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urcellville
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PLANNING COMMISSION
REGULAR MEETING AGENDA
January 31, 2019
7:00 p.m.

1) Call to Order — Chairman Tip Stinnette
2) Pledge of Allegiance
3) Agenda Amendments (Planning Commission and Staff)

4) Commissioner Disclosures

S) Public Hearings
a) None Scheduled

6) Presentations
a) None Scheduled

7) Discussion Items
a) SUP17-03 Purcellville Gateway
b) RZA17-01 Purcellville Gateway
¢) PCA17-01 Purcellville Gateway
d) Hirst Road Property

8) Action Items
a) None Scheduled
Note: Any Discussion Item may be added as an Action Item during the meeting by
motion of the Planning Commission.

9) Information Items
a) None Scheduled

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

11) Council Representative’s Report

12) Chairman’s Comments

13) Planning Commissioners’ Comments



14) Approval of Minutes
a) None Scheduled
15) Adjournment

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

USE OF ELECTRONIC DEVICES DURING MEETINGS For the comfort and consideration of
others, all cellular phones must be turned off and cannot be used in the Council Chambers.

Pagers must be set on silent or vibrate mode. This is requested because of potential interference
with our recording devices and the transmittal of our hearing impaired broadcast.
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Item#7a

SUBJECT: SUP 17-03 Purcellville Gateway
DATE OF MEETING: January 31,2019

STAFF CONTACTS: Andrew Conlon, Senior Planner
Patrick Sullivan AICP, CED, Community Development Director

SUMMARY and STATUS:

SUP17-03 Purcellville Gateway. NSHE Fool Hollow Lake, LL.C has requested the application be
withdrawn. The application was for a special use permit to allow development of a maximum
10,000 square foot expansion to the northern side of the existing 53,112 square foot Harris Teeter
grocery building, on an approximately 11.5 acre parcel within the Purcellville Gateway Shopping
Center development, further identified as Loudoun County Parcel Identification Number 453-37-
5905 and located in the northwest quadrant of the intersection E Main Street and Berlin Turnpike,
at 105 Purcellville Gateway Drive. The subject property is zoned proffered MC, Mixed
Commercial District, and is subject to a previous special use permit permitting a building of greater
than 10,000 square feet in floor area. It is further noted the subject property lies within the Historic
Corridor Overlay District.

The application was initially considered by the Planning Commission at a public hearing
conducted on October 18, 2018. The request for withdraw is contained in a letter from the
applicant, dated January 18, 2019.

The application is now considered withdrawn. No further action in this regard is required of the
Planning Commission.

ATTACHMENT(S):

1. Request for Withdrawal
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Item# 7b

SUBJECT: RZA 17-01 Purcellville Gateway
DATE OF MEETING: January 31, 2019

STAFF CONTACTS: Andrew Conlon, Senior Planner
Patrick Sullivan AICP, CED, Community Development Director

SUMMARY and RECOMMENDATIONS:

RZ17-01 Purcellville Gateway. NSHE Fool Hollow Lake, LLC requests a conditional zoning
map amendment from R-3, Duplex Residential District to MC, Mixed Commercial District, for a
.81 acre portion of an approximately 3 acre parcel, within the Purcellville Gateway Shopping
Center development, further identified as Loudoun County Parcel Identification Number 453-37-
3441 and located in the northwest quadrant of the intersection E Main Street and Berlin Turnpike,
at 105 Purcellville Gateway Drive. The supplemental proffer statement, revision dated January 17,
2019, states “... the only use permitted on the Property shall be the proposed child care center use

b3

The application is before the Planning Commission for discussion (only) at this time, and it is
anticipated action will be taken at a future date.

BACKGROUND:

The Purcellville Gateway project was initially approved through the conditional zoning map
amendment RZ06-01. The rezoning and associated applications, have allowed 101,586 square feet
of mixed commercial uses within the shopping center development.

Two interrelated applications are currently under consideration. These two applications are the
subject zoning map amendment RZ17-01 Purcellville Gateway, and a proffer amendment PCA17-
01 Purcellville Gateway to amend a previously approved conditional zoning (proffers). The other
application is addressed in a separate staff report.
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The applicant made a presentation as a “discussion item” at the August 2, 2018 Planning
Commission meeting. Planning Commissioners expressed concerns regarding vehicular traffic
circulation within the shopping center, and the safety of pedestrians during drop off and/or pick
up. The Planning Commission then considered the application at a public hearing conducted on
October 18, 2018.

It is noted that the original proffer statement associated with RZ06-01 Purcellville Gateway,
remains in full force and effect. Supplemental proffers are now under consideration through
PCA17-01 Purcellville Gateway. Please refer to the attached proffer statement, revision dated
January 17, 2019, for additional details.

These two applications have been referred to other departments and agencies, including the Town
Attorney, Public Works and VDOT, for their consideration and comment.

ISSUES/ANALYSIS:

The current zoning district designations of the .81 acre portion of the approximately 3 acre subject
property is proffered R-3, Duplex Residential. The application proposes to rezone this .81 acres to
proffered MC, Mixed Commercial. The proposed use of “child care, commercial” is permitted use
in the MC, Mixed Commercial District. The remaining portion the R-3, Duplex Residential zoned
property would continue to be available, albeit in a slightly reduced area, for the previously
planned six detached single-family residential unit lots. It is further noted the subject property lies
within the Historic Corridor Overlay District.

The supplemental proffer statement states “... the only use permitted on the Property shall be the
proposed child care center use ...”. The proffered concept development plan refers to an 8,800 +/-
square foot child care center. The traffic impact analysis refers to a child care center serving a
maximum of 138 children. However, the use and maximum intensity is no more specifically
proffered.

Pursuant to the Purcellville 2025 Comprehensive Plan, the planned land use (page 116) for the
subject property is mixed use commercial. The proposed zoning map amendment is maintains the
previously zoned mix of uses, although the proposal would increase the mixed commercial area
somewhat and decrease the residential area correspondingly.

The conceptual development plan (reference in particular, sheets 6 and 7 of 24) is proffered. This
plan is understood to only be conceptual in nature, and development details would be fully
explored through the site plan process. However concerns have been expressed regarding vehicular
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BUDGET IMPACT:

Finance staff has reviewed this application. The subject property is currently essentially
undeveloped, being the location of a landscape buffer area. The proposed rezoning is intended to
facilitate the development of a child care center. The existing use of the property demands very
little in the way of public services and therefore, very little in associated public costs of any such
services. Under the current conditions, the subject property generates real estate tax revenue. It is
anticipated the proposed child care center use will generate the potential demand for public
services, to include increased loading to the on-site and off-site transportation system, water and
sanitary sewer utility services, police, fire and rescue emergency services, as well as various
municipal administrative services. These costs may be offset by a monetary contribution proffered
for transportation system enhancements, revenue received through one-time permit fees, on-going
public utility fees, business license fees, and additional real estate taxes. On balance, it is
anticipated the proposed use will have a somewhat revenue positive impact for the municipal
budget, when considered separate from the cost of transportation improvements. The pro rata share
for Purcellville Gateway for a traffic signal might be viewed as 40%. If the cost of a traffic signal
is estimated to be approximately $700,000. Under this scenario, Purcellville Gateway’s pro rata
share might be approximately $280,000.

MOTION(S):

No action is required at this time.

ATTACHMENT(S):

1. Revised Concept Development Plan
2. Proffer Statement
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traffic circulation within the shopping center, and the safety of pedestrians during drop off and/or
pick up.

It is noted the conceptual development plan indicates one-way only vehicular traffic flow within
the child care center area. Traffic would only enter the child care center area from the east (coming
from what might be termed the “spine road” of the shopping center). Then traffic would only exit
the child care area to the portion of the site closest to the grocery store. Vehicular traffic circulation
throughout the existing shopping center has been the subject of some concern, and the additional
movements in and out of the child care center site could exacerbate this condition.

It is noted the conceptual development plan depicts sidewalk (proffered to be five feet in width)
on only one side of the parking area, directly adjacent to ten of the 46 parking spaces. The use of
the sidewalk should adequately insure the safety of pedestrians during drop off and/or pick up.
However, those pedestrian, having parked in spaces without access to this sidewalk, are at greater
risk.

Pursuant to RZ06-01 Purcellville Gateway, a traffic warrant analysis was prepared, and VDOT
found that a traffic signal at the E Main Street entrance to the development was not justified within
the parameters of that study. The traffic impact analysis (TIA) submitted through the subject
application, RZ17-01 Purcellville Gateway, concluded a traffic signal at the E Main Street entrance
to the development would still not be justified based upon the additional traffic projected with the
childcare center and expanded grocery store building. It should be noted the TIA analysis indicates
a traffic signal is currently (that is, under the “background condition) warranted at the Berlin
Turnpike/Eastlake Drive/Purcellville Gateway Drive intersection, and the TIA traffic scoping
assumed a traffic signal at this location for analysis purposes. Therefore, through PCA17-01
Purcellville Gateway, the applicant proposes to delete the pertinent signalization proffer, delete
their obligation to fund a traffic signal in the amount of $400,000, and replace it with a proffer for
a $100,000 monetary contribution, payable prior to the issuance of the occupancy permit for the
child care center, with the proviso this contribution can fund either an E Main Street/Purcellville
Gateway Drive signal, a Berlin Turnpike/Eastlake Drive/Purcellville Gateway Drive signal, or
other transportation improvements within the Town of Purcellville. It is noted a traffic warrant
analysis has not yet been submitted through the subject application, and therefore has not yet been
reviewed and approved by VDOT. We are working with the applicant to refine the wording of the
pertinent proffers.

If Town Council acts to approve the proposed rezoning and proffer amendment, a site plan would
be required for the proposed use, and subdivision will be required to facilitate the residential use.



Town

tellville

Virginia

PLANNING COMMISSION
STAFF REPORT
INFORMATION ITEM

Item# 7 ¢
SUBJECT: PCA 17-01 Purcellville Gateway

DATE OF MEETING:  January 31, 2019

STAFF CONTACTS: Andrew Conlon, Senior Planner
Patrick Sullivan AICP, CED, Community Development Director

SUMMARY and RECOMMENDATIONS:

PCA17-01 Purcellville Gateway. NSHE Fool Hollow Lake, LLC requests a proffer condition
amendment to the MC, Mixed Commercial District and R-3, Duplex Residential District
conditional zoning (ie proffers) and concept plan as approved through RZ06-01, in order to
accommodate a proposed child care center, enlarge the mixed use commercial area, and reduce the
residential area, for properties within the Purcellville Gateway Shopping Center development,
further identified as Loudoun County Parcel Identification Numbers 453-37-3441 and 453-37-
5905, and located in the northwest quadrant of the intersection E Main Street and Berlin Turnpike,
at 105 Purcellville Gateway Drive. The supplemental proffer statement states “... the only use
permitted on the Property shall be the proposed child care center use ...”.

The application is before the Planning Commission for discussion (only) at this time, and it is
anticipated action will be taken at a future date.

BACKGROUND:

The Purcellville Gateway project was initially approved through the conditional zoning map
amendment RZ06-01. The rezoning and associated applications, have allowed 101,586 square feet
of mixed commercial uses within the shopping center development.

A set of two interrelated applications are currently under consideration. These two applications are
the subject proffer condition amendment PCA17-01 Purcellville Gateway to amend a previously
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approved conditional zoning (proffers), and a zoning map amendment RZ17-01 Purcellville
Gateway. The other application is addressed in separate staff report.

The applicant made a presentation as a “discussion item” at the August 2, 2018 Planning
Commission meeting. Planning Commissioners expressed concerns regarding vehicular traffic
circulation within the shopping center, and the safety of pedestrians during drop off and/or pick
up. The Planning Commission then considered the application at a public hearing conducted on
October 18, 2018.

It is noted that the original proffer statement associated with RZ06-01 Purcellville Gateway,
remains in full force and effect. Supplemental proffers are now under consideration through
PCA17-01 Purcellville Gateway. Please refer to the attached proffer statement, revision dated
January 17, 2019, for additional details.

The two applications have been referred to other departments and agencies, including the Town
Attorney, Public Works and VDOT, for their consideration and comment.

ISSUES/ANALYSIS:

The current zoning district designations of the .81 acre portion of the approximately 3 acre subject
property is proffered R-3, Duplex Residential. The application proposes to rezone this .81 acres to
proffered MC, Mixed Commercial. The proposed use of “child care, commercial” is permitted use
in the MC, Mixed Commercial District. The remaining portion the R-3, Duplex Residential zoned
property would continue to be available, albeit in a slightly reduced area, for the previously
planned six detached single-family residential unit lots. It is further noted the subject property lies
within the Historic Corridor Overlay District.

The supplemental proffer statement states “... the only use permitted on the Property shall be the
proposed child care center use ...”. The proffered concept development plan refers to a maximum
8,800 square foot child care center. The traffic impact analysis refers to a child care center serving
a maximum of 138 children. However, the use and maximum intensity is no more specifically
proffered.

Pursuant to the Purcellville 2025 Comprehensive Plan, the planned land use (page 116) for the
subject property is mixed use commercial. The proposed zoning map amendment is maintains the
previously zoned mix of uses, although the proposal would increase the mixed commercial area
somewhat and decrease the residential area correspondingly.
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The conceptual development plan (reference in particular, sheets 6 and 7 of 24) is proffered. This
plan is understood to only be conceptual in nature, and development details would be fully
explored through the site plan process. However concerns have been expressed regarding vehicular
traffic circulation within the shopping center, and the safety of pedestrians during drop off and/or
pick up.

It is noted the conceptual development plan indicates one-way only vehicular traffic flow within
the child care center area. Traffic would only enter the child care center area from the east (coming
from what might be termed the “spine road” of the shopping center). Then traffic would only exit
the child care area to the portion of the site closest to the grocery store. Vehicular traffic circulation
throughout the existing shopping center has been the subject of some concern, and the additional
movements in and out of the child care center site could exacerbate this condition.

It is noted the conceptual development plan depicts sidewalk (proffered to be five feet in width)
on only one side of the parking area, directly adjacent to ten of the 46 parking spaces. The use of
the sidewalk should adequately insure the safety of pedestrians during drop off and/or pick up.
However, those pedestrian, having parked in spaces without access to this sidewalk, are at greater
risk.

Pursuant to RZ06-01 Purcellville Gateway, a traffic warrant analysis was prepared, and VDOT
found that a traffic signal at the E Main Street entrance to the development was not justified within
the parameters of that study. The traffic impact analysis (TIA) submitted through the subject
application, RZ17-01 Purcellville Gateway, concluded a traffic signal at the E Main Street entrance
to the development would still not be justified based upon the additional traffic projected with the
childcare center and expanded grocery store building. It should be noted the TIA analysis indicates
a traffic signal is currently (that is, under the “background condition”) warranted at the Berlin
Turnpike/Eastlake Drive/Purcellville Gateway Drive intersection, and the TIA traffic scoping
assumed a traffic signal at this location for analysis purposes. Therefore, through PCA17-01
Purcellville Gateway, the applicant proposes to delete the pertinent signalization proffer, delete
their obligation to fund a traffic signal in the amount of $400,000, and replace it with a proffer for
a $100,000 monetary contribution, payable prior to the issuance of the occupancy permit for the
child care center, with the proviso this contribution can fund either an E Main Street/Purcellville
Gateway Drive signal, a Berlin Turnpike/Eastlake Drive/Purcellville Gateway Drive signal, or
other transportation improvements within the Town of Purcellville. It is noted a traffic warrant
analysis has not yet been submitted through the subject application, and therefore has not yet been
reviewed and approved by VDOT. We are working with the applicant to refine the wording of the
pertinent proffers.
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If Town Council acts to approve the proposed rezoning and proffer amendment, a site plan would
be required for the proposed use, and subdivision will be required to facilitate the residential use.

BUDGET IMPACT:

Finance staff has reviewed this application. The subject property is currently essentially
undeveloped, being the location of a landscape buffer area. The proposed rezoning is intended to
facilitate the development of a child care center. The existing use of the property demands very
little in the way of public services and therefore, very little in associated public costs of any such
services. Under the current conditions, the subject property generates real estate tax revenue. It is
anticipated the proposed child care center use will generate the potential demand for public
services, to include increased loading to the on-site and off-site transportation system, water and
sanitary sewer utility services, police, fire and rescue emergency services, as well as various
municipal administrative services. These costs may be offset by a monetary contribution proffered
for transportation system enhancements, revenue received through one-time permit fees, on-going
public utility fees, business license fees, and additional real estate taxes. On balance, it is
anticipated the proposed use will have a somewhat revenue positive impact for the municipal
budget, when considered separate from the cost of transportation improvements. The pro rata share
for Purcellville Gateway for a traffic signal might be viewed as 40%. If the cost of a traffic signal
is estimated to be approximately $700,000. Under this scenario, Purcellville Gateway’s pro rata
share might be approximately $280,000.

MOTION(S):

No action is required at this time.

ATTACHMENT(S):

1. Revised Concept Development Plan
2. Proffer Statement



PURCELLVILLE GATEWAY
RZ 17-01 PROFFER STATEMENT
August 10, 2018
September 4, 2018

January 17, 2019

NHSE Fool Hollow Lake, LLC, (hereinafter referred to as the “Owner”), owns the
entirety of PIN 453-37-6106 (“PIN A”) and the entirety of PIN 453-37-3441 (“PIN B”), both
located entirely within the Town of Purcellville. The Owner seeks to establish a child care center
on a portion of PIN A and on a portion of PIN B and, to that end, seeks a zoning map
amendment to the portion of PIN B on which the child care center will be located, proposing to
rezone such portion of PIN B from R-3 to MC. The property that is the subject of these proffered
conditions is shown on Sheet 4 of 24+ of the Purcellville Gateway Conceptual Development Plan
as the “SUBJECTPROPERTYPORTION OF MCPI 453-37-3441 TO BE ZONED MC” and is
hereinafter referred to as the “Property.” Pursuant to Va. Code 15.2-2303 and Town Code Article
10, Section 6, the Owner, its successors and assigns, hereby voluntarily proffers that
development of the Property shall be in substantial conformance with the conditions set forth in
this Proffer Statement and with the Purcellville Gateway Conceptual Development Plan (“Plan’)
prepared by Urban, Ltd dated August 2017 and revised through May 30, 2018.

These proffers shall supplement the prior proffers approved pursuant to RZ 06-01,
Purcellville Gateway, that have been approved for the Property.

1. DEVELOPMENT PLAN AND USE OF PROPERTY

The development of the Property shall be in substantial conformity with the Plan.

Since the proposed concept plan depicts a lay-out for a child care center, the only use
permitted on the Property shall be the proposed child care center use until such time
as the proposed concept plan and these proffers are revised and approved by the

Town of Purcellville for alternative uses included in the MC district.

2. SIDEWALKS
The Owner shall construct the five-foot shaded sidewalks shown on Sheet 6 of 24 of
the Plan. The Owner shall complete all sidewalks prior to issuance of the occupancy

permit for the childcare center.

3. TRANSPORTATION CONTRIBUTION

The Owner previously submitted a signal warrant study to VDOT, which found that a
traffic signal on East Main Street at the entrance into the Purcellville Gateway
Shopping Center was not warranted. In the interest of cooperation with the Town to
solve any traffic problems which may arise, the Owner shall pay $100,000 at the time
of the issuance of the occupancy permit for the child care center towards the cost of
the construction of a traffic signal at either the East Main Street entrance of the

{L0255086.DOCX /1 draft proffers 20190117 009197 000002}






Purcellville Gateway
RZ 17-01 Proffer Statement

Purcellville Gateway Shopping Center or at the Berlin Turnpike/Eastgate Drive
intersection or towards other transportation improvements within the Town of
Purcellville. This proffer shall supersede proffer # 3.f in the proffers approved
pursuant to RZ 06-01.

4. BOUNDARY ADJUSTMENT

The Owner shall submit a boundary line adjustment application to the Town to adjust
the parcel boundary to match the zoning boundary proposed under RZ 17-01
concurrent with or prior to the site plan application for the childcare center. The
boundary line adjustment shall be recorded prior to approval of the site plan
application for the childcare center.

5. SIGNATORY
The undersigned hereby warrant that the Applicant and all Owners with a legal
interest in the Property have signed this proffer statement, or have had it signed on

their behalf by the undersigned with full authority to bind the Property to these
conditions, and that the proffers are entered into voluntarily.

[SIGNATURES ON FOLLOWING PAGE]
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Purcellville Gateway
RZ 17-01 Proffer Statement

NHSE Fool Hollow Lake, LL.C

By:
Name:
Title:
STATE OF
COUNTY OF , to wit:

I, the undersigned, a Notary Public in and for the jurisdiction aforesaid, do hereby certify
that , as ‘ for NHSE Fool Hollow Lake, LLC,

whose name is signed to the foregoing and hereunto annexed Proffer Statement, bearing the date

of and revised through has this day

acknowledged the same before me in the jurisdiction aforesaid.

GIVEN under my hand and seal this day of ,20198.

My Commission Expires:

Notary Public

Notary Registration No.:

{L0255086.D0CX / 1 draft proffers 20190117 009197 000002}3 | P a g e






WaLsH CoLuccl
LUBELEY & WALSH PC

Christine Gleckner, AICP

Land Use Planner

(571) 209-5776
cgleckner@thelandlawyers.com

January 18, 2019

Via Courier

Andy Conlon, Senior Planner

Purcellville Department of Community Development
221 South Nursery Avenue

Purcellville, VA 20132

Re: SUP# 17-03, Purcellville Gateway
Dear Andy:

On behalf of the applicant, NSHE Fool Hollow Lake, LLC, I hereby withdraw SUP# 17-03, a
request for the expansion of the Harris Teeter Store in the Purcellville Gateway center. The
revised plans submitted for the accompanying applications, RZ# 17-01 and PCA# 17-01, no
longer reflect the expansion that had been proposed with SUP# 17-03.

Thank you for your assistance with this application, and please let me know if I need to do
anything else with regard to the withdrawal of this application.

Sincerely,

WALSH, COLUCCI, LUBELEY & WALSH, P.C.

Uil s

s

Christine Gleckner, AICP
Land Use Planner

cc:  Philip A. Bishop, ECHO Realty
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