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| Application Information CPAM #12-01 Stupar Property

Applicant

Mark Nelis, PC
196 N 21% Street
Purcellville, VA 20132

Agent

Mark Nelis, PC

196 N 21* Street
Purcellville, VA 20132

Engineer/Land Planning
Bowman Consulting Group, LTD
101 South Street SE

Leesburg, VA 20175
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Branko Stupar, Trustee
c¢/o Maryls Rixey

6401 Little Leigh Ct.
Cabin John, MD 20818

| Application CPAM #12-01 Mercke Property

Applicant Agent Engineer/Land Planning

Mark Nelis, PC Mark Nelis, PC Bowman Consulting Group, LTD
196 N 21st Street 196 N 21st Street 101 South Street SE

Purcellville, VA 20132 Purcellville, VA 20132 Leesburg, VA 20175

Owner

Brent H. Mercke

341 Maple Avenue

Purcellville, VA 20132
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Parcels

PIN # Ta'x’Map # T » Ad&ress ’Apphlica'ti'o‘n; Acres
452-25-4468 /36//11////19 A CPAM #12-01 20.43
N/A Stupar
452-15-3658 & i /36///////22A2 CPAM #12-01 12
341, 351, 17167 North Maple
487-10-9228 & | /36/////11/22/ Avenue Purcellville, VA Mercke

CDP Completeness Date
October 23, 2013

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

Zoning Ordinance

Existing zoning - CM-1 (office / industrial)

1997 Proposed Zoning - PDH-15 (Proposed west Lot); MC (Proposed east lot and

LDSCO November 2009 | Mercke property)

Comprehensive Plan Existing Planned Land Use — Professional Office

December 19, 2009 Proposed Land Use — Multi-Family Residential (Proposed west Lot); Mixed
Commercial (Proposed east lot and Mercke property)

Abutters South west — Residential (3 units per acre)

South east -- Public

Purpose (see map 1 below): This comprehensive plan amendment application is a request to divide the
20+ acre Stupar property into two parcels (Area A & B on map below) as described above and located on
the corner of Hirst Road and Maple Avenue and amend the 2025 Purcellville Comprehensive Plan
(“Plan”) to designate the 13.7 acre parcel (Area A) at the western end as a Multi-Family Residential land
use designation and designate the remaining 6.7 acre parcel (Area B) at the eastern end as a Mixed
Commercial land use designation and further, to amend the plan to designate the land use of the
Mercke property {Area C) as Mixed Commercial.
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Suggested Motions

1. For reasons stated in the Staff Report dated January 27, 2014, | move that the Planning Commission
recommend that the Town Council adopt amendments to the 2025 Purcellville Comprehensive Plan that
will change the land use designation of Area A on Map 1 of this report from Light Industrial to Multi-
family Residential and change the land use designation of Areas B and C to Mixed Commercial and
forward CPA #12-01 (Amended) Catoctin Creek Towne Center to the Purcellville Town Council for action.

2. For reasons stated in the Staff Report dated January 27, 2014, | move that the Planning Commission
recommend that the Town Council adopt amendments to the 2025 Purcellville Comprehensive Plan that
will change the land use designation of Area A on Map 1 of this report from Light Industrial to Multi-
family Residential and change the land use designation of Areas B and C to Mixed Commercial and
forward CPA #12-01 (Amended) Catoctin Creek Towne Center to the Purcellville Town Council with the
following recommendations:

3. I move that the Planning Commission recommend that the Town Council deny the amendments to
the Comprehensive Plan for the following reasons:
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Background.

The application being reviewed has many components, see map 1. Overall it is 30.43 acre site. There
are two separate owners. Branko Stupar owns 20.43 acres (area A & B) and Brent Mercke owns 12 acres
{Area C). The Stupar property will be divided and used as a 13 acre residential site and a 6 acre
commercial site. The Mercke parcels will be used as a commercial site and be combined with the Stupar
6 acre commercial site. To accomplish this a Comprehensive Plan amendment and a rezoning will be
required. The SLNusbaum Company will develop and run the residential portion of the site and Tilley’s
Entertainment will develop and run the commercial portion of the site. Once approvals are granted the
SL Nusbaum Company will subdivide and purchase the 13 acre residential site from Stupar and Tilley’s
Entainment will subdivide and purchase the 12 acre Mercke site and the 6 acre Stupar site.

Comprehensive Plan Amendment Request

Stupar Property.

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
Purceliville 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.” (PCP Land Use page 112)
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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) CPAM #12-01.

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.

Mercke Property.

In addition to the Stupar property, Brent Mercke has two lots totaling 12 acres on Maple Street across
from the high school and further identified as 341 N Maple St, parcel #452-15-3658 and parcel #487-10-
9228. It is his desire to have these lots become part of the commercial enterprise being planned for the
eastern commercial segment of the Stupar property. As such it will be necessary to change these lots to
a Mixed Commercial land use designation through a comprehensive plan amendment so that they may
become part of the outdoor/indoor commercial recreation complex being planned for the commerecial
part of the property (CPAM #12-01). These parcels are presently designated Professional office with
another segment having no designation. This land area will be used for an indoor recreation complex, a
large outdoor events area and provide additional parking for the rest of the site.

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 CPCAM
submittal requests two land use changes for three separate areas (map 1 page 3). The applicants have
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 remaining 18.7 acre site. In reviewing a comprehensive
plan amendment, consideration should be based on the overall impact of all the proposed land uses. .
Specific issues such as traffic lights and turning lanes are more properly explored in the rezoning
application and the site plan phase.
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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
additional 18+ acre sites 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. Since the
intent of the application is to change a commercial designated land use to a residential designation and
change an office designation to mixed commercial, a close look at the impacts of such a change is
appropriate. Staff review starts with Financial Planning for the Future. (PCP page18)

“Purcellville’s challenge is fiscal balance and stability while increasing its budget to pay for costs and
improvements needed during growth periods.” (PCP page 18)

Tax Revenue. A major goal of the PCP is to achieve a real estate tax assessment ratio of at least 30
percent commercial and 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 assessment split to be 23% commercial and 77 %
residential. (Attachment 11)

Because the Town has not reached its assessment distribution goal a concerted effort should be made
to attract additional commercial growth.

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% assessment split.

An overriding goal, therefore, 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...”. (PCP page 28)

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...” (PCP page 53)
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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”. (PCP page 67)

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...”. (PCP page 110)

The application provides for 18+ acres to be utilized for new commercial growth. The type of
commercial growth is somewhat unique in that it will provide a commercial recreation area unlike
anything similar in Town; this is not just another strip center with the usual businesses that are found
duplicated throughout other strip centers and whose staying power may therefore be questionable.
Along with the new businesses will come meals taxes, property taxes and gross receipt taxes which will
provide a continuing revenue stream for the Town. The entertainment project is forecast to produce
$28,000 in property taxes and up to $187,000 in meals tax revenue. The residential project is estimated
to produce $49,000 in annual real estate taxes. Water and sewer rates are estimated to reach $100,000
per annum. The project at build out is expected to produce $365,000 per year in revenue to the Town.
(Attachment 7)

What makes this unique development possible is the construction of the apartment complex on a
portion of the site. The apartment complex will provide the funds to construct the infrastructure and
transportation improvements for the entire site (see proffers, Attachment 13). Otherwise, the
commercial complex is unlikely to be built. Large plots of land require a large and forward looking plan
for development. This interdependent relationship between the residential and commercial
components of this development will help increase commercial development that might otherwise not
be built; thus, providing a better balance between residential and commaercial growth and increasing
commercial development as desired by the Comprehensive Plan.

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 an average of $40,809
in capital expenditures and $11,638 in annual operational costs (see page 91) of this staff report). Based
on the size of the project the school district projects 49 students will be added to the system.
(Attachment 12)

Housing. There are two relevant housing 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 development and
increase opportunities for commercial growth. (PCP page 28)

The applicant has provided information that proposes there is a need for workforce housing within the
community. 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 pg. 59)

Staff Report Catoctin Creek Apartments 1/27/2014 Page 8 0f 118



The study does not specifically address the need or lack thereof within the borders of the Town. There
is no evidence to indicate that the existing housing stock within the Town'’s borders is either adequate or
inadequate to meet the goals of the Plan. There is, however, evidence to indicate that the residential
component of the development will stimulate significant commercial development on the remaining 18
acres of the site.

Based on available information, it appears that the commercial goal of providing revenue producing
commercial development can be achieved as long as significant commercial development occurs in
tandem with residential construction.

Transportation

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 sdafe,
attractive and inviting streets and desires to meet acceptable levels of service on all streets in Town..”.
The goal is to make sure future development does not add to existing congestion and delay. Adequate
mitigation must be provided by the developer to insure that levels of service do not deteriorate. (PCP
page 94)

Economic Development.

The Plan asks that we “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”. This project is unique and innovative. It will
provide over 100 jobs and tax and fee revenues in excess of $300,000 per annum. (PCP page 64)

Public Utilites.

Stormwater management will be required as part of the site plan review. Water and sewer facilities are
available for this site. Site plan regulations will ensure that they are adequate. (Purcellville’s Facilities
Standards Manual page46-47)

Environment.

The plan states, “When considering future development, special attention should be given to those areas
that are environmentally sensitive, such as ... floodplains”. (PCP page 102) The applicant is proposing
through proffers that the Catoctin Creek flood plain area will be protected and a 4 acre forested area
will be preserved.
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Land Use.

The plan calls for a “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”. This development provides affordable housing and a unique commercial enterprise
that will provide for tourist dollars and stability in the workforce. in addition the projected revenue will
help ensure financial stability.

Staff Recommendations. The request for a plan amendment to designate the 13.7 acre site multi-
residential conforms to the overall goals of the Plan as long as the remainder of the site is commercially
developed concurrently with the residential component and adequate transportation mitigation is
provided. The Plan makes it clear that the availability and preservation of commercial land is a major
goal with the ultimate goal being the reduction of the residential tax burden. Additional housing by
itself will place a financial burden on the Town’s services and the school system. As long as both
residential and commercial development move forward in concert with each other the development as
a whole will advance the plan goal of achieving the 30/70% revenue mix. Changing a 13 acre site to
residential in and of itself is not consistent with plan goals. On the other hand, a concerted mixed use
development is consistent because it provides for significant commercial growth . Staff's
recommendation is to approve the change of land use designation to multi-family residential and
commercial with a condition that assures the residential and commercial uses will develop in concert
with each other.
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Mark Nelis, PC
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Bowman Consulting Group, LTD
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Leesburg, VA 20175
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Branko Stupar, Trustee
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Agent Engineer/Land Planning
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Parcels

October 23, 2013

’PI4N # | Tax Map # Address App|ication; Acres

452-25-4468 /36////////19 A | N/A RZ #12-01 20.43

487-10-9228 /36////////22/ | 341, 351, 17167 North Maple RZ # 12-01-(a) 12
Avenue

Completeness Date Location

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

Zoning Ordinance
1997
LDSCO November 2009

Existing zoning - CM-1 (office / industrial Stupar parcels); C-1 & CM-1 (Office /
Commercial / Industrial Mercke Parcels)

Proposed Zoning - PDH-15 (residential- 15 units per acre Stupar parcel); MC
(Stupar and Mercke parcels)

Comprehensive Plan
December 19, 2009

Planned Land Use — Professional Office
Proposed Land Use — Multi-Family Residential, Mixed Commercial

Abutters

South west — Residential (3 units per acre)
South east — Public

Purpose: This application is a request to create two zoning districts on the 30 plus acre parcel consisting

of Areas A, Band C.

The request is to divide the property (Areas A, B & C; see map 1) into two different zoning parcels and
amend the Zoning Ordinance for the Town of Purcellville, Virginia (“Z0”) to create a 13.7 acre parcel
(Area A) with a zoning designation of PDH-15. Areas B and C would be zoned MC. The purpose of the
rezoning would be to provide for the construction of a 176 unit affordable apartment project on Area A
and develop a large commercial indoor/outdoor recreation complex on Areas B & C. The housing and
the commercial uses would be developed as a unified venture.

The residential portion of the site will include 176 residential units with 32 being 1 bedroom, 107 - 2
bedroom and 37 - 3 bedroom units.
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Suggested Motions

1. For the reasons stated in the Staff Report dated January 27, 2014, | move that the Planning
Commission recommend that Town Council amend the Zoning Ordinance for the Town of Purcellville,
Virginia and designate Parcel A as noted on Map 1 a PDH-15 zoning district and to designate Parcel B
and Parcel C as noted on Map 1 an MC zoning district and forward CPA #12-01 Catoctin Creek Towne
Center to the Purcellville Town Council for action.

2. For the reasons stated in the Staff Report dated January 27, 2014, | move that the Planning
Commission recommend that Town Council amend the Zoning Ordinance for the Town of Purcellville,
Virginia and designate Parcel A as noted on Map 1 a PDH-15 zoning district and to designate Parcel B
and Parcel C as noted on Map 2 an MC zoning district and forward CPA #12-01 Catoctin Creek Towne
Center to the Purcellville Town Council for action with the following recommendations:

3. I move that the Planning Commission recommend that Town Council deny the amendments to the
Zoning Ordinance for the Town of Purcellville, Virginia for the following reasons:
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Rezoning Request

Map 2

CONSULT

i ...,,.,,;..‘,..m,

DN OF PUSCOLORLLE, WRGReA
=

COMPREHENSIVE PLAN AMENDMENT
RELONING & SPECIAL USE PERMIT

CATOCTIN CREEK TOWNE CENTER

Background.

For rezoning purposes, the development site is comprised of three Areas, A, B and C as noted on Map 1.
Areas A & B are owned by Branko Stupar. Area C is owned by Brent Mercke.

The applicants have applied for a rezoning of the 32.43 acre site. Most of the site is presently zoned
CM-1 which is an office/industrial designation. There is a two acre parcel to the south and west of
Parcel C that is zoned C-1 (see map 2) which has an office commercial designation.

The applicants are requesting that Area A be rezoned to PDH-15 and that Areas B & C including C1 as
shown on Map 2 be rezoned to Mixed Commercial (MC). The PDH designation refers to a Planned
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Development Housing district. The numeric indicator of 15 refers to the allowable density of 15
dwelling units per acre. There are general standards and design standards outlined below that must be
reviewed prior to the approval of the rezoning application.

An outdoor commercial recreation use will be a major part of the development on Areas B & C. This use
will require a Special Use Permit. The applicant for the 18 acre commercial segment of the project, Bill
Tilley, is applying for the SUP. The Special Use Permit review will run concurrently with the rezoning
review. (PZO) Article 8 Section 1.4 B.

Rezoning review.

Any rezoning requires that certain relevant factors be considered. Article 1 Section 3 of the Zoning
Ordinance of the Town of Purcellville, Virginia (ZO) states that zoning districts must be drawn and
applied by reasonably considering the following: the existing use and character of property; the
comprehensive plan; the suitability of the property for various uses; the trends of growth and change,
the current and future requirements of the community as to land for various purposes as determined by
population and economic studies and other studies; the transportation requirements of a community;
the requirements for public services; the conservation of natural resources; the encouragement of the
most appropriate use of land throughout the locality and to promote the health, safety, morals, order,
convenience, prosperity and general welfare of the Purcellville community.

"

In addition, the PDH district rezoning has its own provisions for 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 are the individual standards found in Article 11 of the zoning ordinance and factors from
Article 1 of the zoning ordinance as noted above, along with staff comments. The general standards and
the design standards for the PDH district can be found in the ZO Article 11 Section 7. In addition, Article
4 Section 12 provides additional standards for the PDH-15 district. The relevant factors to be analyzed
as part of the rezoning process can be found in Article 1 of the ZO.

Please review the various agency comments that are located in the attachments to this report. The
comments do not necessarily reflect the position of staff and should be reviewed as independent
comments. The comments may or may not have been mentioned or included in the body of this staff
report. However, please remember that the commenting agency has a particular expertise in their field
and their comments should be reviewed with that expertise in mind.
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General standards, factors and Staff Comments

PDH Standard: 1. “The planned development shall substantially conform to the adopted
comprehensive plan with respect to type, character and intensity of use and public facilities.” (PZO
Article 11 Section 7.1)

ZO Factor to be considered: Consistency with the comprehensive plan (ZO Article 1 Section 3).

The proposed development should be consistent with the following sections of the Comprehensive Plan.

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

Over the coming 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 with the least amount of tax impact on the community. One method is outlined in the
fiscal policy goal which provides the following 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” (PCP pg. 22)

1. 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 13 acres. The applicant has set the projected value at
$22,000,000. (Applicants Statement page 76)

2. The apartment complex will, in addition to providing significant real estate taxes and
other fees, provide the impetus for the commercial side of the property to be built
which in turn helps balance the tax base with incoming taxes and fees generated by the
commercial component.

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

1. The estimated fees for the apartment project based on similar meter sizes at other
apartment projects in the town based would be in the neighborhood of $2 million.

2. The apartment complex along with the commercial development will generate
significant utility fees estimated to reach $100,000 per annum. (Attachment 7)

Staff determination: The proposal is in compliance with this portion of the Plan.
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B. Housing Chapter I1i 2025 Housing Policies. CP Pg. 28.

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 and 30% commercial assessment.

a. The PDH applicant is providing infrastructure that will provide for the
commercial development of the remainder of the site. The applicants have
stated that without this investment the commercial segment will not be built.
The mixed commercial and residential use of the property helps the community
move forward with the 70/30% goal by providing significant commercial space.
60% of the site will be used for commercial development.

2. The proposed project provides a diversity of apartment sizes and rates. It does not
provide a mix of market rate and affordable housing which is more representative of the
town as a whole.

3. The project preserves a 4+ acre section of open space.

4. 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. (Attachment 7)

5. Loudoun County commented that the proposal for affordable workforce housing is
appropriate and will help balance the loss of affordable units that would have been
developed under the original Autumn Hill development. (Attachment 1)

6. As far as being consistent with the Town’s existing small town character, it is difficult to
be definitive with a yes or no answer. The Town has other large apartment buildings
and there are numerous large high density townhouse developments. The physical size
of the apartment buildings are consistent with other buildings along Hirst Road and
including the preservation of open space. A reduction in the number of units and
buildings would be more consistent with a livable neighborhood. Other high density
developments trend towards fewer units per development.

Staff determination: The proposal does help the Town move towards the 70/30%
residential/commercial valuation goal as long as the commercial portion of the project
is developed. A balance and diversity of market rate and affordable units is more in
keeping with the goals of this section. Staff recommends reducing the unit and
building count.
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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 preserving 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. The existing trees on
the 3+ acres of the proposed forested area are being preserved.

3. The swimming pool and activity center in the residential component are positive
additions to the site and help enhance the quality of life for the residents.

4. Much of the outdoor commercial recreation area will be devoted to community space
utilized for special events, gatherings and other such functions.

5. The site will connect with the W&OD Trail and the Chapman DeMary nature trail.

Staff determination: The proposal is in compliance with this section of the Plan.
D. Economic Development. CP Pg. 58.

The Pian 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”.

The development of an 18 acre commercial recreation complex will provide a continuing source
of revenue and jobs for the community. It will be a strong tourist attraction. Economic Base
Theory suggests that the local economy is strongest when it develops economic sectors that are
not closely dependent on the local economy. By developing companies that rely primarily on
external markets {e.g. tourism), the local economy can better insulate itself from economic
downturns because, these external markets are vastly larger than any local market and will
continue to pump money into the community. It will help stabilize jobs, revenue and
assessments.
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1. There is evidence that the availability of additional apartment units would help
stimulate job and business growth in the town. An article for the Center for Housing
Policy states that “As with market-rate housing, research consistently shows that
developing affordable housing creates jobs — both during construction and through
new consumer spending after the homes have been occupied. The impacts of building
certain kinds of affordable rental housing are on par with the impacts of comparabie
market-rate units.”* There is and will be significant growth in commercial uses in the
town. The availability of workforce apartment housing helps with employee
recruitment and retention. This type of workforce housing will focus on providing
attractive and affordable homes for middle-income service workers, such as police
officers, teachers and nurses, retail and hospitality workers so that they may live in close
proximity to their jobs.

2. The use of a portion of the site as an apartment complex helps ensure the development
of the remainder of the site as commercially zoned land. Over all it is providing for the
development of over 60% of the project area as a commercial recreation hub which will
draw people to the Town and will stimulate additional spending throughout the Town.

3. Regarding aesthetics, the area along Hirst where the buildings will be constructed is
dotted with large buildings which help define the scale of the area (e.g. Rescue Building,
the Nova Medical building). The scale, placement and character of the proposed
residential buildings blend with the neighboring buildings that front on Hirst Road. The
architecture has picked up distinctive characteristics from established styles in the
community all of which helps maintain the aesthetic quality of Purcellville. Commercial
elements of the project will be reviewed by the Board of Architectural Review.

Staff determination: The proposal is in compliance with the Economic Development
portion of the Plan as long as the project is developed as a unified mixed use
commercial/residential site.

! The Role of Affordable Housing in Creating Jobs and Stimulating Local Economic Development: A Review of the Literature by
Keith Wardrip, Laura Williams, and Suzanne Hague January 2011
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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 300-500 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. Either way, additional residents will impact police, fire and rescue, and other
public service providers. Appropriate proffers could help address this impact.

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 applicant is voluntarily proffering contributions for Public
Services. This will help mitigate Public Service impacts and is therefore in compliance with
the Plan.

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
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.

See Purcellville Public Works analysis and comments. (Attachment 6 pg. 57)

There are numerous sewer, water, and storm water management issues that will be reviewed
and resolved at the Site Plan Review stage. At the Concept Development Plan (CDP) stage a
positive finding that public facilities including but not limited to water, storm water
management, sewerage are or will be available and adequate for the uses proposed is
appropriate.
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1. The applicant has agreed that all site improvements will be constructed in accordance with
applicable local and state standards which assumes that the public facilities will be adequate for
the project to proceed.

Staff determination: The proposal is in conformance with this section of the
Comprehensive Plan.

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 existing intersections identified for
improvements (Hirst/Berlin Turnpike and Hirst/Maple, Hirst/Hatcher, Maple/Main)
currently operate at levels of service D or worse on certain lanes. The Purcellville
Townwide Transportation Plan which is part of the Comprehensive Plan calls for a Level
of Service C. Therefore, improvements are needed now to “efficiently and effectively
manage traffic flow”. The project will add more traffic volume and delay to the
intersections. Without sufficient mitigation this will only intensify existing problems.
The developer offers improvements for Hirst/Berlin Turnpike but is silent regarding the
other intersections. (Proffers Attachment 13)

2. The study analysis shows that the anticipated stacking at the residential development
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.

3. 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 is needed to determine the appropriateness of a roundabout, a multi-
way stop or a traffic signal.

4. Background LOS should not decrease as a result of the development. Any decrease will
require mitigation to maintain or improve the LOS. Applicant has not provided sufficient
mitigation to ensure compliance with the Purcellville Townwide Transportation Plan.
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The developer must provide data that shows that LOS will not decrease as a result of the
development.

Staff determination: To be in compliance with the Plan, all proposed uses should not as a
result of their traffic generation reduce the LOS on the impacted road system to less than
an LOS C and Control Delay shall not increase where the LOS is already below 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.
The development will be sited so as to protect the floodplain by maintaining the
required buffer along the floodplain boundary.

2. The developer has committed to making sure that the site will be dark sky compliant.

Staff determination: The proposal is in compliance with this section of the 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”.

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...”.

1. This section of the Plan seeks to increase opportunities for commercial / industrial
growth. The investment by the residential developer in the commercial acreage helps
provide for compatibility of land uses which in turn will provide for additional revenue
growth and job growth.

Staff determination: The proposal is in compliance with the Plan as long as the
commercial portion of the development is built.
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Staff conclusion for Comprehensive Plan compliance.

As presented the proposal is in compliance with the Plan. It is staff’s opinion that as long as the
18 commercial acres are developed in conjunction with the residential component the economic
impact of both developments will provide a significant benefit to the community, both in
revenue and jobs.

In addition appropriate traffic mitigation should be provided so that the levels of service will not
deteriorate.

1. “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.” (ZO 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”.

Utilizing a conventional zoning district would result in twice as many buildings and would most likely
require a reduction to the 4+ acre preserved wood lot so as to fit the additional buildings on the site.
The PDH allows for more open space.

The proposal is in compliance with the PDH standards.

2. “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.” (ZO Article 11 Section 7.1)

Rezoning Factor: Consider the conservation of natural resources. (ZO Article 1 Section 3)

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. 30% of the residential site is being preserved. In addition
the development will provide protection for the floodplain.
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3. “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.” (ZO Article 11 Section 7.1)

Rezoning Factor: Consider the trends of growth and change; encourage the most appropriate use of
the property. (ZO Article 1 Section 3)

The development will most likely provide a platform for increased business, jobs and tax revenue for the
community and provide an impetus for additional development along Hirst Rd.

Staff Comments: The proposal is in compliance with the plan.

4. “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
adequate for the uses proposed, provided, however, that the applicant may make provision for such
facilities or utilities which are not presently available.” (ZO Article 11 Section 7.1)

Rezoning factors: Consider transportation needs; and public service’s needs. (ZO Article 1 Section 3)

a) The zoning ordinance and the Comprehensive Plan calls for transportation facilities to be
adequate for the uses proposed. The Transportation Plan calls for a level of service (LOS) C for
the Town. Proposed uses shall not as a result of their traffic generation reduce the LOS from the
background traffic on the impacted road system to less than an LOS C and control delay shall not
increase where the LOS is already below C.

b) A future bus stop to be constructed by the developer is included as part of the transportation
network.

Rezoning factors: Consider the requirements for transportation efficiency. (ZO Article 1 Section 3)

a. The existing conditions analysis shows that intersections identified for improvements currently
have levels of service worse than D on some of the lanes. Therefore, improvements are needed
now. The Towne Center project will add more traffic volumes to the intersections and without
mitigation will accelerate the existing problems. Mitigation to maintain or improve existing
levels of service will be required.

b. The traffic impact analysis indicates that the north bound exiting left turn movement at the
Hirst Road connection with the internal commercial street will operate at LOS F in 2020
conditions. Additional mitigation is needed to address the left turn LOS.

With appropriate mitigation the proposal meets the PDH and rezoning standards.

PDH design standards.
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“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.” (ZO Article 11 Section 7.2)

The proposal generally meets this standard. Additional landscaping may be required for final
landscape plan. Final landscape design to accompany site plan application.

1. “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.” (ZO Article 11 Section 7.2)

2. “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.” (ZO Article 11 Section 7.2)

1. A future bus stop should be coordinated with Virginia Regional Transit. Additional internal
landscaping should be considered to help soften the built environment included the parking
area expanse.

2. The development will have an integrated bike and pedestrian network that will connect with
the W&OD Trail and the Chapman DeMary Trail.

The proposal meets the PDH and rezoning standards with noted mitigation.

Proffers. (Attachment 13 page 107)
The applicant has submitted a preliminary proffer draft that covers the following items:

Limits the uses in the MC district by eliminating 7 specific uses.
Requires a high quality of architectural design.
Agrees to construct a storm water management system. (already required)
Road improvements.
a. Proposes improvements to Hirst Road/Berlin Turnpike;

Pwn e
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b. Turn lanes at all site entrances as warranted by the town or VDOT. This includes
entrance 1 to the residential site and both entrances to the commercial portion of the
site.

c. Internal roadways to be privately owned.

5. Will construct a 6’ wide pedestrian trail around the exterior of the property with a connection to
the W&OD Trail.

6. Will provide a cash contribution of .10 per square foot of gross floor area to the Town to be
distributed to the fire department and the rescue squad; equals approximately $44,000.

7. Establishes the tree preservation area of 4 acres.

Staff recommends that the Proffers be revised to include:

1. VDOT and Town required transportation improvements

2. Cost estimates for improvements proffered

3. A warrant study for traffic signals at Hirst Rd/Maple St and #1, #2 and #3 entrances to
the residential and commercial portions of the site.

4. More detail for internal pedestrian pathways

5. A ROW dedication for future transportation needs along the North Maple section of the
property

6. Provide appropriate pedestrian outdoor lighting at all intersections and areas that
pedestrians may be crossing roadways.

Staff Comments. Staff recommends that the Planning Commission consider the following issues during
their review:

1. Is the application in overall compliance with the Comprehensive Plan? If not, are there
conditions that if implemented would bring it into compliance?

2. Does the size and economic impact of the development meet the Plan’s objective of increasing
the assessable value of commercial lands within the Town?

3. Willit be beneficial to the Town for the developer to provide affordable rental units?
There are numerous transportation issues. Do the proposed mitigations and proffers offered by
the applicant result in compliance with the Plan?

Staff recommends approval of the rezoning requests with the following conditions:

1. Residential development and commercial development will be constructed concurrently. No
more than two residential buildings shall be completed prior to commencement of construction
of the commercial site.
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2. The applicant will preserve the 4+ acre site at the western end of the property as a tree
preservation and scenic area.

3. All site improvements will be constructed in accordance with applicable local and state
standards.

4. Atree inventory per the requirements of the ZO will be conducted prior to grading.

5. Traffic mitigation will ensure that the background level of service is maintained or improved.

6. The applicant will construct an all-purpose trail around the perimeter of the site that connects
to the W&OD Trail.

7. Prior to the approval of any site plan, an internal pedestrian/bicycle network shall be defined on
the site plan.

8. Parking and landscaping requirements shall be constructed in accordance with the ZO.

9. Reduce density to 140 units.

The remainder of this page left intentionally blank.
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Virginia

Community Development Department

SUBJECT:
ACTION ITEM:
PUBLIC HEARING:
Memo Date:

STAFF CONTACTS:

Planning Commission

STAFF REPORT
Special Use Permit

SUP # 13-04; Special Use Permit

X
YES X NO __
January 27, 2014

Hearing Date: February 20, 2014

Patrick Sullivan, Director, Community Development Department, Dan Galindo,
Planner II; Community Development Department; Tucker Keller, Planning Aide,

Community Development Department.

Application Information SUP # 13-04 Stupar Property

6401 Little Leigh Ct.
Cabin John, MD 20818

Applicant Agent Engineer/Land Planning

Bill Tilley Same Bowman Consulting Group, LTD
Tilley Entertainment 101 South Street SE

43025 Jedgeapple Ct. Leesburg, VA 20175

Ashburn, VA 20147

Owner

Branko Stupar, Trustee

c/o Maryls Rixey

| Application SUP # 13-04Mercke Property

Engineer/Land Planning '

Brent H. Mercke
341 Maple Avenue
Purcellville, VA 20132

Applicant Agent

Bill Tilley Bowman Consulting Group, LTD
Tilley Entertainment 101 South Street SE

43025 Jedgeapple Ct. Leesburg, VA 20175

Ashburn, VA 20147

Owner
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PIN # Tax Map # Address Applications
452-25-4468 /36///1////19 A SUP # 13-04 6.7
N/A Stupar
452-15-3658 & | /36///////22A2 SUP # 13-04 12
341, 351, 17167 North Maple
487-10-9228 1361111111122/ Avenue Purcellville, VAp Mercke
SUP Completeness Date | Location
October 23, 2013 South side of Hirst Road at the corner of Maple Ave. and Hirst Rd.
Zoning Ordinance Existing zoning - CM-1 (office / industrial)
1997 Proposed Zoning - MC (Proposed east lot and Mercke property)
LDSCO November 2009
Comprehensive Plan Planned Land Use - Professional Office
December 19, 2009 Proposed Land Use —Mixed Commercial (Proposed east lot and Mercke
property)
Abutters South west — Residential (3 units per acre)
South east -- Public

Purpose (see map 1 below): This Special Use Permit (SUP) application if for a proposed outdoor
recreation use on an 18+ acre site located at the corner of Hirst Rd and Maple Ave in Purcellville, VA.
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Suggested Motions

The SUP application cannot be approved until the property has been rezoned. However, the zoning
ordinance provides for a SUP application to be reviewed concurrently with an application for a rezoning.
Therefore, the Planning Commission may recommend approval of the SUP to the Town Council prior to
rezoning approval. (ZO Article 8, Section 1.4.B)

1. For the reasons stated in the Staff Report dated January 27, 2014, | move that the Planning
Commission recommend that Town Council approve SUP # 13-04

2. For the reasons stated in the Staff Report dated January 27, 2014, | move that the Planning
Commission recommend that Town Council approve SUP # 13-04 with the following conditions. |

3. I move that the Planning Commission deny SUP # 13-04 for the following reasons:
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SUP Request

Map 3
e T, / :
sm== s :

Fal L

————

/ WARRY. G IOMAY - ROUTE 7
e i N 5727077 Ve

TOWM OF PUSCILLWLLE, WROmeA
i

REZONING & SPECIAL USE PERMIT

COMPHEHENSIVE PFLAN AMENDMENT
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Background.

The development site is comprised of three parcels, A, B and C as noted on Map 3. Parcels A & B are
owned by Stupar. Parcel Cis owned by Mercke. Parcels B and C will be have a zoning designation of
Mixed Commercial. An outdoor recreation use requires a special use permit in the MC zoning district.

The SUP application # 13-04 requests a special use permit for an outdoor recreation use on parcels B
and C.

The site will be a family oriented, community-centered entertainment complex that will provide food,
bumper boats, 36 holes of adventure golf, batting cages, go cart track, local events, such as car shows,
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festivals, concerts, weddings, and corporate gatherings as outdoor recreational uses. The different uses
will be spread out over the 18+ acre site. In addition, there will be substantial indoor recreational
opportunities along with restaurants. However, the indoor uses are permitted by right in the MC district
and do not need a special use permit.

SUP Review.

“The purpose of the special use permit procedure is to provide for certain uses which cannot be well
adjusted to their environment in particular locations with full protection offered to surrounding
properties by rigid application of the district regulations. These uses either have unusual characteristics,
or have characteristics which are different from those of their inmediate surroundings and are essential
and desirable for the general convenience and welfare, but because of the nature of the use, and
possible impact, not only on neighboring properties, but on a large section of the town, require the
exercise of planning judgment on location and site plan.” (ZO Article 8 Section 1.1)

“A special use permit should be approved ... only if it is found that the location is appropriate and not in
conflict with the comprehensive plan, that the public health, safety, morals, and general welfare will not
be adversely affected, that adequate utilities and off-street parking facilities, if applicable, will be
provided, and that necessary safeguards will be provided for the protection of surrounding property,
persons, and neighborhood values, and further provided that the additional standards of this article are
complied with.

In approving a special use permit the town council may impose such reasonable conditions as it believes
necessary to accomplish the objectives of this ordinance.” (ZO Article 8 Section 1.2)

The applicant is required to provide a statement of justification for the special use permit review and
the Planning Commission and the Town Council will use the issues stated in the statement of
justification to determine if the applicant meets the standards. Following is the applicants Statement of
Justification for the outdoor recreation special use permit.
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Issues for consideration. A special use permit application shall be accompanied by a statement of
justification which addresses the following issues for consideration. These issues for
consideration shall be used by the planning commission and town council when evaluating the
special use permit application. The following factors shall be given reasonable consideration and
shall be addressed by the applicant in the statement of justification:

l-

Staff Report Catoctin Creek Apartments 1/27/2014

Whether the proposed application is consistent with the comprehensive plan.

Our project is consistent with the comprehensive plan in that it brings a new
business to town that will employ about 100 people when fully developed. It
will slso bring an additional restaurant and much needed family
entertainment to town.

Whether the proposed special use at the specified location will contribute to or promote
the welfare and convenience of the public.

As stated above it will bring much need family entertainment to the town

Whether the proposed use is compatible with other existing or proposed uses in the
neighborhood, and adjacent parcels.

This is an ideal local in that it is close to downtown but not in the center of
town. It is close to the W &OD trail and has casy access to Rt. 7.

Whether the level and impact of any noise or odor emanating from the site, including that
generated by the proposed special use, negatively impacts the uses in the immediate area.

This use will have no emanating odor and all outdoor activities will be
closed by 10PM. '

Whether the proposed special use will result in the preservation or damage of any
existing habitats, vegetation, topographic or physical, natural, scenic, archeological, or
historic feature of significant importance.

There are no habitats or significant historic features on the property.

We will be clearing much of the vegetation but replacing it with new

landscaping including vegetation, streams, pond and waterfalls

Whether the proposed special use will impact existing water quality or air quality.

There will be no impact on existing water or air quality.

Page 35 of 118



7. Whether the traffic gencrated by the proposed use will be adequately and safely served by
roads, pedestrian connections, and other transportation services.

The proposed new road and upgrades to the existing roads will be
sufficient to handle the additional traffic will into the future. See the
attached traffic study.

8. Whether the proposed use will negatively impact orderly and safe road development and
transportation in accordance with the comprehensive plan and all relevant transportation
and corridor plans.

The improvement made by the overall project will have a positive
impact on the transportation in the area. See the traffic study.

9. Whether the proposed use will be served adequately by essential public facilities and
services

We will be connecting to the town water and sewer system.

10. Whether, in the case of existing structures to be converted o uses requiring a special use
permit, the existing structures can be converted in such a way that retains the character of
the neighborhood in which the existing structures are located, especially when an
application seeks to convert a building of historic significance.

None of the existing building will be retained. We will be working with
David VanDuzer (the architect for the Gateway) to maintain a consistent
style.

11. Whether the proposed special use contributes to the economic development needs of the
town.

The use will have a positive economic impact for the town in that it will have
increased tax revenue, meal tax revenue and employ about 100 people.

12. Whether adequate on and off site infrastructure is available.
We will be installing new infrastructure to meet our needs.

13. Whether the proposed special use illustrates sufficient measure to mitigate the impact of
construction traffic on existing neighborhoods and schools.

Sec attached traffic study.
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Staff analysis of the 13 issues for consideration in the Statement of Justification.

The proposed outdoor recreational use has been evaluated as part of the Comprehensive Plan
amendments and the rezoning application.

1.

10.
11.

12.
13.

Extensive consideration has been given to the project’s consistency with the Comprehensive
Plan. With proper mitigation for transportation issues Staff believes that the proposed use is
consistent with the Plan.

This special use will provide for a significant commercial growth in an appropriately zoned area.
The development will provide approximately 100 jobs and significant revenue to the Town.

The use is compatible as it is an allowed use in the existing and proposed zoning district.

Noise level will meet the standards of the zoning ordinance. Both the bumper boats and the go
karts will have electric motors.

Parts of the onsite vegetation will be preserved. Otherwise there are no habitats or significant
historic features on the site. The site is presently vacant.

There will not be an impact on water or air quality as a result of the outdoor recreation
component of the project. Motorized vehicles will be electric thus protecting the air quality.
The developers have proffered certain transportation improvements. The traffic impact is being
considered as part of the whole project. Approval of the rezoning will indicate that the traffic
mitigation offered by the developer is sufficient to provide adequate and safe transportation
services. The outdoor recreation component of the commercial project has been included in the
scope of the traffic review and will therefore not add additional impact to the road system.

See comments in 7 above.

All public services are available for this site.

Not applicable.

The use will have a positive economic impact. It will provide for additional jobs and revenue for
the Town.

Appropriate infrastructure will be provided by the developer.

Appropriate mitigation for construction impacts will be required by the zoning ordinance.

Staff recommends approval of Special Use Permit # 13-04.
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Attachment 1

DATE: December 11, 2013

TO: Patrick Sullivan, AICP, Director of Community Development
Town of Purcellville

FROM: Rodion Iwanczuk, AICP, Senior Planner
Community Information and Outreach

T of Purcellville (“Town”) is considering a Comprehensive Plan Amendment
and rezoning for 32.43 acres of land. The “subject propery* consists of a 20.43-acre
parcel, better described as Tax Map 36, Parcel No. 19A (PIN 452-25-4468-000), a 10-
acre parcel, Tax Map 36, Parcel No. 22A2 (PIN 452-25-3658-002), and a 2-acre parcel,
Tax Map 38, Parcel No. 22 (PIN 452-25-9228-000). The applicants propose to
designate the eastem 18.71 acres as Mixed Use Commercial on the Town's Planned
Land Use Map and rezone to MC (Mixed Commercial) District from CM-1(Local Service
Industrial) District, and designate the westem 13.72-acre portion of the property as
Reeidential-MF (multifamily) on the Planned Land Use Map and rezone to PDH-15
(Planned Development Housing-15) from X (Transitional). A third application, for a
special use permit, would allow an indoor and outdoor commercial recreation and
entertainment facility on the eastem 18.71 acres within the proposed MC zoning district.

The property is located at the southwest comer of the intersection of Hirst Road and
Maple Avenue. The subject property is within the Town. The Route 7 northem right-of-
way (ROW) is the Town's boundary with Loudoun County and the adjoining Purcellville
Joint Land Management Area (JLMA) and is located approximately 325 feet, or 0.06
miles, north of the subject property. A review of the rezoning plat and County records
indicates natural features on the subject property include major floodplain, steep slopes,
modeled wetland, hydric soils, and forest cover. Surrounding land uses include vacant
land to the west, residential use to the southwest, commercial uses to the south, and a
fire and rescue station and Loudoun Valley High School to the east, across Maple
Avenue.

The Loudoun County Planning Department appreciates the opportunity to provide
written comments.
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REFATIONSHIPRORDEICOIIE INTHED!
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The subject property is located within the T of Purcellville and adjacent to the
Purceliville Joint Land Management Area (JLMA). The JLMA boundary with the Town is
located approximately 325 feet north along the Route 7 Bypass northem ROW. Staft
reviewed the proposed planned land use desimaﬁon and zoning map amendment and

1

in light of the Revised General Plan, the 2010 Revised Countywide | ransSponauiof
(2010 CTP), and the County’s 2012 Fiscal Impact Committee Guidelines.

ANAEYSISHERRE
A. LAND USE

As noted above, portions of the subject property were annexed into Purceliville on
December 16, 2008. At the time of the annexation, no Town Planned Land Use
designation was placed on the subject property. Under the Purceliville Zoning
Ordinance, the subject property was zoned X (Transitional), to provide for reasonable
and orderly interim regulation of use and development, and CM-1 (Local Service
Industrial).

Y

T e R R A T R
T I S B LR BRI R A e

pobarin

The applications propose development on the westem 13.72 acres of the subject
property of a 176-unit multi-famlly apartment complex. An outdoor and indoor
entertainment complex is proposed for the eastem 18.71 acres that would be
designated mixed use commercial on the Pianned Land Use Map.

RESIDENTIAL DEVELOPMENT

The applicants' Comprehensive Plan Amendment Statement of Justification (SOJ) cites
a recent George Mason University study (GMU Study) which suggests there will be an
increasing need for mutti-family housing units as a “key element in the promotion and
growth of jobs in the [Metropolitan Washington] region.” The applicant uses the GMU
Study to justify a need in Westem Loudoun County for greater diversity in the types of
housing provided.

In contrast to the QMU Study’s finding that existing and planned multi-family housing
supply will fall short of demand, the most recent County forecasts adopted by the Board
of Supervisors, which take into account approved and planned residential development
throughout the County (including the Route 7 West subarea), project that the supply of
multi-family housing units within the County, both existing and planned, will meet the
County’s vigions through 2037.

in the SOV, the applicants also Indicate that the proposed plan amendment and
subsequent rezoning would help address the County’s unmet housing needs including
workforce housing. According to the Zoning Map Amendment Stalement of Justification
(SOJ), *...the continued growth of employment opportunities in the Town of Purceliville
and the surrounding area [increases] the need for work force housing (Statement of
Justification-Zoning Map Amendment, Demands for Multi-Family Housing).”

The County’s Revised General Plan contains several Countywide Housing Policles,
including the following:
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“The County’s primary housing objective is to assure that existing and future
County residents and the workforce are served by a range of housing
opportunities. An adequate supply of varied types of housing, both rental and
for-sale, in locations throughout the County is a fundamental ingredient of an
enduring communlty (Revised Genem! Plan, Chaptsr 2, Planning Approach,
Housing, text)."

The Revised General Plan acknowledges “that the market alone cannot meet all areas
of housing need given current and projected job growth for the regional economy.”

County staff note that the proposed project could provide for unmet housing needs that
the housing market may not adequately provide for. County staff also nots recent
activity regarding the Mayfair (formerly Autumn Hill) property located in the Purceliville
Joint Land Management Area (JLMA). Under the terms of a settiement agreement
between the landowner and Loudoun County, the Town of Purcelivilie and Loudoun
County are pursuing a Boundary Line Adjustment (BLA) in order for the property to be
annexed into Purcellville. Upon annexation, the landowner is proposing development
for 257 market-rate single-family detached (SFD) and single-family attached (SFA)
units, & reduction from the approved 492 quadraplex (SFA) units, including 123
affordable dwelling units. The result in the Route 7 West subarea of the County will be
an increase in planned SFD units and a decrease in planned SFA units, and an overall
decrease in total planned units and elimination of the provision for affordable units,

COMMERCIAL DEVELOPMENT

A planned land use designation of Mixed Use Commercial is requested for the eastem
181.71 acres of the subject property, rezoning to MC District, and approval of a Special
Use Permit (SUP) for an indoor and outdoor commercial recreation and entertainment
facilty. According to the application, outdoor space will include facilities for local
events, concerts, car shows, as well as activities including bumper boats, minlature golf,
batting cages, and a go-kart track. Additional facliities would include an ice cream
parior, food court, and a 35,000-equare foot main buiiding that would house a full-
service restaurant, sports bar, bowling, a laser tag course, and a game arcade. The
applicants propose that outdoor faciliies be open 10 a.m.-10 p.m., and the indoor
faciliies be open 10 a.m.-1 a.m.

County staff do note that the proposed development, which includes a sports bar and
arcade, would be located directly across Maple Avenue from Loudoun Valley High
School. The Town may wish to consider any adverse impacts that might occur.

The applicants’ Comprehensive Plan Amendment Statement of Justification (SOJ)
cites a recent George Mason University study (GQMU Study) which suggests there
will be an increasing need for multi-family housing units as a “key element in the
promotion and growth of jobs in the [Metropolitan Washington] reglon.” The most
recent County forecasts adopted by the Board of Supervisors, which taks into
account approved and planned residential development throughout the County
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(including the Route 7 West subares), project that the supply of multi-lamily
housing units within the County, both existing and planned, will meet the
County’s visions through 2037.

The proposed project could provide for unmet housing nesds, which the housing
market may not adequataly provide for.

The Town may wish to consider any offsRe impacts of the commerciel uses on
adjacent uses, including Loudoun Valley High School.

8. ACCESSIBILITY

The subject application is inside of but on the Town's border with Loudoun County. The
applicants’ Traffic Impaot Analygis (TIA) evaluates traffic and intersections, using
standard fransportation evaluaion methodology, within a study area that is localed
completely within the Town, as agreed to with Town and VDOT stafl.

The TIA Study Area includes several large approved-but-unbullt developments that
were addressed in the scoping agreement and that would also affect traffic and the
intersections analyzed as part of the TIA. All of the intersections studied and approved
developments accounted for in the TIA are located within Purceliville.

Staft note that the Town may wish to discuss whether the trip generation estimates
incluced in the TIA overstate the wrafiic generation for the recreation and enterntainment
tacilies by a factor of three to eight times. The TIA estimales that new reeidential and
non-residential development as proposed would generate nearly 9,000 trips per day
(1.180 residential trips and 7,708 non-residential tripe). The TIA notes, however, that
the traflic generation estimete aggregates Individual non-residential uses rather than
using a standard estimale for recreafion and entertainment faciiies’. As such, non-
resiential development may more realistically generate lower dally trips.

The TIA indicates that traffic conditions without the subject agplication would
necessitate multiple improvements o study intersections in 2014 and 2020. Acocording
to the TIA, the applicants commi 10 oonstructing tum lanes al The entrances o the
subject propesty along Hirst Road and Maple Avenue when waranted by the Town and
VDOT. Additional tum lanee would be provided st the Hirst Road/Route 287 (Berlin
Tumpike) intereection to the sast. County staff are in agreement with such proposed
improvements and note that tum lanes should be able fo accommodate projecied
vehicle queues.

As noted earfier, the indoor and outdoor commercial recreation and enterainment
faciity would be loceted adjecent to the Purcelville Public Safety Center at the
southeast comer of Maple Avenue and Hirst Road. Emergency vehicies exit onto Hiret

' As explained in the TIA, the Institute of Transpostation Bnginoers (ITE) bas limitad dass for sech cormmercial
secreation usss aad =5 wech, Gip peasrstion estimates are smrelisble, leading % Wip generation estissartes for Gw
propessd developement (o be based apoe individual lend wes data withio ITE reference hsadbooks.
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Road. The applicants are forecasting an increase In the amount of traffic on Hirst Road
hﬂuldheﬁmmdmmhdliy.mdﬂnhmmuyfnditappmp(ﬂab»d&m
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adequate egress of fire snd rescue vehicias that exit onto MHirst Road.

C. PROFFERS

The subject application for rezoning includes no proffer statlement from the applicants.
mmcouwmmmummmhmwmacamummw
(see Attachment 1) to provide the basis for voluntary development contributions from
rezoning applicants to mitigale such impacts. The Board of Supervisors in an April 12,
mmrmmurmwmmmsmwpmmupu
impacts of development (see Attachment 2).

The County the Town fo consider proffer contributions from the
mnm';:"mnmmmmmuwmma
new developmen
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The subject application for a compreheneive pian amendment and rezoning would allow
the appiicants 1o conetruct a project with 176 multi-family dwelling units, on the south
sido of Hirst Road, between Maple Avenue and Roule §11. The applicants are also
pmpockumhdnawomdoaeunmwmwmmmw
opposite the Purceliville Public Safety Center and Loudoun Valley High School.

Specifically, County staff suggest:

o The Town may wish to consider any offsiie impacts of the commercial uses on
adjacent uses, including Loudoun Valley High School;

¢ The Town may wish lo determine whether an emergency stoplight would be
appropriale 1o piace in front of the Purcelville Public Safety Cenler 10 ensure
adequate egress of fire and rescus vehicies that exit onto Hirst Road:

» The Town may wish to consider whether the applicants should prepare and
submit a Proffer Statement that includee conbributions that the applicants would
provide to address the impacts of development.

Thank you for the opportunity t0 comment,

oc:  Jule Pastor, AICP, Planning Director
Michael “Miguel” Salines, Program Menager, Communily information & Outresch

Abachments:

1. Loudoun County Capitad intermity Fecioms (2008)
2. Board of Supervisors Latier 1o Towrs, April 12, 2008
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Loudoun County, Vieginia OEC SO UM

zwelonio g

Coumty Adminietration COMEY i
lmmmﬁm.rnumtw—
Tebephone (705) 777-0200  Fax (203) 777-0328

At 2 business mecting of the Board of Bepervisors of Loudows County, Virginia, held in Gs
County Government Conter, Board of Buperviscey’ Maeting Room, 1 Hurzinon 8¢, 8.8,
Loosbwrg, Vieginks, an Tuesday, February 19, 2008 ot 9:30 s.m0.

PRESENT: Scott K. Yok, Chalrman
Brucs E. Tuliosh, Yioe Chelstasn
Jemes G. Bon
Jemnes B. Clem

Mz, Staton soved (it the Boasd of Suparvisors appeove the Facility Sundands end
Capital Intensity Factor as recomanended by the Lead Une aad Ixpact Commiliens.

Mz. Staion fardber moved the affective dute of sdoption of ths Cepltal Paciliey Stadacds and
Capitn] ktenwity Pactor be with say asw resoalng oc concept plen amendenent that hes not yet
MHW“M(M&M

M. Staion farher moved that Swuff be divcted to implersent the adaptad standecds sad factors
wnder s llowing guidelines: 2) sontinpe the curvenst interhm resolation and credit

sanspostation proffers that go beyond mitigating the tamportation impests of e peopesnl
towards eapital facilities; b) continus 1o calosiate the bass daasity and base wnit type of a typeof
o propenty usiag ths curvent soning of ths propasty; aad o) the socosmsaded policies should met
apply 10 cessg il the Revised Ocnoral Mo is sacnded.

M. Stston further moved approval of the draf} letier © the tenns fbr iusnediate tranamittel, as

Seconded by Mr. Cem,

Voting aa the Motion: Supervisors Burton, Chem, Delgaudio, Kustz, Snow, Staton, Tullach,
Watem, eod York - Yeu; Noos -No,

COPY TESTE:
wun—an:m%m
OCOUNTY BOARD OF SUPERVISORS

Clony docnutvomiationst2003 reschulionsh3a- 1503 bes revclution -1-eapil intesslty Reser
ATTACHMENT 2
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Loudoun County, Virginia

Bawd of Suparvisocs
{ Hasidon Sirast, S.E., St Feox, PO. Box 7000, Loastang, VA 30727000
WBTTIO20E « Fas: TOVITVOML somalk: bae@iowioms. gov

Al 12, 2005

The Honomble C.L. "Tim* Dimos
mnd Milce Casny, Tovwm Administrator
Towa

P.0. Box 187

Middicbwg VA. 20118-5152

Dess Mayor Disnos and Mr. Casey:

B&_Toom Caplial Pacility Policies
In Jome of 2004, the Board of Suparvisors dirested the Fisenl lmpant Coninee 10 review
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' Lattocs wors sent 00 ench of the Sillowing Indivdenir:

Lavemsville: Tha Fanst, Tows Administetor, sud Mager Eltive Walker; Tow of
: Mcnmmrnmmmvam

wmmmmaﬂumummu

m&mmmmmmmmm

WMMMM&MMMM Lassborg;
25 West Masist Stesel; Lassburg, VA. 20176 ol
MidSlabirg: Mayor C.L. “Thar* Dimos, snd Mike Coury, Tova Administater; Tows
Middlebury: P.O. Box 187; Middisburg VA. 201188152 o

Pavoalivilis bayor B Devbas and Rob Town Memgez, The Towa
:xamurnwumwmum OF Pl

Round HIN: Foask Byo end Yi mmmmm
HE 7.0. Dok MNVL%‘

Cowsty Plamsing and Budget stells are available 4 answer any questions and work with
your staff to amsist in nplemetting this request

Chairman Scolt York
Lovdowm County Board of Supervisces

Amachmant CIF sseumary

ce- Bowd of Supervison
Charles Yudd. County Admimistration
Bea Mays. Managewest and Financial Services
Paul Brown. Managament ind Financia) Serviaeey

Leslie Hansharger. County Administration
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Attachment 2

LOUDOUN COUNTY, VIRGINIA
Department of Fire - Rescue And Emergency Management

801 Sycolin Road, Suite 200
Leesburg, VA 20175
Phone 703-777-0333 Fax 703-771-5359

December 5, 2013

Patrick Sullivan, Director
Community Development
Town of Purceliville

221 South Nursery Avenue
Purcellville, VA 20132

Re:  Catoctin Creek Towne Center
RZ-12-01 and CPAM 12-01 revised

Dear Mr. Sullivan:

Thank you for the opportunity to review the above captioned application. Staff cannot adequately evaluate
adequate access and circulation of emergency vehicles throughout the property. Due to the multiple
bulldings proposed, staff requests information to demonstrate that access to the proposed structures (all
sides) would not be compromised. It is well known that traffic congestion at the intersection of Hirst Road
and Route 287 is a concern. The Purceliville Public Safety Center already experiences delays exiting the site
during peak hours and it Is only expected that this development will only further compromise response
times with the additional traffic. As part of the submitted materials the Applicant referenced a proffer
contribution to go to toward improvements to the intersection of Hirst Road and Route 287. The Fire and
Rescue Planning Staff respectfully request that consideration be given to emergency vehides access as
improvement plans are made. Suggestions may indude that additional signal pre-emption measures be
implemented. Staff is available to further review and comment on this matter specifically at the appropriate
time.

If you have any questions or need additional information, feel free to contact me via e-mail
Maria. Taylor@{.oudoun.gov or by phone 703-737-8772. Thank you.
Sincerely,

Maria Figueroa Taylor
Fire and Rescue Planner

cc file
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Attachment 3

VDOT

December 12, 2013

Mr. Patrick G. Sullivan

Community Development Director
Town of Purcellville

221 S. Nursery Avenue

Purcellville, Virginia 20132

Re: Catoctin Creek Towne Center
(2™ Submission)

Town of Purcellville Application Numbers RZ 12-01, CPAM 12-O1and SUP 13-04

Dear Mr. Sullivan:

We have reviewed the above noted land development application as requested in your 10-18-
13transmittal. It should be noted that this application changed significantly between the first and
second submissions. We offer the following comments:

1. Please see the attached email dated Tuesday, March 05, 2013 from Mr. Fred R. Hodgson of
VDOT'’s Transportation Planning Section.

2. Please see the attached memorandum dated December 2, 2013 from Mr. Arun Raj of
VDOT’s Traffic Engineering Section.

3. Provide written copy of draft proffers to this office for review.
4. Provide a comment response letter with an item-by-item response.

5. If onsite roads are proposed to be private roads, then clearly label this on the plan.
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6. This application now meets Chapter 827 criteria.

7. This application needs to be in compliance with VDOT Access Management standards.
Towards this end, we recommend that an exhibit be prepared to include the following
information:

a. Label Functional Classification all roadways
b. Label Speed Limit all roadways

c. Clearly label type of all intersections (i.e., signalized, unsignalized, full movement,
and including intersections which may require signalization in the future)

d. “Corner Clearance” to internal intersections, entrances, etc

e. Dimension distances (either center-to-center or Edge-of-Pavement (EP) — to- EP
depending on applicability) between intersections, entrances, etc. and ensure
compliance with VDOT Access Management standards

f. Any other pertinent information.

8. Applicant should proffer funding for traffic signalization warrant studies and, if warrants are
met as determined by VDOT, fund the design and installation of traffic signals to include but,
not limited to the following intersections:

a. Both entrances to Hirst Road, i.e. “Entrance #1” (Residential) and “Entrance # 2
(Commercial”)

b. Hirst Road/ N. Maple Avenue
c. N. Maple Avenue/Site Entrance, i.e., “Entrance # 3” (Commercial).

9. Comment # 8 above should also apply to intersection/signal modifications of existing
intersections requiring such.

10. All turn lanes lengths and lane shift transition lengths are to meet VDOT standards.

11. Westerly most entrance (Entrance #1 — Residential) to Hirst Road: Change right turn taper
to turn lane with taper.

12. Entrance to N. Maple Avenue:
a. Change right turn taper to turn lane with taper

b. Provide an exclusive left turn lane into the site entrance.
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13. All entrance throat lengths are to comply with VDOT Road Design Manual, Attachment F,
Table 4-2.

14. Hirst Road/Berlin Turnpike intersection:
a. Provide dual left eastbound-to-northbound turn lanes

b. Provide an exclusive eastbound-to-southbound right turn lane so as not to block the
right-on-red movement.

¢. Westbound receiving lane on Hirst Road will need to be in accordance with standard
length per AASHTO.

15. Hirst Road/N. Maple Avenue intersection:
a. Provide exclusive eastbound —to-southbound right turn lane
b. Provide exclusive northbound-to-eastbound right turn lane
¢. Recommend to construct a westbound-to-southbound left turn lane.

16. We recommend the Town pursue a monetary contribution from this applicant to be applied
toward area transportation improvements.

If you have any questions, please call me at (703) 259-2948.

Sincerely,

John Bassett, P.E.
Transportation Engineer

Attachments

ce: Imad Salous, P. E.
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From: Hodgson, Fred R (VDOT)

Sent: Tuesday, March 05, 2013 11:12 AM

To: Bassett, John NOVA (VDOT), P.E.

cc: Srikanth, Kanathur N. (VDOT); Trivedi, Rahul, P.E. (VDOT); Singh, Simrat
{vDOT)

Subject: Review of Catoctin Creek Apartments - TIA  {1st Submission) Town of
Purcellville

John: As we indicated in our earlier comments on the Scoping document for this project,
Transportation Planning is most concerned with the Hirst Road/ Rte 287 (Berlin Pike) intersection. As
we mentioned in our earlier comments, the Route 7 Bypass & Route 287 interchange Study by HNTB
(August 2012) stated the need for a new 100’ right turn lane on Hirst Road at its intersection with Rte
287 by 2014 and the need to extend that right turn lane by an additional 600" by 2020 as well as building
an new 380’ right turn lane from Rte 287 to Hirst Road by 2020.

While the applicant for this project identifies a new left turn lane on Hirst Road to Rte 287, they indicate
it will be by others but that the applicant will provide a monetary contribution towards its construction.
As pointed out in Figures 16 & 17, because the amount of traffic generated by the proposed apartments
is very small compared to the total traffic projected to be at the Hirst Road/ Rte 287 intersection in
2014, Transportation Planning agrees with the need for 3 monetary contribution to help defray the costs
of improving this intersection.

Thank you for the opportunity to comment on this request.

Randy Hodgson AICF | Regional Transportation Planner |

Virg:nia Denertmert of Transportatian [ 4675 Alliance Drive, Jarfax, VA 2203¢]
Phone 702 7592753 | Randy.Hodgson@VDOT. Virginia.gov
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December 2, 2013

MEMORANDUM

TO: John Bassett
FROM: Arun Raj
CC: Xuejun Fan

SUBJECT: RUID # 16781, Plar# RZ 12-01/CPAM 12-01, Catoctin Creek Towne Center -
Town of Purceliville

We have completed our review of the TIA in accordance with the Chapter 527 requirements for
the referenced development. As a result of this review, we have found the following items that

nced to be addressed before VDOT can recommend the TIA for acceptance.

Sa of the Fin

The subject property is gencrally located south of Hirst Road, northwest of Maple Avenue, and north of
Skyline Drive in the Town of Purcellville, Virginia. The Applicant is applying for a Comprehensive Plan
Amendment for the entire 32.4 acre site and proposes residential multi-family and, to enable a
commercial development, mixed use commercial land use designations for the site. The proposcd
development was assumed 1o occur by 2014. When complete, it is estimated that on an average weekday,
the development would generate approximately 90 new trips during the AM peak hour (18 in and 72 out),
606 ncw trips during the PM peak hour (394 in and 212 out), and 8,896 new daily trips over a 24-hour

period.
Accuracy of the Traffic Impact Analysis
The following are the comments for the traffic impact analysis.

1. Since there is another access to the site via intersection # 8 on Hirst Road. Is the following state
on page 3 correct? “Access to the site is proposed via a full movement entrance off of Hirst Road
into the residential area and an internal public road that would connect the commercial/recreation
portion of the site to both Hirst Road and Maple Avenue.” Please check and correct accordingly.

2. Please provide line diagram in the report showing distance of proposed access points from ncarby
intersections. Also, provide description of the actual distances and required distances as per
VDOT access management and verify that all access points meet the acoess management
standards.

3. The existing traffic counts for the Berlin Tumpike/VA Route 7 Bypass Eastbound Ramps
intersection were obtained from the “Route 7 Bypass and Route 287 Interchange Study” prepared
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by HNTB and dated August 21, 2012. It could not be verified if traffic data used for Berlin
Turnpike/VA Route 7 Bypass Eastbound Ramps intersection analysis was within the last 24
months time frame from the submission of ths report.

The following statement on page 49 is not entirely true; “As shown in Table 4, under Total Future
2014 conditions and with the improvements commitied 10 by the site, cach of the intersections are
cxpected to operate at comparable or better levels of service to the background conditions.”

Hirst Road at Maple Avenue intersection total future 2014 with development LOS deteriorates
from 83 sec/veh delay to 524.4 sec/veh delay for northbound left tum movement as well as
overal] northbound approach deteriorates from LOS E (37.3 sec/veh delay) to LOS F (217.6
sec/veh delay) for PM peak hour. Please provide a8 mitigation measure to have total future 2014
with development LOS (delay) comparable or better than 2014 background conditions.

Main Street at Hatcher Avenue intersection total future 2014 with development LOS deteriorates
from LOS D to LOS E for PM peak hour for southbound approach. Please provide a mitigation
measurc to have total future 2014 with development LOS (delay) comparable or better than 2014
background conditions.

Berlin Tumpike/VA Route 7 Bypass Eastbound Ramps intersection total future 2014 with
development delay (scc/veh) deteriorates significantly for PM peak hour for eastbound approach.
Please provide a mitigation measurc to bave total future 2014 with development (dclay)
comparable or better than 2014 background conditions.

There arc few access points recommended 10 the property. All new proposed intersections shall
meet the access management standards as defined in Access Management.

Additional VDOT Recommendations/Comm

It is to be noted that the potential special events (concerts, festivals, ctc.) held on the site would
be irrcgular in occurrence and therefore were not included in the typical weekday operations
analyzed in this study. However, the applicant will provide a Traffic Management Plan for special
events at a later date.

Ensure that all tum lane length and taper meet VDOT design standards. If not, design waivers will
be required.
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Attachment 4
{ [ ] Kimley-Horn
mn and Associates, Inc.
[ ]
Sune 400
. 11400 C Park Dry
MEMORANDUM Reston Vigma
20491

To: Dansel Galindo
Planner Il - Town of Purcellville

From: Geoff Giffin, P.L., PTOF
David Samba, EIT
Kimley-Hom and Associates, Inc.

Date: December 11, 2013

Subject: Catoctin Creek Towne Center
Traffic Impact Analysis Review

This memorandum summarizes Kimley-Horn's review of the Catoctin Creek
Towne Center traffic impact analysis (dated Docember 2012, Revised September
2013). The devcloper has proposed to construct 176 multi-family residential
dwelling units and commercial recreational uses along the south side of Hirst
Road. west of N. Maple Avenue. Typically on traffic impact study reviews, the
Town requests that Kimley-Hom provide a review of the study methodology,
traffic volume development, analysis assumptions, and study results. However,
for this project the Town requested that Kimley-Horn respond to several
qucstions provided to interpret the study results. Kimley-Hom assumes that the
Virginia Department of Transportation (VDOT) staff review will provide the
technical review that Kimlcy-Horn typically provides.

The questions provided by the Town and Kimlcy-Hom's responses are the
following:

. Tewn Quegstion: Please review your memorandum, to the Town dated
February 7, 2013, regarding Catoctin Creek Apartments. Do you
consider those comments still relevant considering that changes have
been made to the commercial portion of the development? If not, plcase
notc any changes.

Response: The previous comments are addressed below:

a.  The traffic data used in the revised study is the same as that used
in the original December 2012 study and was collected on a
weckday from 7:00 - 9:00 AM and from 4:00 - 6.00 PM.
Typically. traffic impact studies in the Town and Loudoun
County include 3 hour peak period data (from 6:00 - 9:00 AM
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and from 4:00-7:00 PM) to account for the earty morning and
later afternoon commuting pattemns. The scoping form in the
study appendix does not specifically address this item.

b. The revised study uscs common network peak hours (7:45 AM-
$:45 AM and 5:00 PM - 6:00 PM) for al] intersections, with the
exception of the intersection Maple Avenue and Hirst Road and
Maple Avenuc and Main Street during the AM peak hour. Based
on our experience, VDOT's Northern Virginia District staff
typically require the network peak hour for the analyses. The
scoping form in the study appendix does not specifically address
this item.

c. The peak hour factor (PHF) assumptions for the traffic analyses
are now consistent with the approved scoping agreement; a valuc
of 0.92 has been assumed in the future conditions.

d. The revised study now specifies the individual commercial uses
of the development.

e. Similar (o the previous traffic impact study, it that the developer
will provide a monetary contribution to the Hirst Road and
Berlin Tumpike intersection improvements but is silent about
contributions or funding the other improvements. The study also
states that all the improvements are assumed to be built by
others.

f. The lefi-turn and right-turn warrant analyses now includes all
three site driveway entrances (previously there was only one
driveway for the residential property). The results show the
volumes satisfy the left-turn lane warrant for both site entrances
atong Hirst Road, the right-turn lane warrant for site entrance ¥2
(Commercial) along Hirst Road, and right-tumn taper warrants for
sitc cotrance #1 (Residential) along Hirst Road and sitc entrance
#3 along Maple Avenue.

The applicant has proposed to provide the following at the site
entrances:

e Entrance #1 (Residential) along Hirst Road — westbound
lefi-turn lane (200 foot storage) and eastbound right-turn
taper

e Entrance #2 (Commercial) along Hirst Road -
westbound left-turn lane (200 foot storage) and
eastbound right-turn lane (200 foot storage)
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¢ Entrance #3 (Commercial) along Maple Avenue —
southbound right-turn taper

Kimley-Hom previously suggested considering a full right-tum
lane at Entrance #1 (Residential) for consistency along the
corridor and to be consistent with driver expectation. However,
the application bas retained the right-turn taper.

2. Town Question: The developer will proffer $1 million dollars to belp
with offsite traffic improvements (not including the turn lanes into the
site). Please offer suggestions as to what improvements would be best
pursucd using this money.

Response: The study appears to indicate that the proffer money is
intended to be applied at the Hirst Road and Berlin Turnpike intersection,
which will certainly improve traffic operations at that location. Other
intersections identified with levels of service worse than D in the study
where the proffer money could be applicd are:
¢ Hirst Road and Hatcher Avenue (study identified potential
improvements)
e Hirst Road and Maple Avenue
* Hirst Road and 217 Street (study identified potential
improvements)
¢ Berlin Turnpike and the Route 7 eastbound ramps (study
identified potential improvements)

3. Town Qucstion: Please provide a list of traffic improvements, based on
what the study suggests, that in your opinion would be the minimum
required to maintain the current level of service if the apartments and the
commercial applications are both approved.

Response: Based on the study results, the following traffic improvements
would be necessary 10 maintain LOS D in the 2014 scenario (which is
required for mitigation) if both the apartments and commercial uses are
approved:
a. Hirst Road/Berlin Tumpike — additional eastbound, northbound,
and southbound lanes (proffered improvements)
b. Main Strect and Hatcher Avenue — add a westbound left-tumn
lane
¢. Berlin Turnpike and Route 7 castbound ramps — improvements
identified in study still will still have poor levels of service for
the eastbound movements. Applicant should identify additional
improvements
d. Hirst Road and Maple Avenue — Applicant should identify
improvements for the northbound lefi-turn movement
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4. Town Question: What improvements will be necessary to make sure that
Hirst traffic does not back up to Maple Avenue from the Berlin
Turnpike. Does the traffic study adequately address this?

Response: Based on the study results, the eastbound vehicle queue
lengths in the total future 2020 analysis scenario without proffered
improvements will be 741 feet and 680 feet in the AM and PM peak
hours, respectively. It is noted, however, that the intersection volumes
exceeds the capacity in this scenario and that the queue lengths may
theoretically be longer than the analysis results. With the proffered
improvements, the vehicle queue lengths are expected to decrease by 154
feet and 407 feet in the AM and PM peak hours, respectively. The
distance along Hirst Road between Maple Avenue and Berlin Turnpike is
approximately 1,950 feet apart, therefore the Hirst Road traffic should
not back up to Maple Avenue.

5. Town Question: The present speed limit on Hirst is 45 mph, should this
be changed in the vicinity of the project?

Response: Changing the speed limit seems reasonable considering the
proposed residential and commercial recreational land uses, additional
driveways, as well as the proximity to the W&OD trail crossing east of
the Maple Avenue intersection. Changing the speed limit would rcquire
coordination with VDOT and the submission of a formal VDOT Speed
Study.

6. Town Question: Plecasc comment on the proposed internal roadway that

connects Maple with Hirst.

o  Will it help or hinder the traffic flow in this area?

s  Will cars tend to cut through to get to Hirst? If so, is it properly
designed to handle that traffic?

¢ Are the ingress and egress points for the new road between Maple
and Hirst adequate to handle expected trafTic flow (e.g enough
lancs)?

Response: The proposed internal roadway shouldn’t directly help nor
hinder traffic flow in the area since it's not intended to facilitate non-site
raffic. However, the layout of the commercial site street connecting the
two driveways may make it attractive for cut-through to avoid the Hirst
Road and Maple Avenue interscction. The northbound exiting lefi-turn
movement at the Hirst Road entrance is anticipated to operate at LOS F
in the 2020 conditions so adding any cut-through traffic will make that
movement worse. The ingress and egress points for the new road appear
to opcrate at acceptable levels of service and with minimal queuing. The
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one exception is the northbound left-turn movement onto Hirst Road
where the level of service will be F.

7. Town Ouestiop: Plcase provide any other comments that you feel the
town should be aware of as we move forward with revicwing this

proposal.

Response: Additional comments for consideration are as follows:

a. No AM peak hour trips were assumed to be generated by the
commercial component of the project development. While this
is appropriate based on the currently identified commercial uses,
it is recognized that there is a potential in the future for a new
commercial operator to open during the AM peak hours. It's
recommended that the Town restricts the hours of operation
during the AM peak hour or revise the study to include an
assumption for AM peak hour trips.

b. Consideration should be given to providing a ful right-turn lane
along Hirst Road at the residential site driveway for geometric
consistency along the corridor and to be consistent with driver
expectation.

c. Consideration should be given to providing a left-turn lanc into
the Maple Avenue driveway to minimize the potential for qucues
to extend to the W&OD Trail crossing.

d. Considerations should be given to providing an internal
pedestrian/bicycle connection between the W&OD Trail and the
residential buildings.

¢. Consideration should be given to providing a driveway between
the commercial and rcsidential properties.

Should VDOT's review of the study reveal that the traffic volume development
or analysis will need to be revised, Kimley-Horn suggests the Town revisits the
responses in this memorandum.

Thank you for the opportunity to review the traffic impact study. Please feel free
to contact us at 703-674-1300 should you have any questions.
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Attachment 5

County of Loudoun
Leroy Locke, Fire Protection Plans Reviewer/Inspector
Department of Building and Development
1 Harrison Street SE
P.O. Box 7000
Leesburg, Virginia 20177-7000
Inspection Information 703-777-0220, Fax 703-771-8546

Date: November 12, 2013 Permit/Type: Land Development
Project Name: Catoctin Creek Town Center Purcellville SUP1 3-04
Address: Corner of Hirst Road and Maple Avenue And RZ# 12-01 and CPAM#1201

Town: Purcellville, Va.
Submitting Company:  Owner, Marlys Rixey
Bill Tilley @ 201-317-7961

To whom it may concem,
Pbaseﬁndauadted.wmnenbmsumgﬁmnmemviewofﬁnabwemmemedpmjea

4 — Appears to have access.
.— Appears to have hydrant coverage for proposed residential area.
3 - Appears to also have an emergency access, make sure road supports trucks. Should have
bollards/chain.
4—WeMlIhavetoseemeovemlhydraMpbcem|tandcovemgeifprojed
Is approved and moves forward.
5 — We would have to see the overall access of project if approved and moves forward,
relative to road widths, etc.;
6 — We would have to see the placement of all fire department Siamese building connections.

Should you have any questions, please feel! free to contact us.
Sincerely,

Leroy Locke

Fire Protection Plans Reviewer/inspector
epartment of Building & Development

Telephone - 703-771-5450

Call — £71.252.0811
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Attachment 6

ille

Virginia
MEMORANDUM
DATE: November 15, 2013
TO: Daniel Galindo, Planner Il (via e-mail)
ccC: Alex Vanegas, CPM, Director of Public Works (via e-mail)

Patrick Sullivan, Director of Community Development (via e-mail)
FROM: Dale E. Lehnig, PE, CFM

RE: Catoctin Creek Towne Center
Rezoning and Comprehensive Plan Amendment

Public Works staff has reviewed the following:

1. Revised Catoctin Creek Towne Center rezoning & comprehensive plan Applications.
Please note that many of the comments are similar to those that were made previously for the
Catoctin Creek Apartment submission. They have been included again since many apply to the
resubmission that includes the expanded plan for Catoctin Creek Towne Center. Based on our
review, we offer the following comments:

1. Please provide a plan which shows the phasing of the work for the Apartments and the
commercial area, especially as it relates to the construction of the water and sanitary
sewer utilities. The timing of the work is critical, especially for the water main work, to
show what water main is intended for construction with the Apartments and/or the
commercial portion of the project. This is essential to know for the modeling effort to
show the points of connection that will be in place for each phase, and to demonstrate
the fire flows available for each portion of the development.

2. Previous comment regarding the Catoctin Creek Apartments (February 4, 2013
comments). The water layout proposed exceeds the maximum allowable length for a
dead end main. 11/15/2013: The comment response states that a second connection
on the west side of the site will be provided. However, a second connection on the west
side does not address the concern noted. The connection that is shown toward the
commercial portion of the site would address this issue. Was this the intent of the
response?

3. Previous comment regarding the Catoctin Creek Apartments (February 4, 2013
comments). The water layout proposed does not provide points of connection that will
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keep most customers in service in the event of a water main break. 11/15/2013: As
noted in comment #2 above, the comment response states that a second connection on
the west side of the site will be provided. However, a second connection on the west
side does not address the concern noted. The connection that is shown toward the
commercial portion of the site would address this issue. Was this the intent of the
response?

4. Previous comment regarding the Catoctin Creek Apartments (February 4, 2013
comments). 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.
11/15/2013 Comment is reiterated; the anticipated water usage must be based on the
requirements as noted above.

5. In order to determine the feasibility and final design of the water system, the system
will need to be hydraulically modeled. While this level of detail can occur during the
design stage, note that final approval of the proposed water extension cannot be
approved until the modeling is complete and approved. The Town is currently in the
process of updating the water and sewer models. The water modeling shall be
completed by the Town’s consultant, with the costs for the modeling to be paid for by
the Applicant.

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

7. The Plans need to clearly note whether the water/sewer lines are proposed to be
privately or publicly owned and maintained.

8. The proposed sanitary sewer force mains must enter the public sewer by gravity.

9. 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. While this level of detail can occur during the design
stage, note that final approval of the proposed sanitary sewer extension cannot be
approved until the modeling is complete and approved. The Town is currently in the
process of updating the water and sewer models. This modeling shall be completed by
the Town’s consultant, with the costs to be borne by the Applicant.

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

11. The developer/applicant is responsible for obtaining any off-site easements required.

12. Please note which roadways are proposed to be dedicated for public maintenance, and
which will remain private. Show the proposed right-of-way dedication.

13. What is the basis for the anticipated water usages shown for the commercial portion of
the site?
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Attachment 7

STATEMENT TO ACCOMPANY COMPREHENSIVE PLAN AMENDMENT
Revised: September 30, 2013

Statement of Ownership

The property subject to this Comprehensive Plan Amendment (MCPI 452-25-4468)
(“Stupar Property”) is comprised of 20.43 acres and according to the Loudoun County
land records is owned by Branko Stupar, Trustee (“Stupar™) and two properties owned by
Brent H. Mercke (“Mercke™) (MCPI 425-15-3658 and 487-10-9228) ("Ma&:i:c
Property”) comprised in total of 12 acres. 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 Stupar property proposed for residential use. The
residential development group is comprised of a partnership between S.L. Nusbaum
Realty Co. and The Franklin Johnston Group, (“Catoctin Creek™) 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.
This Compreheasive Plan Amendment is also accompanied by a Special Use Permit filed
by Tilley Entertainment (“Tilley").

Introduction

This Statement accompanies the Comprehensive Plan Amendment filed by the parties for
a property located at the west side of the intersection of Maple Avenue and Hirst Road
Drive. The property (MCPI 452-25-4468) (“Stupar 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. This Statement also supports the Comprehensive Plan
AmendnwmfortheMuckepmputywhichincomprisedoftwoconﬁmnpmehthd
front on Maple Avenue immediately to the west of the Loudoun Valley High School.
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Stupar and Catoctin Creek propose that the western portion of the Stupar Property be
designated for multi-family residential use (13.72 acres). Stupar proposes that the eastern
portion of the Stupar Property be designated for mixed use commercial (6.71 acres).
Likewise the Mercke property is proposed to be designated for a mixed use commercial
designation (12 acres). The 2006 Comprehensive Plan designates the Mercke Property for
Professional Office. In the scven years since the adoption of that plan, it is clear that there
is minimal demand for an exclusive land development pattern of professional offices.

This Plan amendment related to the Stupar Property is unusual given the fact the 2025
Purcellville Comprehensive Plan adopted on December 19, 2006 (* ive
Plan™) in fact has no land use recommendation for the Stupar Property. At the time of the
adoption of the Comprehensive Plan, the Stupar 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 Stupar Property is presently vacant. The Stupar 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 the Mercke Property and an excavation yard and
industrial buildings (“Mason Property™). In addition, the Stupar 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 Stupar Property does not propose
development adjacent to the common boundary with the Old Dominion Valley
Subdivision except for a water and sewer connection.
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The Mercke Property is partially developed and utilized as the Loudoun Stairs
manufacturing site. The Mercke Property is generally level and open with substantial
strect frontage on Maple Avenue. The Mercke Property is contiguous to both the Stupar
Property and the Mason Property. The Mercke property along with the Stupar property is
also subject to a SUP application filed by Tilley Entcrtainment,

Comprehensive Plan Amendment Wil 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 indusrial land
use designation and the CM-1 zoning district of the Stupar Property 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 Stupar Property under the existing
zoning district will not produce any proffers. Such proffers will offset impacts of the
proposed development, including proffering to the development of the Subject Property
in accordance with the Concept Development Plan which incorporates the preservation of
2 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 and industrial 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 trensition 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 comnect to the
surrounding community, thereby promoting walkability and mitigating vehicular traffic.
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In regard to the Mercke Property, the change in designation of the property from
professional office to mixed use commercial places the property in a land use designation
that will promote the development of the property for a broad range of commercial land
uscs. Based on the persistently high vacancy rates for professional office in Purcellville,
it is apparent that the Purcellville market is too small to support significant amounts of
professional office space. In contrast the propertics designated for mixed use commercial
development have seen significant development and success in leasing. Moreover the
change in the Comprchensive Plan designation for the Mercke Propernty will accomodate
the rezoning of the Mercke property to the MC zoning district. ’I‘l!cr_h{!gm_ngg district
permits all of the land uses proposed by Tilley Entertainment(with the exception bf the
proposed outdoor recreational use which is subject to a SUP application.

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

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
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to include affordable housing, compatible senfor-oriented housing, or other
special needs housing in new residential projects.

Policy 4

4. Innowative Housing Development: Continue to encourage innovative housing
develepment options that enhance commaunity character, preserve open space,
and provide a range of housing choices.

p. 29, 5™ paragraph

With housing costs expected to continue increasing over the long-term, finding
affordable housing will be more of a challenge in Purceliville 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 houschold income.
The proposed development of the residential portion of the Subject Property supports
several of these policies. The housing stock in Purcellville has a lack of high quality and
affordable rental housing. Catoctin Creek will add to the housing choices for families and
individuals who want to make Purcellville their hometown. The financing programs that
Catoctin Creek 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 $1,000.00, $1,250.00 and $1,500.00 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. The
Town of Purcellville is presently advertising for a police officer. The salary range is
consistent with the program eligibility requirements.
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The demand for this type of housing product is overwhelming. Attached to this
application is an occupancy report from May, 2013 which reports the occupancy rates of
propertics owned or managed by §.L. Nusbaum. The occupancy rate for the Northern
Virginia is 99 percent. As part of the application for financing Catoctin Creek was
required to engage a qualified appraiser. The appraisal report concluded that the demand
for the proposed product is 1,133 dwelling units in the market area. Tom Johnston,
principal in Catoctin Creek, has had the opportunity to review the County housing study
referenced in the Department of Planning memorandum dated March §, 2013. Mr.
Johnston spoke with the economist, Jill Kaneff, who was responsible for the preparation
of the housing study referred to in thc memorandum. Ms. Kaneff explained that the
forecast of the number of future multi-family units to be built in the County is based upon
the areas in the County comprehensively planned for multi-family and not based on
zoned land or proposed development. Ms. Kaneff also indicated that this forecast did not
take into consideration affordability or whether the potential use will be for rent or sale.

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
environment by conserving natural resources and using less encrgy, thus reducing the
amount of pollution and greenhouse gascs that are created in the production of electricity
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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. A color photograph of the pool facility constructed in a Nusbaum community is
attached 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 Policles
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, secial, educational, cultural, and
acsthetic needs.

Policy 5

3.  Open Space: Conscrve 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

prmmandhnwyuuopenspaeeinmmmnltyphnning.

Impiementation Strategies:

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 beantification
ofpnbllemdprivdeludtohml‘nrcellvﬂle’nmunopy. 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. This facility will include a high quality pool, eating and
grilling areas. Residents will have pedestrian access to the Chapman DeMary nature trail

7
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which adjoins on the westem side of the 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 property. The
portion of the property subject to development will be landscaped in accordance with or
surpassing the policies and ordinances of the Town of Purcellville. Pedestrian access is
provided along thc Hirst Road foot trail. The Concept Development Plan has been
significantly revised to improve on-site pedestrian access and the development of the
property will include bike racks to promote exercise and non-vehicular transportation.
The pedestrian access to the Tilley recreational facility will provide significant
recreational and social opportunities.

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.
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 & 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.

8
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The accompanying Statement of Justification for the Zoning Map Amendment includes
an analysis generated from the two development styles- the permitted land use pursuant
to the CM-1 zoning ordinance and the proposed PDH zoning.

Envirommental Policies

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
functlonoftheenvironmentnnhabnatforpeopk,phnuandanlmﬂs.
Monitor and protect the quality of air, water, flora, fauna and other physical
features of the Town and its surroundings.

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 envirenmental 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,

TheComprehcnsiveleAmmdmcmmdtthDPsuppmallofﬂmcEnvimnmual

Policies. 1heapplicaﬁonptovides!hatthepmposedgmwthetstbemedsofpeople.

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

AmaasdepictedontheCDP(secSheetS)willpmerveavaluablefmandwill

9
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provide watershed protection to the South Fork of the Catoctin Creek. All elements of
these related applications will comply with dark sky policies.

Comprehensive Plan Policies- Mixed Use Commercial Development

While there is no land use recommendation contained in the Comprehensive Plan for the
Stupar Property, the Plan does contain a number of policies that support this
Comprehensive Plan Amendment. As discussed earlier this application also proposes in
regards to the Mercke Property the amendment of the comprehensive plan from a
Professional Office designation to a Mixed Use Commercial designation. Market
demand for land designated for Professional Office is quite insubstantial and does not
promote the state goal of achieving 30% of the tax base being comprised of commercial
propetties. Listed below are policies contained in the Economic Development and Land
Use Chapters of the Comprehensive Plan that support the commercial components 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
Stupar 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, restavrants, and offices) that will promote the economic
vitality of the Town. The designation of the Mercke Property and the Stupar Property for
mixed use commercial will permit nearly all of the land uses proposed by Tilley
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Entertainment, only the outdoor recreational component will be subject to a special use
permit. Keeping the Mercke Property with a professional office designation does not
promote the goal of achieving 30% commercial tax base.

Land Use Policies

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 (Le., 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 1o 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 given the fact that there
is insubstantial demand for professional office in the Purcellville Market

11
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STATEMENT OF JUSTIFICATION- ZONING MAP AMENDMENT -PDH-15

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
Comprchensive Plan Amendmeat 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 1o 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.

The proposed zoning of the property for multi-family residential, including the proposed
eavironmental 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 comemercial and industrial
land uses including the possibility of outdoor storage and contractor’s yards.
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The proposed “TmereservuionandSoenicAma"mnsasdepiaedonﬂ:eCDPue
mamforeswdmuthatwﬂlbepmteaedinwcordanccwidnbeedofﬂascman. The
Town of Purcellville will be a Grantee of the Deed of Easemcat and as such will be able
to enforce all terms of the Deed of Easement. Thirty three (33%) percent of the site js 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 Millian 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.

Page 5 of the Concept Development Plan illustrates the proposed improvements. The
impact of which is analyzed in the Traffic Impact Analysis. These improvements are
consistent with the Intersection Improvement Plan propased by VDOT.

Existing Zoning District

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

Section 10. - CM-1 Local service industrial area district
10.1 Parpose 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 siorage of products, supplies and equipment, but to restrict or
prokibit those service industries whick have characteristics likely to produce
msmmwmwmuuwmmmqmw in accord with
tkcpwpomandmlsoﬂhcwnprdcmn'nm Limited manyfacturing is
also permitied, including open storage of producis and materials. In order to
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preserve the land for industry, to reduce extraneous traffic, and avoid future
conflicts between industry and other uses, resail and business service uses are
limited primarily to those which will be useful to employees in the district and
Juture 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 SO 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 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 and the W&OD Trail. There are additional green spaces located around building
#2 as well. The area to the south of building #2 is a more forma area composed of both
landscape and plantings that result in a “pocket park.” The area to the west of building #2
has been designed as an active recreational space with a children’s play area.

14
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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
2BR - ll3unm e 154GPD/umt- 17,402 GPD
= 6,765 GPD
Total Pl'Oject 176 units = 27,257 GPD (AVG = 155 GPD/unit)

Catoctin Creck has budgeted $1,250,000.00 for the payment of water and sewer tap fees.
Catoctin Creck acknowledges that the Town of Purcellville has a procedure and
ordinance in place for the evaluation of request for water and sewer service and is
prepared to pay the requisite fee for such service. Catoctin Creek and their consulting
engineer will continue to meet with the town staff to determine the water and sewer
demand and the accompanying meter sizes and tap fees.

Utility Extensions

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 1o sanitary sewer (Mason Property). Sheet 4 of the CDP depicts the
proposed utility improvemeats including a Jooped waterline.
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Development Schedule

The principals in Catoctin Creek, L.P. have over 75 years of combined cxperience as
builders and managers of multi-family apartment communities. Given the enormous
demand for this project, Catoctin Creck 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 actes of development area, after subtracting the arca of
preserved forest. The land values and building values for the Browning subdivision
according to the Loudon County assessor are set forth below:.

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
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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
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
Asscssed Land Value: $887,300.00
Assessed Building Value: $0.00
Total Assessed Value: $887,300.00

Lot 7: 0.882S 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
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 [P the estimated
cost of the completed apartments and recreational center is $195,000.00 per unit- a total
of $34,320,000.00. The Loudoun County assessor’s office values rental apartments
based on net operating income. Based on the assessed value of the most recently
completed rental project in Loudoun County, Mr. Johnston estimates an assessed valuc of

$125,000.00 per unit- a total value of $22,000,000.00
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With a tax rate of $.225 per hundred dollars of value, the Catoctin Creek project will
produce $49,500.00 in annual real estate taxes to the Town of Purcellville. Conversely
the Browning subdivision produces $25,745.85 in rcal estate. Therefore the Catoctin
Creck project will produce an additional $23,5754.15 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 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 repart entitled
Higher-Density Development, Mvth and Fact (2005, ULI Catalog Number:N27). The
purpose of this report was to explore some of commonly held belicfs 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.
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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.
Morcover, the compact nature of highcr-density development requires less extensive
infrastructure to support it.

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

FACT: No discemible 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.

MYTRH: Higher-density development creates more regional troffic 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-deasity 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 cxisting communities.

MYTH: Nomhsubwhumasmuhlghmwdevdopm

FACT: Our population is changing and becoming increasingly diverse, Many of these
households now prefer higher-density housing, even in suburban locations.

MYTRH: Higher-density housing is only for lower-income households,
FACT: People of all income groups choose higher-density housing.
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Conclusion

The Joint Venture of S.L. Nusbaum Realty Co. and The Franklin Johnston Group is an
experienced builder and manager of multi-family communitics. 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
rczoning 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 an investment of over $30 million dollars
and a projected assessed value of $22 Million dollars 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 than what is permitted under the CM-1 district regulations.
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STATEMENT OF JUSTIFICATION- ZONING MAP AMENDMENT - MC
ZONING DISTRICT
Revised January 15, 2014

Relationship to Existing Comprehensive Plan for the Town

Essentially there is no comprehensive plan adopted by the Town for the Rixey Property.
The Rixey Property was annexed by the action of the Town Council. Prior to such
anncxation, the Rixey 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.

In regards t0 the Mercke Propenty the designation in the Land Use Map of the Town Plan
is a “Professional Office” designation, While such a designation in the long run may help
the Town meets its goal of having a commercial tax base of 30%, there is no such
demand in the short or medium term for such a land use pattem. Purcellville presently has
an excess inventory of office space and has had that condition for several years.
Absorption of office space is minimal with the exception of personal scrvice
establishments (dentist, hair salons) in mixed use centers.

There arc 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 accompanics the proposed Comprehensive Plan
Amendment for a discussion of those policies.

Protection of Adjoining Properties

As part of this application, 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 detenmined by the
Applicant and Rixey 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
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forest stand within the corporate limits. The commercial portion of the Rixey Property
and the Mercke Property will be developed in accordance with the MC Zoning District
which requires 25% open space. Adjoining properties will be protected by perimeter
buffers as depicted on the CDP. The development of the MC Property will include “dark
sky” compliant lighting.

Traffic Impact

As a part of the application, a traffic impact analysis (TLA) has been filed that includes
diagrams of proposed road improvements. The TIA has been prepared by Bowman
Consulting for review by thc 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 owners arc prepared to provide One Million Dollars ($1,000,000.00) of
road improvements 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.

Page 5 of the Concept Development Plan illustrates the proposed improvements. The
impact of which is analyzed in the Traffic Impact Analysis. These improvements are
consistent with the Intersection Improvement Plan prepared by VDOT for the Route

7/287/Hirst Road interscctions.

Existing Zoning District

The Purcellville Zoning Map indicates that the Rixey Property is zoned CM-1 and the
Mercke Property is zoned C-1. The purpose clause of each district provides as follows.

Section 6. - C-1 Office Commercial District
6.1 Purpose of the district

The purpose of this district is to provide for planned office parks or for offices
and similar business buildings and limited office support uses, in attractive
surroundings with types of uses, structures, plantings, and signs so controlled as
to be generally compatible with medium density or low density residential
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surroundings. The district can be applied to large or small areas if development
standards are complied with. (Revised 4/9/91 and 8.12-0§)

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 trafffic, 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
JSuture residential uses are restricted.

As discussed throughout this application, the MC zoning district is more likely to lead to
a development pattern consistent with the evolving land usc pattem in the Town — mixed
use commercial. Mixed use commercial development includes restaurants, entertainment,

and personal services.

Ordinance Provisions

To the best knowledge of the designers of the Catoctin Creek Town Center, the
application conforms to all applicable zoning regulations.

Special Amenities

The Tilley Special Use Permit Application will provide a number of different indoor and
outdoor recreational opportunities that to date have not been provided in the Purcellville
market. The Properties have access to the W&OD trail, a regional bicycle and pedestrian
trail operated by the Northern Virginia
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Water and Sewer Demand

Bowman Consulting has provided the following projected utility demands for the
proposed MC zoned acreage as follows:

Land Bay 1: +/- 7.0 acres
Water = 84,000 GPD (58.33 GPM); meter size = 1.5
Sewer = 52,500 GPD (0.0525 MGD)

Land Bay 2: +/- 3.6 acres
Water = 43,000 GPD (30 GPM); meter size = %"
Sewer = 27,000 GPD (0.0270 MGD)

Land Bay 3: +/- 3.6 acres
Water = 43,000 GPD (30 GPM); meter size = 34"
Sewer = 27,000 GPD (0.0270 MGD)

Land Bay 4. +/- 4.2 acres
Water = 50,400 GPD (34 GPM); meter size = 1"
Sewer = 31,500 GPD (0.0315 MGD)

Utility Extensions

Bowman Consulting has explored the options for water and sewer extension 1o the
Properties. The Concept Development Plan illustrates the proposed improvements. Sheet
4 of the CDP depicts the proposed utility improvements including a looped waterline.
The proposed improvements are under revision by the Deparlmcnt of Public Works.

Development Schedule

The Rixey and Mercke Properties are subject to a Special Use Permit filed by Tilley
Entertainment for the construction of indoor and outdoor recreation facilities. Mr. Tilley
has indicated that he is ready to move forward with the project as soon as the permits are
in place and as weather permits. The project will be built in phases. Please refer to the
Special Use Permit Application for more information.
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Real Estate Valuation

The Town of Purcellville relies in part upon real estate taxes collected as a means of
annual revenue with a tax rate of $.225 per hundred dollars of value. The meal tax at 5%
of gross revenue is also a significant source of tax revenue, |

The Rixey Property is presently vacant. A large part of the Mercke Property is also
vacant with Loudoun Stairs occupying the southern portion of the Mercke site. Loudoun
Stairs will be phased out and re-located to another location. Given the fact that these
Properties are vacant (Rixey) and underutilized (Mercke), the rezoning of the Properties
to the MC zoning district will accommodate the development of a land use that will
return a significantly higher real estate value to the Town

According to estimates provided by Bill Tilley of Tilley Entertainment, the estimated real
cstate value of the cntertainment center in Phase 1 will be $2,800,000; Phase 2 will create
an additional $9,800,000 in real estate value. In addition to the real estate taxes, the Tilley
project will add considerable tax revenue from meals tax. The total food sales projected
in year 1 is $1,061,750. The projected meal tax revenue (at 5%) would be $54,087.50.
The year 5 projection for food sales is $3.747,500 in the first phase.

Real Estate Value Projected Tax Revenue
Phase 1 $2,800,000 $ 6,300
Phase 2 $9.800,000 $ 22,050
TOTAL $12,600,000.............................. $ 28,350
Food, Beverage, & Ice Cream Salke Projections
Year 1 $1.061,750 $ 53,087.50
Year 2 $2,307,500 $115,375
Year 3 $2,962,500 $148,125
Year4 $3,355,000 $167,750
Year § $3,747,500 $187.375
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Traffic Impact Analysis

Catoctin Creek Towne Center
Town of Purceliville, Virginia
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Catoctin Creek Apts., L.P.
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Bowman Project Number: 5384-01-001
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TRAFFIC IMPACT ANALYSIS REPORT
CATOCTIN CREEK TOWNE CENTER
TOWN OF PURCELLVILLE, VIRGINIA

1. INTRODUCTION AND SUMMARY

1.1. Purpose and Study Objectives

This report summarizes the findings of the revised traffic impact analysis that was
prepared for the proposed Caloctin Creek Towne Center development in the Town
of Purcellville, Virginia. The original study was submitted in December, 2012
(under the project name “Catoctin Creek Apartments™) in conjunction with a
Comprehensive Plan Amendment and Zoning Map Amendment. Since the time of
the original submittal, the project has expanded in both size and land uses which
necessitated a revised traffic impact analysis. In addition, VDOT issued comments
on the original traffic analysis on March 7, 2013. VDOT's comments and concerns
have been addressed with this revised analysis. The purpose of this study is to
determine the impact to the surrounding roadway network caused by the traffic
generated by the proposed development.

1.2. Executive Summary

The subject property is generally located south of Hirst Road, northwest of Maple
Avenue, and north of Skyline Drive in the Town of Purcellville, Virginia. The
approximately 32.4 acre site is currently zoned Local Service Industrial (CM-1) and
Office Commercial (C1) with a portion of the site in the Floodplain District. The
Applicant, Catoctin Creek Apts., L.P., is applying for a Comprehensive Plan
Amendment for the entire 32.4 acre site and proposes resilential multi-family and,
to enable a commercial development, mixed use commercial land use designations
for the site. The Applicant is also applying for a Zoning Map Amendment to rezone
13.7 acres of the site (westem portion) to Planned Development Housing (PDH-15)
and to rezone the remaining 18.7 acres to Mixed Commercial (MC). The PDH-15
portion of the site would be developed with 176 multi-family residential units while
the MC portion would be developed with commercial recreation uses.
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The scope of the original study was developed in consultation with Virginia
Department of Transportation (VDOT) and Town of Purcellville staff at a scoping
meeting on October 2, 2012. A copy of the signed scoping documents is included
in Appendix A. With the expansion of the site to include commercial and
recreational uses, the project meets VDOT Chapter 527 thresholds with more than
5,000 trips per day. As such, the scope of the study was expanded to include the
Berlin Tumpike (Route 287)/VA Route 7 Bypass Eastbound Ramp intersection.

The Applicant is proposing to develop the westem portion of the site with
approximately 178 multi-family residential dwelling units and the eastern portion of
the site with commercial recreation uses. For purposes of this study. the
commercial recreation uses were assumed as follows:
- Outdoor recreation (6.75 acres) to include miniature golf, bumper boats, go
kartg, and batting cages
- Indoor recreation (approximately 36,300 S.F.) to include bowling, laser tag,
arcade, and a restaurant and sports bar.
- Outdoor special event space

For purposes of this analysis, development of the site was assumed to occur by
2014. When complete, it is estimated that on an average weekday, the
development would generate approximately 90 new trips during the AM peak hour
(18 in and 72 out), 606 new trips during the PM peak hour (394 in and 212 out),
and 8,896 new daily trips over a 24-hour period.

The Institute of Transportation Engineers (ITE) has limited data for commercial
recreation uses (one data point) and therefore the trip generation was estimated
based on individual land use data within ITE and information provided by the future
operator of the facility. The resulting trip generation analysis represents worst case
traffic scenarios for typical weekday operation. The conservative trip generation
estimate for the commercial recreation is approximately three to eight times the trip
generation numbers calculated from the limited ITE commercial recreation data.

Job # 5384-01-001 2
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Access to the site is proposed via a full movement entrance off of Hirst Road into
the residential area and an internal public road that would connect the
commercial/recreation portion of the site to both Hirst Road and Maple Avenue. At
this time, no vehicular connection between the residential and commercial portion
is proposed.

Based on the scoping agreement shown in Appendix A and Chapter 527
guidelines, it was determined that the study area should include the following
intersections:

Hirst Road (VA Route F962)/21% Street North (VA Route 690)

Hirst Road (VA Route F962)/Hatcher Avenue (VA Roule 611)

Hirst Road (VA Route F962)/Site Entrance #1 (Residential)

Hirst Road (VA Route F862)/Maple Avenue (VA Route 722)

Hirst Road (VA Route F962)/Berlin Turnpike (VA Route 287)

Main Street (VA Route 7 Business)/Hatcher Avenue (VA Route 611)
Main Street (VA Route 7 Business)/Maple Avenue (VA Route 722)
Hirst Road (VA Route F862)/Site Entrance #2 (Commercial)

. Maple Avenue (VA Route 722)/Site Entrance #3 (Commercial)
10.Berlin Turnpike (VA Route 287)/VA Route 7 Bypass Eastbound ramps

© PN OO WD

As part of the proposed development, the Applicant has proffered the
improvements which are listed below and shown on Figures EX-1 and EX-2:
- At the Hirst Road/Beriin Tumpike intersection;
o Convert the southbound right tum lane on Berlin Tumpike into a free
flow lane and add a westbound receiving lane (+ 380 feet) on Hirst
Road
o Add an eastbound shared left-right turn lane (x 700 feet) on Hirst
Road and establish the existing lane as a dedicated left turn lane
o Add a second northbound through lane (+500 feet) on Berlin
Tumpike that would extend through the intersection and connect to

Bowman Job # 5384-01-001 3
onNs ¥ []
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the northbound right turn lane at the Berlin Turnpike/VA Route 7
Bypass Eastbound ramp intersection
© Modify the existing traffic signal to accommodate the improvements
- Tum (anes at all site entrances as warranted by the Town and VDOT. The
warmranted turn lanes would include:

o Westbound left turn lane with 200 feet of storage and an eastbound
right tum taper at the Hist Road/Site Entrance #1 (Residential)
intersection

o Westbound left turn lane with 200 feet of storage and an eastbound
right tum lane with 200 feet of storage at the Hirst Road/Site
Entrance #2 (Commercial) intersection

o Southbound right turn taper at the Maple Avenue/Site Entrance #3
(Commercial) intersection

The analysis indicates that without the buildout of the Catoctin Creek Towne
Center development, traffic conditions would necessitate multiple improvements to
the study intersections under existing conditions and in 2014 and 2020. The Hirst
Road/Berlin Tumpike currently operates at an LOS F in the AM peak hour with an
average overall delay of 132.2 seconds per vehicle.

The buildout of the proposed development would not require any additional
improvements at offsite intersections beyond those already required under existing
or background (without site) conditions. With the improvements being proffered by
the site, the Hirst Road/Berlin Tumpike intersection would operate at an LOS C in
the AM peak hour with an average overall delay of 23.5 seconds per vehicle. It is
noted that the proffered improvements are consistent with the recommendations of
the Route 7/Route 287 interchange Study completed by HNTB (for VDOT) in 2012.

The potential special events (concerts, festivals, etc.) held on the site would be
iregular in occurrence and therefore were not included in the typical weekday
operations analyzed in this study. The Applicant will provide a Traffic Management
Plan for special events at a later date.

Job # 5§384-01-001 4
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Attachment 10
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Assessments

TAX YEAR 2013

Attachment 11

Real Estate Assessment Data from Loudoun County Assessor's Office

3/1/2013 Final data fr Website

Assessment of Existing Property

New Residential
Construction/Growth
New Commercial
Construction/Growth

Total New Construction/Growth
Total Assessment

Less Land Use Deferrals

Less Elderly Tax Relief

Total Assessment Base

Tax Amount (tax rate .225)

2013

1,012,952,012

7,568,062

15,064,026
22,632,088

1,035,584,100
3,645,700
26,288,700
1,005,649,700

2,262,712

Revenue Change for Tax Rate Change of 1 cent

Average Residential Assessment

Tax Amount (rate=.25/100)
Tax Amount (rate=.24/100)
Tax Amount (rate=.23/100)

2,514,124
2,413,559
2,312,994

Staff Report Catoctin Creek Apartments 1/27/2014

2012

0

0
0

3,732,580
26,288,700
967,124,010

2,176,029
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Tax Amount (rate=.225/100) 2,262,712 <2012 Rate=.225

<2013 Eql
Tax Amount (rate=.222/100) 2,232,542 Rate=.222
Tax Amount (rate=.22/100) 2,212,429
Tax Amount (rate=.21/100) 2,111,864
Tax Amount (rate=.20/100 2,011,299
qualized Assessment (adj. for ,019,777,

new construction and changes)

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

2013 Equalized Tax Rate (per
00) 0.222

I

Breakdown of Residential vs. Other (MF 5+, Commercial, Ag):

Other Assessments 239,853,830
Residential Assessments 795,730,270
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
7

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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LOUDOUN COUNTY PUBLIC SCHOOLS Attachment 12

PLANNING AND LEGISLATIVE SERVICES
21000 Education Court
Ashbum, Virginia 20148 :
Telcphone: $71-252-1050 pooatio
Facsimile: $71.-252-1101 U‘_ ! ;

Email lcpsplan@lcps.org Hf ’ I
Lr«' o
) i

November 14, 2013 TOWN OF Pusic vt J tr

Mr. Patrick Sullivan

Town of Purcellville

Department of Community Development
221 South Nursery Avenue

Purcellville, Virginia 20132

RE:  RZ12-01 and CPAM 12-01/Catoctin Creek Towne Center (Revised)

Dear Mr. Sullivan:

School Board staff has reviewed the revised submission materials for the zoning and concept plan
amendment for Catoctin Creek Towne Center.

An updated assessment has been provided, outlining the operational and capital impact of the project
on Loudoun County Public Schools.

With the exception of providing an updated project assessment chart, staff offers no further comments
from those originally conveyed on January 31, 2013.

Should you require additional information, please contact me at your earliest convenience.

Sincerely,
Sam Adamo
Executive Director
Attachment
C: Loudoun County School Board

(Site Location: Blue Ridge Election District)
Edgar 8 Hatrick, Division Superintendent
Sharon D. Ackerman, Assistant Superintendent
W. Michael Martin, Director of Elementary Education
Barbara P Nichols, Director of Middie School Education
David A. Spage, Director of High School Education
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1171472013

Loudoun County Public Schools

Department of Planning and Legislative Services
Project Assessment

Project Name: RZ 12-01/CPAM 12-01 Catoctin Creek Towne Center

Elementary  Middle School High School Student

Loudoun County Public Schools Housing School Student Student Student Generation
Student Generation Factors, 2013 Units Generation Generation Generation Total
Single Family Detached (SFD) 0.77 0 0 0 0 0
Single Family Attached (SFA)  0.51 0 0 0 0 0
Multifamily (MF) 028 176 24 11 14 49
Total Students 176 24 11 14 49
Elementary Middle High |
: Schoot Cost School Cost SchoolCost  Total Capital
Capital Costs (FY2014CIP) (FY 2014 QP) (FY2014CIP) Expenditure z
School Cost $30,110,000  $48,180,000  $94,190,000 |
Capacity 875 1,350 1,800
Per Pupil Cost $34.411 $35,689 $52,328
Project's Capital Costs $825,874 $392,578 $732,589 $1,951,041
FY 2014 Student Annual
Estimated Per  Generation  Operational
Annual Operational Costs Pupil Cost Total Costs
$11,638 49 $570,262
" Elementary
School Middle School  High School
School Facility Information (GradesK-5)  (Grades6-8) (Grades9-12)
2013-14 School Attendance Zone Kenneth W. Culbert  Harmony Woodgrove
September 30, 2013 Student Enrollment 542 1114 1503
+v13-14 Building Program Capacity 740 1187 1657
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DRAFKT CATOCTIN CREEK TOWNE CENTER
RZ 1201
PROFFER STATEMENT
Dated October 5, 2013

Revised January 15, 2014

Pursuant to Section 15.2-2303, Code of Virginia (1950), as amended and Section
6 of Article 10 of the Town of Purcellville Zoning Ordinance (1997), as amended (the
“Zoning Ordinance”) Marlys Rixey, Successor Trustee (“Rixey™) and Brent Mercke
("Mercke”) are the owners of the following propertics and sometimes collectively
referred 1o as (“the Properties” and “the Owners”). Rixey is the owner of a parcel subject
to this Proffer Statement identified as Loudoun County Property Identification Number
(MCPI 452-25-4468) (“Rixey Property™) comprised of 20.43 acres and according to the
Loudoun County land records is owned by Branco Swupar, Trustee. Mr. Stupar's
daughter, Dr. Maryls Rixey, is the Successor Trustee. Mercke is the owner of two
parcels subject to this Proffer Statement identified as Loudoun County Property
Identification Number (MCPI 487-10-9228 and 452-15-3658) (“Mercke Property")
comprised of 12 acres. The Owners and their respective successors in interest, hereby
voluntarily Proffer that the development of the Properties which are the subject of this
Proffer Statement shall be in conformance with the conditions set forth in this

submission.

All Proffers made herein are in the event that: (a) RZ 12-01 is approved by the
Town of Purcellville and the Properties are rezoned to the MC Zoning District
(“Commercial Portion™) and PDH-15 Zoning District (“Residential Portion™) as set forth
in the Concept Development Plan (the “CDP”) Sheet 4 of 9 of the drawings prepared by
Bowman Consulting dated January 15, 2014 eatitled “Catoctin Creek Towne Ceater,
Comprehensive Plan Amendment, Rezoning & Special Use Permit” (“Bowman
Drawings”) and (b) the accompanying Special Use Permit application (SUP) filed by
Tilley Entertainment ( SUP 13-04) is approved by the Town of Purcellville as set forth in
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the Special Use Permit Concept Plan, sheet 9 of 9 of the Bowman Drawings and (c) the
Owner receives all necessary permits Federal, State and Local including, but not limited

to, water and sewer connections and authorizations to proceed in the development of the

Properties.
I. DEVELOPMENT
(@  Geperal

The Properties shall be developed in general conformance with the Bowman
Drawings including the CDP prepared by Bowman Consulting in compliance with the
Zoning Ordinance, or in compliance with a special use permit issued by the Town of
Purcellville, including the Tilley Entertainment Special Use Permit. Any such uses or
structures shall be in conformance with the Special Use Permit as depicted on sheet 9 of 9
of the Bowman Drawings.

The residential portion of the Rixey Property to be zoned PDH-15 shall only be
developed for the land uses as set forth in the CDP.

The portion of the properties to be zoned MC (“Commercial Portion™) shall be used for
all permitted uses in the zoning district with the exception of the following:

Churches and other places of worship;

Boat and boat trailer sales and storage;

Monument sales establishments;

Rental or sale of luggage trailers and pick-up truck caps;
Taxidermists;

Lumber and building supply, and

Multi-family residential dwellings,

2
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(b)  Architecture

The development of the Residential Portion of the Rixey Property shall be
constructed in general conformance with the architectural drawings prepared by Cox
Kliewer & Company P.C dated that accompany these

applications.

The development of the Commercial Portion of the Rixey and Mercke Property
shall reflect a high quality of design, characterized by varied vertical and horizontal
articulation and finishing details which add texture and visual interest to building facades.
In regards to the Commercial Portion of the Properties, predominant major building
points of entry shall be oriented toward the street frontage. Utility equipment and loading
docks shall, to the maximum extent practically feasible, shall be screened from view from
any public street.

(c) Storm Water Management

The Owner shall design, maintain and construct a storm water management
system that accommodates applicable drainage requirements for storage, best
management practices and water quality, related to al] onsite improvements, at the time
of site plan, at no expense to the Town as generally depicted on Sheet 7 of the Bowman
Drawings, allowing for reasonable changes to meet engineering and regulatory

requirements.

(d) Utility Improvements

In addition to meeting all other requirements of the Facilities Standards Manual,
Owner shall:
- Pay for all consulting costs, borne by the Town, to model the proposed water
and sewer extensions at the time of site plan review.
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Complete looping of water service lines for apartment complex by connecting
to the existing water main on Public Safety Center property. Said connection
shall be completed prior to the issue of occupancy permits.

2. ROAD IMPROVEMENTS

(a) rove

Prior to, and as a condition of, the issuance of the first certificate of occupancy for
the Residential Portion of the Rixey Property, the Owner shall bond with the Virginia
Department of Transportation (“VDOT") or the Town of Purcellville as applicable the
following road improvements. To the extent to which the improvements constructed
pursuant to this Proffer will be dedicated by the Owner at no cost to the Town,

- At the Hirst Road/Berlin Turnpike intersection:

© Convert the southbound right turn lane on Berlin Turnpike into a free flow
lane and add a westbound receiving lane (+ 380 feet) on Hirst Road

o Add an eastbound shared left-right turn lane (+ 700 feet) on Hirst Road
and establish the existing lane as a dedicated left turn lane

© Add a second northbound through lane (+ 500 feet) on Berlin Tumpike
that would extend through the intersection and connect to the northbound
right turn lane at the Berlin Turnpike/VA Route 7 Bypass eastbound ramp
intersection

o Modify the existing traffic signal to accommodate the improvements.

- Turn lanes at all site entrances as warranted by the Town or VDOT. The
warranted turn lanes would include:

o Westbound left turn lane (200 feet of storage and 200 feet of taper) and an
eastbound right turn taper (200 feet) at Hirst Road/Site Entrance #1
(Residential) intersection

© Westbound left turn lane (200 feet of storage and 200 feet of taper) and an
eastbound right tumn lane (200 feet of storage and 200 feet of taper) at the
Hirst Road/ Site Entrance #2 (Commercial) intersection

4
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© Southbound right turn taper (100 fec) at the Maple Avenue/Site Entrance
#3 (Commercial) intersection

All such paralleled improvements are illustrated on the Circulation Plan, Sheet 5,
of the Bowman Drawings.

(b) Future Possible Addijtional Entrances

The Owners may, at the time of the site plan approval, or subsequent (o site plan
approval, construct additional entrances on the Properties subject to any required Town
or VDOT approvals for such entrances.

(©) Internal Roadways

Any roads or streets in the interior of the site shall either be (1) constructed to VDOT
standards and dedicated to VDOT or the Town, or (2) maintained by the property owner.

3. PEDESTRIAN LINKS

The Owner shall construct a six (6°) foot wide asphalt pedestrian trails as depicted
on Sheet 5 (“Circulation Plan™) of the Bowman Drawings at no expense to the Town, as
permitted by VDOT and as approved at site plan by the Town, ptior to final release of
bonded public improvements.

4. CASH CONTRIBUTIONS

The Owner shall make a one-time contribution of $0.10 per square foot of gross
floor area approved on any site plan to the Town, to be distributed as determined by the
Town of Purcellville Volunteer Fire Department and Purcellville Volunteer Rescue
Squad. The said amount shall be paid upon the issuance of building/construction permits
and shall be based upon actual square footage of the building which is the subject of said
permit. The amount of the contribution will be adjusted annually from the date this

5
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document is fully executed to reflect changes in the Consumer Price Index for the
Metropolitan Washington Statistics Area.

5. GREEN INFRASTRUCTURE

In regards to the Residential Portion of the Rixey Property, as part of the site plan
approval process, Rixey shall establish an open space casement on the area of the Rixey
Property identificd as “Tree Preservation and Scenic Area” on the CDP, (Sheet 4 of the
Bowman Drawing. At the election of the Town of Purcellville, the Town may be the
beneficiary of this casement, in whole or in part or in the alternative may require that
Rixey convey such property to the Town of Purcellville at no cost to the Town,

The undersigned hereby warrant that all Owners with a legal interest in the
Property have signed this Proffer Statement; that they, together with all others signing
this document, have full authority to bind the Properties 1o these conditions; and that the
Proffers are entered into voluntarily and may be signed in counterparts.
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Attachment 14

Tilleys Entertainment

This Special Use Permit is for outdoor recreation/entertainment on a CM-1 z0ne

Tilleys Entertainment will be a family oriented, community-centered entertainment complex.
When completed, it will offer nearly 8 acres of open-air space for local events, concerts, car
shows, festivals, craft shows, family reunions, company outings and flea markets. In addition
we’ll have approximately 7 acres of food, fun and games: bumper boats, 36 holes of adventure
golf (18 holes will be ADA accessible), ice cream parior, food court, batting cages, go cart track.
Our main building, approximately 35,000 sq. ft., will include a full service restaurant, sports bar,
bowling, laser tag course, and arcade. The project will be completed in three phases over two
to three years. When completed this will help fill the area’s need for wholesome entertainment
at reasonable prices.

The outdoor facility will be open from 10AM to 10PM. The indoor facility will be open from
10AM to 1AM. All concerts and events will end by 10PM unless other arrangements are made
with the town.

We will be working with the leading supplier in the industry to build our facility. The
accompanying photos are sample of our suppliers work. We expect to be working with Rounds-
VanDuzer architects (The Gateway) for our building designs and Bowman consulting for our site
plans.

Our revenue projection, which we believe are on the conservative side, show gross sales of $3.5
million the first year going to $9.7million by the end of year five. Kimball Farm in Massachusetts
has sale in excess of $10 million and are only open seven months. We believe with our phase
two year-round building and concert venue we can surpass their sales figures by year five.

We are committed to bringing the highest quality entertainment facility to Purcellville.
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Space Requirements

Outdoor area
Parking 300 spaces 2 acres
mini golf 36 holes 1.75 acres
bumper boats 12 boats .25 acre
go karts 1000Inft  1acre
batting cages 9 cages .75 acre
building 10000sq ft 1acre

ice cream parlor 1500

food service 3000

coffee shop 1000

patio bar 2000

arcade 1500

party rooms 900

Total 6.75 acres

Main Building Phase 2

Bowling 8000

sports theatre/ bar 3500

laser tag 4500

restaurant 3500

arcade 4000

party rooms 2400

venue 5000

offices/storage/utilities 4000

Total 34900
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