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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. Please include a statement that all VDOT required transportation improvements will be 

constructed. 

2. Include 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. 

3. More detail for internal pedestrian pathways prior to site plan approval.  System must connect 

to W&OD Trail. 

4. A 100 foot ROW dedication for future transportation needs along the North Maple section of 

the property in case additional turn lanes are required.  The ROW would extend from the site 

entrance on Maple Street across from the High School to the corner of the property at Hirst and 

Maple 

5. Provide street and trail lighting at all intersections and areas that pedestrians may be crossing 

roadways and the W&OD Trail. 

6. Residential development in the PDH-15 and commercial development in the MC will be 

constructed concurrently.  No more than two residential buildings shall be completed prior to 

the commercial site obtaining required grading and building permits and grading of the site in 

the MC area has commenced. 

7. The applicant will preserve the 4+ acre site at the western end of the property as a tree 

preservation and scenic area.  Walking trails will be open to the general public. 

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

standards. 

9. A tree inventory per the requirements of the ZO shall be conducted prior to grading. 

10. Appropriate traffic mitigation shall ensure that the background level of service is maintained or 

improved. 

11. The applicant will construct an all-purpose trail around the perimeter of the site that connects 

to the W&OD Trail.  
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12. Prior to the approval of any site plan, an internal pedestrian/bicycle network shall be defined on 

the site plan. 

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

14. Reduce density to 140 units. 

15. Provide a cash contribution of $______ to the police department to help offset capital 

expenditures. 

16. Construct a _______ square foot visitor’s center by the W&OD Trail.  Include bike racks. 

17. Add the following uses to the prohibited use list: 

a. Funeral Homes 

b. Auto Sales and Service 

c. Auto Repair 

d. Auto Used Car Lot 

e. Auto Truck and Sales 

f. Motorcycle or Off Road Vehicle Sales and Service 

18. The preservation of the 4 acre forest should be done through a conservation easement given to 

the Town.  However, the land must always remain with the 13 acre parcel so that density 

requirements are met.  In order to qualify for 176 units in a PDH-15 there needs to be a 

minimum of 11.75 acres. 

19. The applicant will obtain Earth Craft Multi-family certification for the residential site and 

buildings. 

 

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. Will it be beneficial to the Town for the developer to provide affordable rental units? 

4. 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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February 17, 2014 
 
Mr. Alex Vanegas, CPM 
Director of Public Works 
221 South Nursery Avenue 
Purcellville, Virginia 20132 
 
Re: Catoctin Creek Towne Center 
 Traffic Impact Analysis Addendum (to Include Mayfair Development Traffic) 
 Town of Purcellville, Virginia 
  
Dear Mr. Vanegas: 
 
Bowman Consulting Group (BCG) has prepared this addendum to the Catoctin Creek Towne Center 
Traffic Impact Analysis (TIA) (dated September, 2013) in response to questions that have arisen during 
the zoning process.  Specifically, the addendum addresses the traffic impacts of one additional 
background development (Mayfair).  The Mayfair development was not identified during the scoping 
process as a background development to be included in the TIA. 
 
Executive Summary 
The inclusion of the traffic generated by the Mayfair development (106 single family dwelling units and 
151 townhomes) would slightly degrade several of the study intersections on Hirst Road under 
Background and Total Future traffic conditions.  The additional traffic would not change the results of the 
turn lane warrant analysis at the Catoctin Creek Towne Center site entrances on Hirst Road. 
 
Background 
 
Mayfair is an approved but unbuilt residential project located north of VA Route 7 Bypass, west of Route 
611 (Purcellville Road) and north of East Nichols Lane. For purposes of this analysis, it was assumed the 
project would consist of 106 single family dwelling units and 151 townhomes and would be complete by 
2020.   
 
The study intersections along Hirst Road were the only intersections included in this analysis as they 
would be the intersections most impacted by Mayfair traffic. 
 
All Figures from the TIA mentioned below are included in Attachment A for reference. 
 
Mayfair Trip Generation and Assignment 
The trips that would generated by Mayfair were estimated using the Institute of Transportation Engineers 
(ITE) Trip Generation Manual, 9th edition and are shown in Table A.   
 
Table A also includes the trips that would be generated by the other background developments in 2020. 
 
The trips that would be generated by the Mayfair development were distributed to the local roadway 
network based on the Residential Traffic Distribution (Figure 10) contained within the Autumn Hill 
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Development TIA prepared by the Timmons Group.  The Mayfair trips shown in Table A were then 
assigned to the study intersections as shown on Figure A. 
 
2020 Total Background Traffic Forecasts 
 
The Mayfair trips shown on Figure A were then added to Figure 20 from the TIA (Background Future 
Traffic Forecasts (2020)) to yield the Background Future Traffic Forecasts – With Mayfair (2020) which 
are shown on Figure B. 
 
Analysis of 2020 Background Peak Hour Traffic Conditions with Mayfair 
 
The analysis of 2020 Background Peak Hour Traffic Conditions with Mayfair was based on the analysis 
procedures described in Section 2 of the TIA, the Future Lane Use and Traffic Control shown on Figure 7 
of the TIA, and the Background Future Traffic Forecasts – With Mayfair (2020) shown on Figure B. 
 
The calculation worksheets are included in Attachment B and the results of the analysis are summarized 
in Table B and shown graphically on Figure C.  For comparative purposes, Table B shows the analysis 
results with and without the Mayfair development traffic. 
 
As shown in Table B, each of the intersections would operate at similar levels of service with and without 
the Mayfair development with the following exceptions: 

- The westbound through-right movement at the Hirst Road/Hatcher Road (Study Intersection 
#2) would degrade from a LOS D without Mayfair to a LOS F with Mayfair in the PM peak 
hour. 

- The Hirst Road/Berlin Turnpike intersection (Study Intersection #5) would degrade from an 
overall LOS D without Mayfair to an overall LOS E with Mayfair in the PM peak hour.  The 
intersection would operate at an overall LOS E in the AM peak hour with or without 
Mayfair. 

 
2020 Total Future Traffic Forecasts 
 
The Mayfair trips shown on Figure A were then added to Figure 23 from the TIA (Total Future Traffic 
Forecasts (2020)) to yield the Total Future Traffic Forecasts – With Mayfair (2020) which are shown on 
Figure D. 
 
Analysis of 2020 Total Future Peak Hour Traffic Conditions with Mayfair 
 
The analysis of 2020 Total Future Peak Hour Traffic Conditions with Mayfair was based on the analysis 
procedures described in Section 2 of the TIA, the Recommended Future Lane Use and Traffic Control 
shown on Figure 22 of the TIA, and the Total Future Traffic Forecasts – With Mayfair (2020) shown on 
Figure D. 
 
The calculation worksheets are included in Attachment C and the results of the analysis are summarized 
in Table B and shown graphically on Figure E.  For comparative purposes, Table B shows the analysis 
results with and without the Mayfair development traffic. 
 
As shown in Table B, each of the intersections would operate at similar levels of service with and without 
the Mayfair development with the following exception: 

- The northbound left movement at the Hirst Road/Berlin Turnpike Intersection (Study 
Intersection #5) would degrade from a LOS D without Mayfair to a LOS F with Mayfair in 
















































































































