  It is recommended that the applicant commit to a meter size for each 

building.  

Staff determination:  The proposal does not help advance the 30/70% 

commercial/residential valuation goal.  The proposal is not in conformance with this 

section of the plan.  More information is needed regarding availability fees and area 

real estate assessment comparables.  

B. Housing   Chapter III 2025 Housing Policies.  CP Pg. 28. 
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The housing policy section of the Plan calls for “balance between residential and commercial 

development; diversity of choice including senior housing; encourages community preservation, 

sustainable development and managed growth; that it be consistent with the Town’s existing 

small town community character, have innovation in design; preserves open space; and 

increases the amount of commercial and light industrial development in Purcellville”. 

1. The housing chapter calls for balance and once again mentions the importance of a 70% 

residential 30% commercial pattern of development. 

a. The applicant needs to elaborate on how the change of land use from 

commercial to residential is justified based on the goal of a 30/70% land use 

split. 

2. The proposed project does provide a diversity of apartment sizes and preserves a 

section of open space.  It does not provide a diversity of market rate and affordable 

housing units. 

a. The open space preservation will cover approximately 4 acres of the site. 

b. There has been no mention of the preservation of existing trees on the 

remaining portion of the site.  

3. The applicant notes that there is a need for affordable housing in the County as 

indicated by a George Mason University regional study (2011) and this project would 

provide additional affordable housing. 

a. However, the applicant does not provide any statistics regarding the need for 

affordable housing in the corporate limits of the Town of Purcellville.  

b. Comments from Loudoun County point out that recent affordable housing 

forecasts contradict the assertion made by the applicant. The most recent 

County forecasts contend that “…the supply of multi-family housing units within 

the County, both existing and planned, will meet demand through 2037.  As 

such, allowing additional multi-family dwelling units in an area of the County 

where they are not anticipated could oversaturate the market and impact the 

viability of already approved developments” (Memorandum dated March 5, 

2013, page 30). 

Further information is needed to determine if the project is in compliance with the housing 

section of the Plan.  Due to the limited availability of commercial lots in the town, it is 

incumbent on the applicant to show that their proposal will help the Town achieve the 30/70% 

commercial/residential goal and that utilizing the land as residential will not inhibit the ability to 

achieve that 30/70% split.  The applicant needs to provide better statistics on the need for 

affordable housing specifically in the corporate limits of the Town and how that will impact 

other developments in the County. In addition, justification for 176 affordable units needs to be 

provided. 
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Staff determination: The proposal does not meet the 30/70% commercial/residential 
valuation goal.   The proposal is presently not in conformance with the plan.  
Additional information as noted above is required.  

 
C. Parks, Recreation and Open Space.  CP Pg 36. 

This section of the Plan strives to “enhance the quality of life for the community by providing 

integrated park, recreational and environmental conservation efforts to meet the Town and 

regions physical, social, educational, cultural and aesthetic needs and provide for recreation 

programs and adequate recreation facilities.  In addition, it envisions the conservation of open 

space, tree preservation and the protection of sensitive resources”.   

1. The applicant is making every effort to preserve the forested area closest to Catoctin 

Creek and abutting the Old Dominion Valley residential neighborhood which meets the 

standard of conserving open space.  Four out of thirteen acres will remain untouched 

providing a significant area of preserved open space. 

2. The plan calls for the preservation of trees in new development.  While the existing 

trees on the 4 acres of open space are being preserved there has been no mention of 

preserving trees on the remainder of the site.  The applicant should provide justification 

for removing any old growth trees from the site.  A tree inventory is required. 

3. The swimming pool and activity center are positive additions to the site and help 

enhance the quality of life. 

a. Specific children’s play spaces available throughout the complex would be an 

appropriate addition. 

Staff determination:  The proposal is not in conformance with this section of the plan.  A tree 

inventory is required. 

D.  Economic Development.  CP Pg. 58. 

The Plan envisions the “importance of economic development to the health, well-being and 

quality of life for Purcellville’s residents.  It desires to advance economic development strategies 

where there is value for taxes paid and commercial and industrial development is stimulated.  To 

facilitate the recruitment and expansion of businesses and ensure the adequate availability of 

industrially zoned land for light industry and major employers.  Encourage businesses to conserve 

natural resources, protect environmental health and maintain the aesthetic quality of 

Purcellville”. 

1. There is evidence that the availability of additional apartment units would provide for 

job and business growth in the town.  There is and will be significant growth in 

commercial uses in the town.  The availability of apartment housing for the potential 

commercial uses helps with recruitment and retention.  
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2. The use for this site as an apartment complex does not help ensure the adequate 

availability of industrially zoned land.  It is taking industrially zoned land out of inventory 

and placing it in residential inventory.   

3. Will the apartment project help maintain the aesthetic quality of Purcellville.  While the 

applicant has submitted a variety of building elevations there is no exhibit that provides 

for evaluation of the project’s overall offsite visual impact. 

a. A view shed analysis should be provided to allow for an offsite review of the 

building impacts given the varied terrain and prominent location in relation to 

Route 7 Bypass and Hirst Road.   

Staff determination:  The proposal does not meet the plan goal of ensuring adequate 

commercial /industrial land.  The proposal is presently not in conformance with the plan.  

Additional information as noted above is required. 

E.  Public Services.  CP Pg. 75. 

The Public Services section covers a wide spectrum of community services.  The goals are to 

provide “for quality educational programs and facilities.  Provide a safe environment by 

providing responsive police, fire and rescue facilities to serve residents and ensure that quality 

health care facilities are available”.   

1. With 176 units there is a potential for an additional 540 residents in the community. 

This is based on the 2010 Census figures of 3.07 persons per household in Purcellville.  

The applicant estimates that there will be approximately 310 residents based on 

numbers gathered from similar projects. 

a. Additional residents will impact police, fire and rescue, and other public service 

providers.  Appropriate proffers could address this impact. 

b. The applicant has not provided any information regarding the impacts on public 

services and how the project as presented will mitigate those impacts. 

2. Based on the Loudoun School District statistics there is potential for an additional 43 

school age children.  The capital impact for this many students is projected to be 

$1,628,836 plus annual operating costs of $498,585.   

Staff determination:  The proposal does not provide justification for increasing school fiscal 

impacts.  Not enough information from the applicant regarding mitigation of these fiscal 

impacts. 

F.  Public Utilities Policies.  CP Pg. 85. 

The Plan “encourages conservation of water and natural resources.  It will provide and operate a 

coordinated system of public water and sewer utilities that will enhance the quality of life for 
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residents and businesses in Purcellville.  Upgrade and maintain water, sewer and storm drainage 

facilities and systems to promote the public health welfare and safety”. 

1. The proposed apartment complex will conserve water by utilizing the appropriate 

conservation fixtures throughout the units. 

Purcellville Public Works analysis and comments: 

Based on our review, we offer the following comments: 
1. The water layout proposed exceeds the maximum allowable length for a dead end main. 
2. The water layout proposed does not provide points of connection that will keep most 

customers in service in the event of a water main break.  
3. The anticipated water usage as shown in the Statement is low based on both 

requirements set forth in the Loudoun Water Design Manual (which the Town 
incorporates by reference), and the VA Department of Environmental Quality SCAT 
regulations.  Please revise the anticipated water usage based on these standards. 

4. Please provide for a future watermain extension to the remaining portion of this parcel. 
5. It appears as if additional hydrants will be needed; no more than 300 ft. of hose to reach 

any portion of the base of the exterior wall. 
6. Both the water and the sanitary sewer layouts show points of connection that will 

require easements, and/or permission to connect on to a private line.  Please submit 
information to show that these easements have been, or are able to be, obtained.   

7. In order to determine the feasibility and final design of the water system, the system 
will need to be hydraulically modeled.  The Town will have its consultant look at this in a 
preliminary fashion, based on the information provided in this application.  Please 
provide a copy of the system layout in ACAD.   
Note that this work cannot be done until the anticipated water usage has been 
submitted based on the standards noted in comment #3.  During the design stage, the 
applicant must submit a detailed hydraulic model to show both the quantity and quality 
of the water to the site.  The applicant may have this work done by his/her own 
consultant or the Town will have its consultant do the work at the applicant’s expense. 
Note that final approval of the proposed water extension cannot be granted until the 
modeling is complete and approved.   

8. The water extension and design will need to be approved through the Virginia 
Department of Health. 

9. The Plans need to clearly note whether the water/sewer lines are proposed to be 
privately or publicly owned and maintained.  Please note that since these facilities as 
proposed serve only this property, the Town is not likely to accept these for ownership.   

10. The sanitary sewer layout shows lengths between manholes that exceed the maximum 
length of sanitary sewer between manholes.  

11. The proposed sanitary sewer force main must enter the public sewer by gravity.  
 

Staff determination:  Pending resolution of the above items the proposal is in conformance 

with this section of the Plan. 
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G.  Transportation.  CP Pg. 93. 

The Plan calls for “alternative forms of transportation and strives to create a community that is 

accessible for pedestrians and bicycles.  It encourages a connected, efficient street network that 

efficiently and effectively manages traffic flow; quality pedestrian and bicycle facilities; and safe, 

attractive and inviting streets”.  

1. The existing conditions analysis shows that the intersections identified for 

improvements (Hirst/Berlin Turnpike, Hirst/Maple, and Hirst/Hatcher) currently have 

levels of service worse than D. The Purcellville Transportation Plan calls for a Level of 

Service C.  Therefore, improvements are needed now.  The apartment project will add 

more traffic volumes to the intersections and would intensify the problems.   Applicant 

has proffered $1,000,000 for traffic congestion mitigation.  In order to determine if the 

one million is sufficient the applicant will have to provide an analysis of the impact of 

the $1 million proffer on all the intersections that do not conform to the 

Transportation Plan’s LOS C.  The applicant should show that the traffic impacts will be 

able to meet LOS C with the expenditure of the $1 million.  

2. The traffic capacity analysis shows that one entrance will operate sufficiently (level of 

service C or better).  Therefore from a traffic standpoint, one is sufficient.  Other 

entrances may be necessary for emergency access based on Town code.  Provide an 

entrance at the west end for Fire and Rescue access. 

3. The study analysis shows that the anticipated stacking at the driveway for exiting traffic 

is 15 feet in the AM peak hour and 10 feet in the PM peak hour (approximately one 

vehicle).  Also the study analysis assumed one, shared left/right lane where the site plan 

shows separate left and right turn lanes.  As a result, the stacking should be less than 

what the study shows.   

4. It is recommended that the entrance design be revised to remove or increase the taper 

length and remove several or all of the parking spaces close to the Hirst Road 

intersection. Revise the entrance design.   

5. There could be bus service in the future on Hirst so identifying a future bus stop location 

on the site plan would be helpful.  Add a future bus stop area. 

6. With the proposed commercial expansion and other traffic forecasted between 2014 

and 2020 (regional growth, Catoctin Corner, Purcellville Gateway, Loudoun Valley 

Shopping Center, and Patrick Henry College Expansion), the Hirst/Maple intersection is 

anticipated to have additional capacity issues. The study shows the northbound left turn 

will operate beyond its capacity due to the cross traffic on Hirst Road.  The Townwide 

Transportation Plan identifies this intersection as a location for a future roundabout.  

Further analysis would need to be performed to determine the appropriateness of a 

multi-way stop or a traffic signal.  Applicant has proffered $1,000,000 for traffic 

congestion mitigation. 
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7. A higher percentage of site traffic should be routed to the east.  The applicant increased 

the percentage from to/from the east along Route 7 from 20 percent to 30 percent. The 

town’s traffic consultant would support a distribution higher than 30 percent to the 

east.   

8. The Townwide Transportation Plan identifies the Hirst Road / Hatcher Road intersection 

as signalized in the future with additional turn lanes.  The identified improvements in 

the study (adding a new westbound left turn lane) are consistent with the Town’s plan.  

One item to note is the westbound through/right lane is anticipated to operate at level 

of service F under 2020 conditions and therefore a right-turn lane may help improve the 

traffic operations.  Applicant has proffered $1,000,000 for traffic congestion 

mitigation.  

9. Another item the consultant noticed during review was the Hirst Road turn lane tapers.  

The tapers appear to be short, especially downstream in the eastbound direction.  They 

recommend that the applicant provide more information on the proposed Hirst Road 

geometry.  Provide more information on the geometry. 

Staff determination:  The proposal does not meet the standard of providing adequate 

pedestrian and vehicular movement within the site. Additional information as noted above is 

required to determine compliance.  Further analysis of the impact of the $1,000,000 proffer 

should be provided.  The analysis should include estimated costs of providing needed 

upgrades to maintain a level of service C. 

H.  Environmental Policies.  CP Pg. 103 

The Comprehensive Plan goal is to “improve, maintain and protect the natural environment of 

the Town; to protect scenic and sensitive areas; and protect important natural features such as 

wetlands, floodplains and forested areas.  Preserve the dark sky environmental qualities of 

Purcellville at night”. 

1. The apartment proposal will preserve 4 acres of the site as a natural forested area.  It 

will also protect the floodplain by maintaining the required buffer along the floodplain 

boundary. 

2. It would be appropriate to maintain a landscaped buffer between the road and the 

buildings.  The buildings will set up high on the site and be visible from the by-pass.  

Preserving the tree line along Hirst Road would help protect the scenic views from the 

by-pass. 

3. The application does not address dark sky compliance. 

Public Works Comments: 
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1. In order to determine the feasibility and final design of the proposed sanitary 
sewer/pump station, the discharge will need to be modeled, taking into account the 
Town’s downstream facilities.  The Town will have its consultant look at this in a 
preliminary fashion, based on the information provided in this application.  Please 
provide a copy of the system layout in ACAD.   
Note that this work cannot be done until the anticipated water usage has been 
submitted.  During the design stage, the applicant must submit a detailed hydraulic 
model to show that the proposed discharge will not adversely affect the Town’s system, 
and that the system can accommodate the anticipated flows.  The applicant may have 
this work done by his/her own consultant or the Town will have its consultant do the 
work at the applicant’s expense. Note that final approval of the proposed sanitary sewer 
extension cannot be granted until the modeling is complete and approved.   

2. What is the depth of the proposed pump station?  Is the bottom elevation higher than 
the 100 year floodplain elevation? 

3. The proposed pump station will need to be designed to meet all requirements as 
outlined in the Town of Purcellville FSM and referenced documents. 

4. The stormwater layout is not shown.  The location for the potential pond is shown, but 
no high water elevation is noted.  What is the anticipated water surface elevation?  
Compare this to the finished floor elevations; is the freeboard sufficient? 

5. Because the stormwater layout is not shown, it is not clear how much of the area of 
runoff from the development will be collected and conveyed to the proposed pond.  
Please provide more information. 

6. There appears to be a significant amount of off-site runoff through the site.  Please note 
that this must be accounted for in the final design of the stormwater facilities.  

7. The downstream facilities must be examined to determine if there is adequate capacity 
and if improvements to the downstream facilities are required.  

8. The proposed channelization will likely require a Nationwide Permit (NWP29) or written 
determination of minimal effects through the US Army Corps of Engineers, since the 
length of the channel affected (filled or excavated) exceeds 300 LF. Please provide 
copies of the written determination to the Town.  

9. What is the base flood elevation of Catoctin Creek at this location relative to the 
proposed finished floor elevations? 

10. Plans need to be signed/sealed/dated by a professional engineer registered in the 
Commonwealth of Virginia. 

11. Statement should have a preparation date noted, with revision dates as needed.  
 

Staff determination:  In order to be in compliance with this section the application will have to 

address dark sky compliance and buffering along Hirst Road.  Public Works comments will 

have to be addressed prior to approval of the site plan.  

I.  Land Use Polices.  CP Pg. 111 

The overall policy for land use “recommends harmonious, compatible and orderly development; 

a diversity of land uses that supports residential as well as commercial needs”.   
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The Future Land Use portion of the Plan sets a goal of achieving “… a better balance between 

residential and commercial and industrial development…” and “increase opportunities for 

commercial and industrial growth…”.  

In addition the Land Use section notes that “There is limited space designated for professional 

office or similar types of uses in Purcellville.  Consequently, many offices are developed in the 

town’s retail or industrial areas.   

1. This section of the Plan is concerned about the loss of commercial / industrial lands and 

seeks to increase opportunities for commercial / industrial growth. 

2. Does the change from industrial to residential further the land use goals?  Is the result a 

harmonious, compatible and orderly development and will it provide for and enhance 

the office/industrial needs of the community in the future?  

Staff determination:  The proposal is presently not in compliance with the Plan.  Provide 

recommendations for mitigating the loss of industrial land and provide reasoning for 

switching to residential. 

 

Staff Conclusion.  The applicant should submit more detailed information that can better 

respond to addressing the individual goals and objectives of the comprehensive plan.    

As presented staff does not believe that the proposal is in compliance with the Plan.  It is staff’s 

opinion that the proposed project is too dense for the site.  The number of units should be 

downsized to provide for more green space, better pedestrian and vehicular connectivity, more 

tenant amenities; less parking area, less impact on the environment, better access to the 

buildings for fire and rescue purposes, less impact on the transportation network, less impact on 

the school system, and less offsite visual impact of the site.  The project should provide for more 

diversity through a mixture of market rate and affordable units.   

 
2.  “The planned development shall be of such design that it will result in a development achieving the 

stated purpose of the planned development district more than would development under a conventional 

zoning district.” (PZO Article 11 Section 7.1) 

The purpose of the PDH district is to “encourage innovative and creative design and to ensure efficient 

use of open space to promote high standards in the layout, design and construction of residential 

development, resulting in balanced developments of mixed use housing and affordable housing”.   

In this proposal the 176 units will maximize density with seven buildings and attendant parking lots.  

This will result in pedestrian and vehicular traffic being compromised because of the intensity of the 
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development.  The intense use of the site results in seas of asphalt and roofs and does not encourage 

innovation and creative design. 

Utilizing a conventional zoning district would reduce density and intensity thus providing a more 

ecologically, pedestrian and vehicular friendly design for the site. 

The proposal does not meet the standard at this time for the following reasons:   

a) Any number of conventional zoning districts could be used to develop the property.  The only 

benefit to using the PDH is an increase in density that allows the development to reach 176 

units in 7 buildings.  A less dense project could provide a more innovative and creative design 

that would produce a better product than what would be available in a conventional district. 

b) The buildings are repetitive in design.  The internal area of the site is dominated by buildings 
and parking lots.  It is not in keeping with the small town character of Purcellville. 

 

3.  “The planned development shall efficiently utilize the available land, and shall protect and preserve to 

the extent possible all scenic assets and natural features such as trees, streams and topographic 

features.” (PZO Article 11 Section 7.1) 

The proposed development protects and preserves the scenic assets and features of 4 acres on the 

south western portion of the 13.7 acre site.  There is no mention of protecting and preserving the scenic 

assets and features on the remainder of the site.  The water channel that goes through the center of the 

site has the potential for being degraded by its close proximity to the proposed building sites.  Additional 

information on the protection of this scenic asset or feature would be helpful in determining the impact 

the buildings will have on this area.  

The proposal does not meet the standard at this time for the following reasons:   
 

a)  a tree inventory of old growth trees for the entire site is required and has not been submitted. 
b)  a recommendation on how to keep the water channel in the center of the site clear of garbage 

and debris is needed. 
c)  a statement on how to ensure, protect and preserve future scenic asset management for the 

entire site is needed. 
 
4.  “The planned development shall be designed to prevent substantial injury to the use and value of 

existing surrounding development, and shall not hinder, deter or impede development of surrounding 

undeveloped properties in accordance with the adopted comprehensive plan.” (PZO Article 11 Section 7.1) 

Staff Comments:  None. 

5.   “The planned development shall be located in an area in which transportation, police and fire 

protection, other public facilities and public utilities including sewerage, are or will be available and 
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adequate for the uses proposed, provided, however, that the applicant may make provision for such 

facilities or utilities which are not presently available.” (PZO Article 11 Section 7.1) 

a) The location of the closest hookups for water and sewer will require the acquisition of 

easements by the applicant to have the utilities cross private property.  A letter of intent to 

provide the easement will be required.  

b) All public transportation improvements will have to be completed prior to any certificate of 

occupancy being granted.   

c) A future bus stop to be constructed by the developer should be included as part of the 

transportation network.  

d) To maintain adequate fire and rescue protection another entrance at the western end of the 

site should be planned for. 

e) Adequate access to all buildings for fire protection must be detailed on the concept plan.  

Buildings 4 and 6 present access issues along the center water channel. 

f) An exclusive right turn lane should be provided into the site entrance (VDOT 3-7-2012  [page 

39]). 

The proposal does not meet the standard at this time for the following reasons:   

a) The proposal does not provide adequate access for fire and rescue protection to all buildings.  
b) A more detailed multi-modal transportation plan which includes walking, biking, mass transit, 

vehicular circulation and inter-property connections is needed to determine compliance with 
this standard. 

c) A proffer statement in writing has not been provided for initial review.  
d) An exclusive right turn lane into the project. 

 

Design standards.  

“Whereas it is the intent to allow flexibility in the design of all planned developments, it is deemed 

necessary to establish standards by which to evaluate good design. To satisfy this necessity, the 

following design standards are set forth for general application in all planned developments:  

1.  In order to complement development on adjacent properties, at all peripheral lot lines the bulk 

regulations and landscaping and screening provisions shall generally conform to the provisions of article 

7 of this zoning ordinance.” (PZO Article 11 Section 7.2) 

The proposal generally meets this standard.  Additional landscaping along Hirst Road and in the 

interior parking areas will be required for final landscape plan.  Final landscape design to accompany 

site plan application. 

http://library.municode.com/HTML/15173/level2/ZONING_ORDINANCETOPUVI_ART7LABUOPSPRE.html#ZONING_ORDINANCETOPUVI_ART7LABUOPSPRE
http://library.municode.com/HTML/15173/level2/ZONING_ORDINANCETOPUVI_ART7LABUOPSPRE.html#ZONING_ORDINANCETOPUVI_ART7LABUOPSPRE
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2.  “Other than those regulations specifically set forth in article 4 of the zoning ordinance for a particular 

P district, the open space, off-street parking, loading, sign and all other similar regulations set forth in 

this ordinance shall have general application in all planned districts.” (PZO Article 11 Section 7.2) 

There appears to be inadequate loading space by the clubhouse and pool.  Provide a detail of any 

loading spaces on the site. 

3.  “Street and driveways shall be designed to generally conform to the provisions set forth in this 

ordinance and all other town ordinances, the facilities standards manual and other regulations 

controlling same, and where applicable, street systems shall be designed to afford convenient access to 

existing and planned transportation facilities.” (PZO Article 11 Section 7.2) 

a. The existing conditions analysis shows that the intersections identified for improvements 

(Hirst/Berlin Turnpike, Hirst/Maple, and Hirst/Hatcher) currently have levels of service worse 

than D. Therefore, improvements are needed now.  The apartment project will add more traffic 

volumes to the intersections and would accelerate the problems.  Applicant has proffered 

$1,000,000 for traffic congestion mitigation.   

b. The traffic capacity analysis shows that one entrance will operate sufficiently (level of service C 

or better).  Therefore from a traffic standpoint, one is sufficient.  Other entrances may be 

necessary for emergency access based on Town code.  There is insufficient detail regarding 

adequate access and circulation of emergency vehicles throughout the property.  Provide an 

entrance at the west end.  Provide information to demonstrate that access to the proposed 

structures (all sides) would not be compromised.  

c. The study analysis shows that the anticipated stacking at the driveway for exiting traffic is 15 

feet in the AM peak hour and 10 feet in the PM peak hour (approximately one vehicle).  Also the 

study analysis assumed one, shared left/right lane where the site plan shows separate left and 

right turn lanes.  As a result, the stacking should be less than what the study shows.   

d. It is recommended that the entrance design be revised to remove or increase the taper length 

and remove several or all of the parking spaces close to the Hirst Road intersection. Revise the 

entrance design.   

e. With the proposed commercial expansion and other traffic forecasted between 2014 and 2020 

(regional growth, Catoctin Corner, Purcellville Gateway, Loudoun Valley Shopping Center, and 

Patrick Henry College Expansion), the Hirst/Maple intersection is anticipated to have additional 

capacity issues. The study shows the northbound left turn will operate beyond its capacity due 

to the cross traffic on Hirst Road.  The Townwide Transportation Plan identifies this intersection 

as a location for a future roundabout.  Further analysis would need to be performed to 

determine the appropriateness of a multi-way stop or a traffic signal.  Applicant has proffered 

$1,000,000 for traffic congestion mitigation.   

http://library.municode.com/HTML/15173/level2/ZONING_ORDINANCETOPUVI_ART4DIRE.html#ZONING_ORDINANCETOPUVI_ART4DIRE
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f. A higher percentage of site traffic should be routed to the east.  The applicant increased the 

percentage from to/from the east along Route 7 from 20 percent to 30 percent. The town’s 

traffic consultant would support a distribution higher than 30 percent to the east.   

g. The Townwide Transportation Plan identifies this intersection as signalized in the future with 

additional turn lanes.  The identified improvements in the study (adding a new westbound left 

turn lane) are consistent with the Town’s plan.  One item to note is the westbound 

through/right lane is anticipated to operate at level of service F under 2020 conditions and 

therefore a right-turn lane may help improve the traffic operations.  Provide a recommendation 

regarding the right-turn lane.  

h. Another item the consultant noticed during review was the Hirst Road turn lane tapers.  The 

tapers appear to be short, especially downstream in the eastbound direction.  They recommend 

that the applicant provide more information on the proposed Hirst Road geometry.  Provide 

more information on the geometry. 

Without the above changes the proposal does not meet the standard for this section. 

4.  “Within planned developments, particular emphasis shall be placed on the provision of recreational 

amenities and a comprehensive system of pedestrian, bicycle and/or bridle paths which shall be carefully 

coordinated with the provision of open spaces, public facilities, vehicular access routes and planned 

transportation facilities.” (PZO Article 11 Section 7.2) 

Additional recreational amenities should be provided at the west end of the site so that residents don’t 

have to travel the full width of the site for picnic and child play options.  A future bus stop should be 

coordinated with Virginia Regional Transit.  

The proposal does not meet the standard for this section for the following reasons: 

1. Most of the buildable area of the site is car centric with parking lots dominating the landscape of 
the community.  The site is not designed with the pedestrian in mind.  The swimming pool area 
requires tenants to cross the main entrance driveway.  Provide clear and easy means for 
pedestrian circulation. 

2. The proposed intensity of use impedes adequate pedestrian and vehicular movement within the 

site. 

3. A continuous trail encircling the property would be desirable. 

 

Staff Recommendations.  The applicant should submit more detailed information that can better 

respond to addressing the individual goals and objectives of the comprehensive plan.    

As presented, staff does not believe that the proposal is in compliance with the plan.  It is staff’s opinion 

that the proposed project is too dense for the site.  The number of units should be reduced to provide 

for more green space, better pedestrian and vehicular connectivity, more tenant amenities; less parking 
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area, less impact on the environment, better access to the buildings for fire and rescue purposes, less 

impact on the transportation network, less impact on the school system, and less offsite visual impact. 

The project should provide more dwelling unit diversity by adding a mixture of market rate and 

affordable units.  
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County of Loudoun 
Leroy Locke, Fire Protection Plans Reviewer/Inspector 
Department of Building and Development 

Code Enforcement Plan Review 

1 Harrison Street SE 

P.O. Box 7000 

Leesburg, Virginia 20177-7000 

Inspection Information 703-777-0220, Fax 703-771-8546 

 

 
Date:   January 25, 2013 

 
Permit/Type: Land Development 

 
Project Name:  Catoctin Creek Apartments 

Purcellville-RZ-12-01 
Purcellville-CPAM-12-01 

 
Address:  Hirst Road 

Town:  Purcellville, Virginia  20132 

 
Submitting Company:     Tucker Keller, Community Development 
Patrick G. Sullivan, Director , Community Development 
                                        
 
To whom it may concern, 
 
Please find attached, comments resulting from the review of the above referenced project. 
 
1 – Appears to have access, however, would recommend to have at least  
two means of access. 
2 – Appears to have fire hydrant coverage. 
3 – Fire lanes: None were listed. If there becomes a need for fire lanes,  
applicant is responsible for same. (Must then be in compliance with 
The Town of Purcellville and the County Facilities Standard Manual). 
4 – Building Siamese Connections:  
If any Siamese connections are later required because of a building 
having a fire suppression system in it, they then would be required  
on the building fronts. 
5 – Whenever a Siamese connection is on a building front, the building 
then would need to have a fire hydrant  within 100’ for  
Incoming apparatus.  
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Should you have any questions, please feel free to contact us. 
 
Sincerely, 
 
 
 
Leroy Locke 
Fire Protection Plans Reviewer/Inspector 
Department of Building & Development  
Telephone - 703–771–5450 
Cell – 571-252-0611 
Leroy.Locke@loudoun.gov 
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MEMORANDUM 
 

DATE:  February 4, 2013 
 
TO:  Patrick Sullivan, Director of Community Development (email) 
 
CC:  Samer Beidas, PE, CCM, Director of Public Works 
  Alex Vanegas, CPM, Assistant Director of Public Works 
 
FROM:  Dale E. Lehnig, PE, CFM 
 
RE:  Catoctin Creek Apartments 
  Rezoning and Comprehensive Plan Amendment 

 
Public Works staff has reviewed the following: 

1.  Plans, Catoctin Creek Apartments, Zoning Map Amendment & Comprehensive Plan 
Amendment, dated August 31, 2012, latest revision 12/7/12. 

2. Statement to Accompany Comprehensive Plan Amendment, not dated.  
 
Please note that prior submissions were reviewed for completeness only.  This review will be 
more comprehensive and will review the information submitted.  Based on our review, we offer 
the following comments: 

12. The water layout proposed exceeds the maximum allowable length for a dead end main. 
13. The water layout proposed does not provide points of connection that will keep most 

customers in service in the event of a water main break.  
14. The anticipated water usage as shown in the Statement is low based on both 

requirements set forth in the Loudoun Water Design Manual (which the Town 
incorporates by reference), and the VA Department of Environmental Quality SCAT 
regulations.  Please revise the anticipated water usage based on these standards. 

15. Please provide for a future watermain extension to the remaining portion of this parcel. 
16. It appears as if additional hydrants will be needed; no more than 300 ft. of hose to reach 

any portion of the base of the exterior wall. 
17. Both the water and the sanitary sewer layouts show points of connection that will 

require easements, and/or permission to connect on to a private line.  Please submit 
information to show that these easements have been, or are able to be, obtained.   

18. In order to determine the feasibility and final design of the water system, the system 
will need to be hydraulically modeled.  The Town will have its consultant look at this in a 
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preliminary fashion, based on the information provided in this application.  Please 
provide a copy of the system layout in ACAD.   
Note that this work cannot be done until the anticipated water usage has been 
submitted based on the standards noted in comment #3.  During the design stage, the 
applicant must submit a detailed hydraulic model to show both the quantity and quality 
of the water to the site.  The applicant may have this work done by his/her own 
consultant or the Town will have its consultant do the work at the applicant’s expense. 
Note that final approval of the proposed water extension cannot be granted until the 
modeling is complete and approved.   

19. The water extension and design will need to be approved through the Virginia 
Department of Health. 

20. The Plans need to clearly note whether the water/sewer lines are proposed to be 
privately or publicly owned and maintained.  Please note that since these facilities as 
proposed serve only this property, the Town is not likely to accept these for ownership.   

21. The sanitary sewer layout shows lengths between manholes that exceed the maximum 
length of sanitary sewer between manholes.  

22. The proposed sanitary sewer force main must enter the public sewer by gravity.  
23. The plans show the infrastructure improvements for the Catoctin Creek Apartments 

(13.7 acres), but do not address the infrastructure for the remaining parcel that is 
proposed to be rezoned to mixed use commercial (6.7 acres).  If the mixed use 
commercial is to be included in the rezoning request, please address how the  
remainder of the property will be provided for sanitary sewer?  Water?  Access?  
Provide a plan to accommodate the future use of the property (as proposed for mixed 
use commercial).  

24. In order to determine the feasibility and final design of the proposed sanitary 
sewer/pump station, the discharge will need to be modeled, taking into account the 
Town’s downstream facilities.  The Town will have its consultant look at this in a 
preliminary fashion, based on the information provided in this application.  Please 
provide a copy of the system layout in ACAD.   
Note that this work cannot be done until the anticipated water usage has been 
submitted based on the standards noted in comment #3.  During the design stage, the 
applicant must submit a detailed hydraulic model to show that the proposed discharge 
will not adversely affect the Town’s system, and that the system can accommodate the 
anticipated flows.  The applicant may have this work done by his/her own consultant or 
the Town will have its consultant do the work at the applicant’s expense. Note that final 
approval of the proposed sanitary sewer extension cannot be granted until the 
modeling is complete and approved.   

25. What is the depth of the proposed pump station?  Is the bottom elevation higher than 
the 100 year floodplain elevation? 

26. The proposed pump station will need to be designed to meet all requirements as 
outlined in the Town of Purcellville FSM and referenced documents. 
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27. The stormwater layout is not shown.  The location for the potential pond is shown, but 
no high water elevation is noted.  What is the anticipated water surface elevation?  
Compare this to the finished floor elevations; is the freeboard sufficient? 

28. Because the stormwater layout is not shown, it is not clear how much of the area of 
runoff from the development will be collected and conveyed to the proposed pond.  
Please provide more information. 

29. There appears to be a significant amount of off-site runoff through the site.  Please note 
that this must be accounted for in the final design of the stormwater facilities.  

30. The downstream facilities must be examined to determine if there is adequate capacity 
and if improvements to the downstream facilities are required.  

31. The proposed channelization will likely require a Nationwide Permit (NWP29) or written 
determination of minimal effects through the US Army Corps of Engineers, since the 
length of the channel affected (filled or excavated) exceeds 300 LF. Please provide 
copies of the written determination to the Town.  

32. What is the base flood elevation of Catoctin Creek at this location relative to the 
proposed finished floor elevations? 

33. The plans do not include any information on water service, sanitary sewer service, 
stormwater drainage and management, water usage, access, etc. to the eastern portion 
of the property.  If the eastern portion of the property is to be included with the rezone, 
this information must be provided.   

34. Plans need to be signed/sealed/dated by a professional engineer registered in the 
Commonwealth of Virginia. 

35. Statement should have a preparation date noted, with revision dates as needed.  
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STATEMENT TO ACCOMPANY COMPREHENSIVE PLAN AMENDMENT 

 

Revised: March 7, 2013 

 

Statement of Ownership 

 

The property subject to this Comprehensive Plan Amendment (MCPI 452-25-4468) (“Subject Property”) 

is comprised of 20.43 acres and according to the Loudoun County land records is owned by Branko 

Stupar, Trustee (“Owner”).  Mr. Stupar’s daughter Dr. Maryls Rixey is the Successor Trustee and is now 

acting in the capacity of Trustee.  Catoctin Creek Limited Partnership, headquartered in Norfolk Virginia, 

is a contract purchaser and Applicant for the portion of the property proposed for residential use.  The 

development group is comprised of a Joint Venture between S.L. Nusbaum Realty Co. and The Franklin 

Johnston Group, which consists of Wendell Franklin and Tom Johnston who managed Nusbaum’s multi-

family group up until just recently. Nusbaum was founded in 1906 and is one the largest multi-family 

developers in the Southeast.  Nusbaum and the principals from the Franklin Johnston Group have won 

many awards both for construction quality and management expertise. 

 

Introduction 

 

This Statement accompanies the Comprehensive Plan Amendment filed by the Applicant and the Owner 

for a property located at the west side of the intersection of Maple Avenue and Hirst Road Drive. The 

property (MCPI 452-25-4468) (“Subject Property”) is comprised of 20.43 acres.  The property has a 

peculiar shape in the nature of a bow tie, oriented to and fronting on Hirst Road. 

 

The Owner and Applicant propose that the western portion of the Subject Property be designated for 

multi-family residential use (13.72 acres).  The Owner proposes that the eastern portion of the Subject 

Property be designated for mixed use commercial (6.71 acres). 

Attachment 7

 

 Attachment 1 
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This Plan amendment is unusual given the fact the 2025 Purcellville Comprehensive Plan adopted on 

December 19, 2006 (“Comprehensive Plan”) in fact has no land use recommendation for the Subject 

Property.  At the time of the adoption of the Comprehensive Plan, the Subject Property was located in 

the County of Loudoun and therefore outside of the jurisdiction of the Town of Purcellville.  The Town 

and the County of Loudoun previously adopted a joint land management plan (PUGAMP), and while the 

Loudoun County General Plan does include a land designation for the Property (light industrial), this 

designation was never formally adopted by the Town of Purcellville.  The Town has elected to abandon 

the PUGAMP land plan in light of a recent decision by the Supreme Court of Virginia. Likewise the 

County of Loudoun repealed the PUGAMP land use plan in March, 2013. 

 

The Subject Property is presently vacant.  The Subject Property adjoins Hirst Road on the north, vacant 

land to the immediate west and Maple Avenue on the east. To the south, the Subject Property is 

bordered by Loudoun Stairs and an excavation yard and industrial buildings (“Mason Property”).  In 

addition, the Subject Property shares a common boundary of approximately 230 feet with two 

residential lots in the Old Dominion Valley subdivision and a common boundary of approximately 260 

feet with an open space lot associated with the Old Dominion Valley Subdivision.  It should be noted 

that the Concept Development Plan for the Subject Property does not propose development adjacent to 

the common boundary with the Old Dominion Valley Subdivision except for a water and sewer 

connection. 

 

Comprehensive Plan Amendment Will Better Serve the Town 

 

The Comprehensive Plan Amendment will better serve the Town than the current comprehensive plan 

recommendation and the existing zoning district.  The CM-1 district permits the property to be 

developed with a variety of commercial and industrial uses with little protection of the environment.  In 

addition, the development of the Subject Property under the existing zoning district will not produce any 

proffers.  Such proffers will offset any impacts of the proposed development, including proffering to the 
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development of the Subject Property in accordance with the Concept Development Plan which 

incorporates the preservation of a significant forest and the contribution towards significant public 

street improvements.  The Concept Development Plan incorporates a significant pedestrian linkage with 

a pedestrian trail from the Subject Property to the intersection of Maple Avenue and Hirst Road. 

 

The Comprehensive Plan Amendment will further achieve a more dynamic and aesthetically appealing 

use mix at such a prominent location, especially in comparison to the heavy commercial uses currently 

permitted by right.  Indeed, mixed commercial uses at the corner of Maple Avenue and Hirst Road will 

visually complement the established civic use on the opposite corner to form a compelling gateway into 

the Town. The proposed multi-family residential use and the associated environmental preservation 

area will facilitate an appropriate transition from the intensity of the mixed commercial uses to the 

established single family residential use of Old Dominion Valley Subdivision.  Moreover, the multi-family 

residential and mixed commercial uses will be horizontally integrated by pedestrian facilities, which in 

turn will connect to the surrounding community, thereby promoting walkability and mitigating vehicular 

traffic.  

 

Comprehensive Plan Policies- Residential Development  

 

While there is no land use recommendation contained in the Town’s Comprehensive Plan concerning 

the Subject Property, the Comprehensive Plan does contain a number of polices that support this 

Comprehensive Plan Amendment.  Listed below are policies contained in the Housing, Parks Recreation 

and Open Space, Economic Development, and Environmental Chapters of the Comprehensive Plan that 

support the residential component of the Comprehensive Plan Amendment. 

 

Housing Policies 

 

Policy 2 
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2. Housing Availability and Choice:  Ensure a housing stock of sufficient size, diversity and quality 

for all residents to have a safe and sound place to live; and ensure that housing is provided for 

elderly, disabled and other persons with special needs to meet the needs of Purcellville’s 

residents. 

 

 

 

 

Implementation Strategies: 

 

2.3 As part of early development discussions with Town administrators, work with developers of 

new housing projects and coordinate with appropriate agencies to include affordable housing, 

compatible senior-oriented housing, or other special needs housing in new residential projects. 

 

 

Policy 4 

 

4. Innovative Housing Development:  Continue to encourage innovative housing development 

options that enhance community character, preserve open space, and provide a range of 

housing choices. 

 

p. 29, 5th paragraph 

 

 With housing costs expected to continue increasing over the long-term, finding affordable 

housing will be more of a challenge in Purcellville and the entire region.  Loudoun County 

defines “affordable housing” as that which fulfills the housing needs of County residents with 

incomes ranging from 30 percent to 70 percent of the county’s median household income.   
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The proposed development of the residential portion of the Subject Property supports several of these 

policies. The financing programs that the Applicant is pursuing, either tax exempt bonds or tax credits, 

provide housing for residents with incomes up to 60% of the median household income in the 

Metropolitan Statistical Area (“MSA”). All of the proposed units will be subject to this program. The 

median household income of the Washington DC MSA is $107,300.00, resulting in qualifying incomes 

adjusted for family size of up to $64,380.00.  The target rents will provide high quality housing for a 

largely unaddressed portion of housing stock. 

 

The proposed rent structure is $1000.00, $1250.00 and $1500.00 per month for one, two and three 

bedroom units, respectively.  Such rents are affordable to the community’s essential work force, 

providing a much needed housing alternative for teachers, police officers, firefighters, and service sector 

employees in close proximity to their jobs. 

 

S.L. Nusbaum keeps a demographic profile of residents in its apartment communities. The two most 

comparable communities are located in South Riding (The Abbey in South Riding) and in Gainesville 

(Somerset). The South Riding community has 168 units and a resident count of 329 persons- 1.95 

persons per units. The Gainesville community has 172 units with a resident count of 270 persons – 1.57 

residents per units. Using an average of these occupancy rates we can project that Catoctin Creek 

Apartments will have 310 residents. The Department of Planning and Pupil Services of the County of 

Loudoun has projected 43 school age children. 

 

The proposal in fact qualifies as an Innovative Housing Development (Policy 4) in so much as the 

Concept Development Plan (“CDP”) prepared by Bowman Consulting preserves nearly a third of the site 

and preserves one of the most valuable forests in Purcellville.  Community character is enhanced by the 

substantial protection of land adjacent to the Chapman DeMary trail in perpetuity. Catoctin Creek will 

be the first and only residential community with Earth Craft House certification which protects the 



 
 
 

Staff Report Catoctin Creek Apartments 4/10/2012    Page 63 of 96 
 

 

environment by conserving natural resources and using less energy, thus reducing the amount of 

pollution and greenhouse gases that are created in the production of electricity and the fuels we burn. 

The recreational center will provide residents with a premier social and fitness facility, exceeding the 

quality of any comparable facility in the corporate limits. The mix of one, two and three bedroom units 

provides a diversity of housing choices that addresses a pressing affordable housing need in western 

Loudoun. 

 

Parks, Recreation and Open Space Policies 

 

Policy 1 

 

1. Quality of Life:  Enhance the quality of life for residents and community appeal through 

integrated park, recreational and environmental conservation efforts to meet the Town’s and 

the region’s physical, social, educational, cultural, and aesthetic needs. 

 

Policy 5 

 

5. Open Space:  Conserve natural areas.  Preserve, protect and acquire significant open space.  
Expand public ownership of open spaces and greenways in Purcellville where feasible.  Promote 
sensitive growth and development that preserves and integrates open space in community 
planning. 

 

 

 

 

Implementation Strategies: 
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5.2 Implement the Open Space Preservation Program adopted by the Town Council in 2006 by 

working with the owners of existing significant private open space to encourage its preservation 

through means acceptable to the owners and the Town. 

 

Policy 6 

 

6. Tree Preservation, Planting and Maintenance:  Encourage the preservation of existing trees in 

new development.  Encourage tree planting and beautification of public and private land to 

increase Purcellville’s tree canopy.  Promote partnerships in tree retention, replacement and 

planting 

 

The Concept Development Plan includes a recreational center for the use of residents of the Catoctin 

Creek Apartments.  Residents will have pedestrian access to the Chapman DeMary nature trail which 

adjoins on the western side of the Subject Property.  The proposed development as illustrated in the 

Concept Development Plan of the site preserves significant tree cover, such preservation not 

guaranteed by the by-right development of the Subject Property.  Pedestrian access is provided along 

the Hirst Road foot trail. 

 

Economic Development Policies 

 

Policy 1 

 

1. Economic Development as Contributor to Quality of Life:  Recognize the importance of economic 

development to the health, well-being and quality of life for Purcellville’s residents.  Encourage 

innovative economic development initiatives that enhance community character and the 

environment. 

Policy 2 
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2. Strong Fiscal Environment:  Advance fiscally responsible economic development strategies 

where there is value for taxes paid and commercial and industrial development is stimulated. 

Promote public/private economic development partnerships. 

 

Policy 10 

 

10. Environmental Protection by Businesses:  Encourage businesses to conserve natural resources, 

protect environmental health and maintain the aesthetic quality of Purcellville. 

 

As discussed in a housing study conducted by George Mason University and cited later in this statement, 

the provision of multi-family rental housing is a key element in the promotion and growth of jobs in the 

region.  As set forth in the Urban Land Institute publication cited later in this statement, multi-family 

units do not require the same levels of public services as compared to others forms of residential 

development- town houses and single family development. 

 

The accompanying Statement of Justification for the Zoning Map Amendment includes an analysis 

generated from the two development styles- the permitted land use pursuant, the CM-1 zoning 

ordinance and the proposed PDH zoning. 

 

Environmental Policies 

 

Policy 1 

 

1. Environmental Protection and Monitoring:  Improve, maintain and protect the natural 

environment of the Town. Ensure that growth meets the needs of people and protects the 

environment.  Preserve the natural beauty and function of the environment as a habitat for 

people, plants and animals. Monitor and protect the quality of air, water, flora, fauna and other 

physical features of the Town and its surroundings. 
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2. Sensitive Environmental Areas and Water Resources:  Protect scenic and sensitive 

environmental areas.  Conserve and protect water resources. Monitor, maintain, and improve 

water quality in surface and groundwater sources used by the Town. Integrate wellhead 

protection and watershed planning into Town planning. 

 

3. Environmental Quality of Life:   Maintain high standards for environmental quality to enhance 

the quality of life for residents and businesses.  Protect important natural features such as 

wetlands, floodplains, and forested areas. Encourage landscaped buffers, tree planting, and the 

retention of heritage landscapes (e.g., stone walls, fences and trees) to preserve environmental 

character of Purcellville.  Preserve important views of natural features at Town gateways, in 

public spaces and parks, between residential and commercial areas, and along major 

transportation corridors. 

 

6. Lighting and the Environment:  Preserve the dark sky environmental qualities of Purcellville at 

night.  Minimize light pollution in Town and encourage lighting, where necessary, that is 

directed, shielded and contained to the minimal amount required for safe access. 

 

The Comprehensive Plan Amendment and the CDP support all of these Environmental Policies.  The 

application provides that the proposed growth meets the needs of people, by providing additional 

options for rental housing, and protects the environment with a generous amount of open space and 

tree protection.  The Tree Preservation and Scenic Area as depicted on the CDP (see Sheet 5) will 

preserve a valuable forest and will provide watershed protection to the South Fork of the Catoctin 

Creek. 

 

Comprehensive Plan Policies- Mixed Use Commercial Development  

 

While there is no land use recommendation contained in the Comprehensive Plan, the Plan does contain 

a number of policies that support this Comprehensive Plan Amendment. Listed below are policies 
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contained in the Economic Development and Land Use Chapters of the Comprehensive Plan that 

support the commercial component of the Comprehensive Plan Amendment. 

 

Economic Development Policies 

 

Policy 1 

 

1. Economic Development as Contributor to Quality of Life:  Recognize the importance of economic 

development to the health, well-being and quality of life for Purcellville’s residents.  Encourage 

innovative economic development initiatives that enhance community character and the 

environment. 

 

Policy 2 

 

2. Strong Fiscal Environment:  Advance fiscally responsible economic development strategies 

where there is value for taxes paid and commercial and industrial development is stimulated.  

Promote public/private economic development partnerships. 

 

In regards to the commercial designation, the designation of the eastern portion of the Subject Property 

for Mixed Use Commercial will attract land uses which are more consistent with a gateway to the Town.  

Such a designation is more likely to produce a development pattern (retail, restaurants, offices) that will 

promote the economic vitality of the Town. 

 

 

Land Use Policies 
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Policy 1 

 

1. Harmonious, Compatible and Orderly Land Development:  Provide for managed community 
growth and land development that ensures harmonious, compatible and orderly land use 
patterns, enhances the unique community character of Purcellville and preserves landmarks 
(i.e., Cole Farm, Train Station, Dillon’s Woods and Tabernacle). 

 

2. Balanced Distribution of Land Uses:  Provide a diversity of land uses in suitable locations to 
support the residential and business needs of Purcellville while ensuring economic, social and 
financial stability. 

 

A Mixed Use Commercial land use designation is an appropriate transition between the fire station 

located on the east side of Maple Avenue and the proposed multi-family residential land use.  A Mixed 

Use Commercial land use designation provides a better opportunity to provide services to the 

community as opposed to the existing CM-1 zoning which largely prohibits retail uses and restaurants.  

There is considerable trade and service uses located on Hirst Road including the Valley Industrial 

Subdivision.  The addition of Mixed Use Commercial at this location creates additional diversity of land 

uses, which follows the historic development pattern of the Town.
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STATEMENT OF JUSTIFICATION- ZONING MAP AMENDMENT  

 

Relationship to Existing Comprehensive Plan for the Town 

 

Essentially there is no comprehensive plan adopted by the Town for this property.  This property was 

annexed by the action of the Town Council.  Prior to such annexation, the Subject Property has never 

been the subject of a comprehensive plan adopted by the town, but was instead addressed only by 

Loudoun County’s General Plan. Therefore, the Comprehensive Plan Amendment proposed with this 

PDH rezoning essentially starts with a blank slate, and provides the justification for the development 

program depicted on the Concept Development Plan. 

 

There are a number of policies contained in the Comprehensive Plan that support the development of 

this property as depicted on the Concept Development Plan.  Please refer to the Statement of 

Justification that accompanies the proposed Comprehensive Plan Amendment for a discussion of those 

policies. 

 

Protection of Adjoining Properties 

 

The designers of the Catoctin Creek Apartments have taken great effort to provide a substantial setback 

from the adjoining Old Dominion Valley subdivision.  A detailed tree survey was completed and it was 

determined by the Applicant and the Owner to pursue a plan that preserves over 3 acres of prime forest 

stand.  This forest adjoins parcels owned by the Old Dominion Valley HOA and the Chapman DeMary 

conservation easement, insuring the preservation of perhaps the most significant forest stand within the 

corporate limits. 
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The proposed zoning of the property for multi-family residential, including the proposed environmental 

protection and generous setbacks from adjoining residences (380 feet), in fact provides better 

protection of the adjoining properties than the existing zoning district. The CM-1 district, as discussed 

below, permits a wide range of commercial and industrial land uses including the possibility of outdoor 

storage and contractor’s yards. 

 

The proposed “Tree Preservation and Scenic Area” areas as depicted on the CDP are mature forested 

areas that will be protected in accordance with a Deed of Easement.  The Town of Purcellville will be a 

Grantee of the Deed of Easement and as such will be able to enforce all terms of the Deed of Easement.  

Thirty three (33%) percent of the site is a preserved forest, certainly a remarkable amount of open space 

for development within a corporate limits. 

 

Traffic Impact 

 

A traffic impact analysis has been prepared by Bowman Consulting for review by the Town of Purcellville 

and the Virginia Department of Transportation. The Applicant is aware of the existing congestion at the 

intersection of Hirst Road and Route 287. As part of the proffer package being submitted with this 

application, the Applicant is prepared to provide One Million Dollars ($1,000,000.00) to the Town to be 

used to both fund improvements needed today as well as address improvements necessary as a result of 

the proposed development. 

 

Existing Zoning District 

 

The Purcellville Zoning Map indicates that the property is zoned CM-1. The purpose clause of this district 

provides as follows. 
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Section 10. – CM-1 Local service industrial area district 

 

10.1 Purpose of the district. 
 

 The purpose of this district is to provide for a wide variety of local and farm service industrial 

operations, including repair services, building supplies, and open or enclosed storage of 

products, supplies and equipment, but to restrict or prohibit those service industries which have 

characteristics likely to produce serious adverse effects within or beyond the limits of the 

district, in accord with the purposes and goals of the comprehensive plan.  Limited 

manufacturing is also permitted, including open storage of products and materials.  In order to 

preserve the land for industry, to reduce extraneous traffic, and avoid future conflicts between 

industry and other uses, retail and business service uses are limited primarily to those which will 

be useful to employees in the district and future residential uses are restricted. 

 

 

Ordinance Provisions 

 

To the best knowledge of the designers of the Catoctin Creek community, the application conforms to all 

applicable zoning regulations with the exception of a landscape buffer adjacent to two industrial 

properties- a stair company and a contractor yard.  The application proposes a reduction of the 

landscape buffer from 50 feet to 20 feet.  Given the anticipated re-development of these adjoining sites, 

it is unnecessary to provide a wider buffer. 

 

Special Amenities 

 

As discussed above from a community standpoint, the preservation of the 3 acre forest is the most 

significant amenity.  In addition, the Applicant has proposed a clubhouse and swimming pool for the 

benefit of the residents of Catoctin Creek.  The clubhouse facility is a 4400 square foot facility which 

contains the management offices, 900 square feet of exterior covered decks overlooking a resort style 
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pool, an 800 square foot community room that incorporates a kitchen, bar, flat screen TVs and a 500 

square foot exercise and fitness room. Outdoor clubhouse amenities include a 1500 square foot pool 

incorporating a shallow pool area for children and built in aqua benches for relaxation. Gas grilling 

stations under and around the pergolas will be located off of the pool deck. Residents will have access to 

the Chapman-DeMary nature trail which adjoins the Subject Property on the west. 

 

Water and Sewer Demand 

 

The Applicant has been in consultation with the Department of Utilities to discuss and review this 

matter.  Preliminary review indicates that each building shall be separately metered, including the 

clubhouse facility. 

 

It is important to note the Applicant’s commitment to water conservation by specifying all Water Sense 

certified low- flow plumbing fixtures.  The Applicant has recently contracted with an engineering firm to 

provide a water demand analysis for a similar apartment project located in Norfolk, Virginia.  This 

project, the Pointe at Pickett Farm, includes demand projections for one, two and three bedroom units.  

Based on the demand per unit size, the projected water and sewer demand for the Catoctin Creek 

project is as set forth below. 

 

1 BR – 30 units @ 103 GPD/unit = 3,090 GPD 

2 BR – 113 units @ 154 GPD/unit = 17,402 GPD 

3 BR – 33 units @ 205 GPD/unit = 6,765 GPD                           _ 

Total Project – 176 units = 27,257 GPD (AVG = 155 GPD/unit) 

 

Utility Extensions 

 



 
 
 

Staff Report Catoctin Creek Apartments 4/10/2012    Page 73 of 96 
 

 

The Applicant is exploring and reviewing the options for water and sewer extension to the property.  

The Concept Development Plan lists such options.  The Applicant has entered into an Easement Option 

Agreement with the owner of the adjoining property to provide access to a sanitary sewer (Mason 

Property) as well as a looped water line. 

 

Development Schedule 

 

The principals in Catoctin Creek, L.P. have over 75 years of combined experience as builders and 

managers of multi-family apartment communities.  Given the enormous demand for this project, 

Catoctin Creek LP proposes to build the project in a single phase.  After all Town approvals are in place, 

the Applicant expects to be able to develop and market the project within a 2 year time period. 

 

Real Estate Valuation comparison 

 

The Town of Purcellville relies in part upon real estate taxes collected as a means of annual revenue. A 

comparison of the real estate taxes generated from the permitted use and the proposed use of the 

property is provided below. 

 

The proposed development area of the proposed PDH residential development is 13.72 acres, 

comparable in size, location and zoning to the Browning subdivision.  The Subject Property has 

approximately 10 acres of development area, after subtracting the area of preserved forest.  The land 

values and building values for the Browning subdivision according to the Loudon County assessor are set 

forth below. 
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Browning Industrial Subdivision 

 

Total Acreage before Dedication: 10.8171 acres 

 

Dedication to Town of Purcellville for Browning Court: 0.8138 acres 

 

Developable Area: 10.0033 acres 

Total Assessed Land Value: $4,573,800.00 

Total Assessed Building Value: $6,868,800.00 

Total Assessed Value for Subdivision: $11,442,600.00 

 

Lot 1: .8117 acres 

 Assessed Land Value (Lot 1 and 2): $741,000.00 

 Assessed Building Value (Lot 1 and 2): $0.00 

 Total Assessed Value (Lot 1 and 2): $741,000.00 

 

Lot 2: .8029 acres 

 Assessed Land Value (Lot 1 and 2): $741,000.00 

 Assessed Building Value (Lot 1 and 2): $0.00 

 Total Assessed Value (Lot 1 and 2): $741,000.00 

 

Lot 3: 1.0410 acres 

 Assessed Land Value (Lot 3 and 4): $1,079,400.00 

 Assessed Building Value (Lot 3 and 4): $2,307,000.00 
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 Total Assessed Value (Lot 3 and 4): $3,386,400.00 

 

Lot 4: 1.3202 acres 

 Assessed Land Value (Lot 3 and 4): $1,079,400.00 

 Assessed Building Value (Lot 3 and 4): $2,307,000.00 

 Total Assessed Value (Lot 3 and 4): $3,386,400.00 

 

Lot 5: 1.2112 acres 

 Assessed Land Value: $553,400.00 

 Assessed Building Value: $1,029,500.00 

 Total Assessed Value: $1,582,900.00 

 

Lot 6: 1.9403 acres 

 Assessed Land Value: $887,300.00 

 Assessed Building Value: $0.00 

 Total Assessed Value: $887,300.00 

 

Lot 7: 0.8825 acres 

 Assessed Land Value: $402,500.00 

 Assessed Building Value: $72,400.00 

 Total Assessed Value: $474,900.00 

 

Lot 8: 1.0019 acres 

 Assessed Land Value: $457,400.00 
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 Assessed Building Value: $626,300.00 

 Total Assessed Value: $1,083,700.00 

 

Lot 9: 0.9917 acres 

 Assessed Land Value: $452,800.00 

 Assessed Building Value: $2,833,600.00 

 Total Assessed Value: $3,286,400.00 

 

According to estimates provided by Tom Johnston of Catoctin Creek LP the estimated value of the 

completed apartments and recreational center is $28,000,000.00. 

 

With a tax rate of $.225 per hundred dollars of value, the Catoctin Creek project will produce $63,000.00 

in annual real estate taxes to the Town of Purcellville. Conversely the Browning subdivision produces 

$25,745.85 in real estate. Therefore the Catoctin Creek project will produce an additional $37,000.00 

per year in real estate taxes to the Town of Purcellville.   

 

Demands for Multi-Family Housing 

 

With the continued growth of employment opportunities in the Town of Purcellville and Loudoun 

County, the need for work force housing increases.  Residential growth for the past five year period has 

lagged behind historic growth rates by both national and regional standards.  According to a study 

conducted by George Mason University, Housing the Region’s Workforce (October 25, 2011) the 

region’s economy will be inhibited by both a lack of residential units and more particularly a lack of 

mutli-family housing.  The study concludes that the region will need a housing mix with significantly 

more multi-family units.  Loudoun County is projected to add 146,000 new jobs from 2010 to 2030 (see 

page 4, Table 1- Net New Jobs-2030).  The housing demand in Loudoun generated by such jobs is 59,000 
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houses, including single family house and townhouses, and 38,400 multi-family units (page 6, Table 3 

Estimates of Housing Demand by Unit Type 2010-2030).  Essentially the study finds a market need for a 

high percentage of multi-family units to support the projected job creation. 

 

 

Characteristics of Multi-Family Housing 

 

The Urban Land Institute in conjunction with the Sierra Club, the American Institute of Architects and 

the National Multi Housing Council collaborated on a report entitled Higher-Density Development, 

Myth and Fact (2005, ULI Catalog Number:N27). The purpose of this report was to explore some of 

commonly held beliefs regarding multi-family development and determine whether such commonly 

held beliefs represented facts or myths.  Below in summary form are the series of Myths and Facts as set 

forth in the report. 

 

MYTH:  Higher-density development overburdens public schools and other public services and requires 

more infrastructure support systems. 

 

FACT:  The nature of who lives in higher-density housing – fewer families with children – puts less 

demand on schools and other public services than low-density housing.  

Moreover, the compact nature of higher-density development requires less extensive infrastructure to 

support it. 

 

MYTH:  Higher-density developments lower property values in surrounding areas. 

 

FACT:  No discernible difference exists in the appreciation rate of properties located near higher-density 

development and those that are not.  Some research even shows that higher-density development can 

increase property values. 
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MYTH:  Higher-density development creates more regional traffic congestion and parking problems 

than low-density development. 

 

FACT:  Higher-density development generates less traffic than low-density development per unit; it 

makes walking and public transit more feasible and creates opportunities for shared parking. 

 

MYTH:  Higher-density development leads to higher crime rates. 

 

FACT:  The crime rates at higher-density developments are not significantly different from those at 

lower-density developments. 

 

MYTH:  Higher-density development is environmentally more destructive than lower-density 

development. 

 

FACT:  Low-density development increases air and water pollution and destroys natural areas by paving 

and urbanizing greater swaths of land. 

 

MYTH:  Higher-density development is unattractive and does not fit in a low-density community. 

 

FACT:  Attractive, well-designed, and well-maintained higher-density development attracts good 

residents and tenants and fits into existing communities. 

 

MYTH:  No one in suburban areas wants higher-density development. 

 

FACT:  Our population is changing and becoming increasingly diverse. Many of these households now 

prefer higher-density housing, even in suburban locations. 
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MYTH:  Higher-density housing is only for lower-income households. 

 

FACT:  People of all income groups choose higher-density housing. 

 

Conclusion 

 

The Joint Venture of S.L. Nusbaum Realty Co. and The Franklin Johnston Group is an experienced builder 

and manager of multi-family communities.  They have identified a significant market need for the 

construction of the Catoctin Creek Apartments.  The proposed development of the Subject Property as 

depicted on the Concept Development Plan is a superior alternative to the development of the Subject 

Property for trade and service uses, such land uses permitted by the existing zoning district (CM-1).  The 

rezoning of this property will result in a better development alternative, both aesthetically and 

environmentally and will provide much needed housing stock for the growing marketplace.  The proffer 

statement that will accompany this application will obligate the Applicant to build in accordance with 

the Concept Development Plan and to make significant contributions to offset the impact of the 

development on the community.  If the Property develops in accordance with the existing zoning district 

CM-1, no such proffer can or will be provided in accordance with applicable provisions of the Code of 

Virginia.  The Catoctin Creek apartment with a projected value of $28,000,000.00 will have a positive 

effect on the tax base of the Town of Purcellville and is a more appropriate land use and architectural 

form for the gateway to the Town. 
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Assessments 

 

TAX YEAR 2013 
    

 
 
Real Estate Assessment Data from Loudoun County Assessor's Office 

3/1/2013 Final data fr Website 
     2013  2012  

 

    

    Assessment of Existing Property 1,012,952,012  0  
 

    

    

    

    

    

    New Residential 
Construction/Growth 7,568,062 0 

 New Commercial 
Construction/Growth 15,064,026 0 

 Total New Construction/Growth 22,632,088 0 
 

    Total Assessment 1,035,584,100 997,145,290 
 

    Less Land Use Deferrals 3,645,700  3,732,580  
 

    Less Elderly Tax Relief 26,288,700  26,288,700  
 

    Total Assessment Base 1,005,649,700  967,124,010  
 

 
    

 Tax Amount (tax rate .225) 2,262,712 2,176,029 
 

    Revenue Change for Tax Rate Change of 1 cent   
 

    Average Residential Assessment 
  

    Tax Amount (rate=.25/100) 2,514,124     

Tax Amount (rate=.24/100) 2,413,559     

Tax Amount (rate=.23/100) 2,312,994     

Tax Amount (rate=.225/100) 2,262,712 <2012 Rate=.225   

Tax Amount (rate=.222/100) 2,232,542 
<2013 Eql 
Rate=.222   
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Tax Amount (rate=.22/100) 2,212,429     

Tax Amount (rate=.21/100) 2,111,864     

Tax Amount (rate=.20/100) 2,011,299     

    Equalized Assessment (adj. for 1,019,777,378  
 

  

  new construction and changes) 
 

  

    Equalized Tax Amount 
(rate=.225/100) 2,294,499   

 

    2013 Equalized Tax Rate (per 
$100) 0.222     

    Breakdown of Residential vs. Other (MF 5+, Commercial, Ag): 
   Other Assessments 239,853,830 23% 
   Residential Assessments 795,730,270 77% 
 Grand Total 1,035,584,100 

  

    * Breakdown of Revenue Change: 
    Assessment change to existing homes 35,565  

   New Construction/Growth 50,922  
   Other (land use/relief) 0  
 Total Revenue Change 86,487  
 

    TAX AD: 
   Difference between Lowered Rate and Effective Rate: 

 Effective/Actual Taxes (@.26) 2,692,519 
 

  

Equalized Taxes (@.222) 2,298,997 
  Difference  393,522 
  Rate Diff -0.0380 
  Percent Change 17.12% 
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