
 
 

 
PLANNING COMMISSION 

REGULAR MEETING AGENDA 
August 4, 2016 

7:00 p.m. 
 
 

1) Call to Order – Chairwoman Theresa Stein 
 

2) Pledge of Allegiance 
 

3) Agenda Amendments (Planning Commission and Staff)   
 

4) Commissioner Disclosures  
 

5) Public Hearings  
a) SUP15-02 – Catoctin Corner Drive-through Facility 

 
6) Presentations 

a) None Scheduled  
 

7) Discussion Items  
a) SUP15-02 – Catoctin Corner Drive-through Facility 

 
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) Status of Priority Work Items 

 
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) July 21, 2016 Regular Meeting 
b) July 21, 2016 Work Session 

 
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 Tucker Keller at (540) 338-2304 at least three days in advance 
of the meeting.  Expanded copies of the agenda may not be available the night of the meeting, please request a copy in advance. 
 
USE OF ELECTRONIC DEVICES DURING MEETINGS For the comfort and consideration of others, all cellular phones must be turned off and 
cannot be used in the Council Chambers.  Pagers must be set on silent or vibrate mode.  This is requested because of potential interference with our 
recording devices and the transmittal of our hearing impaired broadcast. 
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STAFF REPORT 
PUBLIC HEARING ITEM 

Item # 5a 
SUBJECT: SUP15-02 – Catoctin Corner Drive-through Facility 
 
DATE OF MEETING:  August 4, 2016  
 
STAFF CONTACT: Daniel Galindo, AICP – Senior Planner  
 
 

Application Information 
Applicant/Attorney 
Robert E. Sevila 
Sevila, Saunders, Huddlestone 

& White, PC 
30 North King Street 
Leesburg, VA 20176 

Property Owner 
Purcellville Development, LLC  
c/o William B. Holtzman 
P.O. Box 8 
Mount Jackson, VA 22842 

Designer/Engineer 
Bowman Consulting Group, 

Ltd. 
101 South Street, S.E. 
Leesburg, VA 20175 

Submission Date 
November 3, 2015 

Planning Commission  
Public Hearing Date 
August 4, 2016 

Town Council  
Public Hearing Date 
Not Yet Scheduled 

 
Property Information 

PIN Tax Map Address Current Zoning Acres 
452-18-7178-002 /36//////18A2/ None MC 6.53 

 
Special Use Requested 
SUP15-02 
Drive-through Facility 

 
 
SUMMARY and RECOMMENDATIONS: 
Robert E. Sevila of Sevila, Saunders, Huddlestone & White, PC in Leesburg, Virginia has 
submitted a special use permit application (coded by the Town as SUP15-02), on behalf of 
property owner Purcellville Development, LLC, that seeks to amend the previously approved 
location of a drive-through facility within the future Catoctin Corner development.  A public 
hearing on SUP15-02 is scheduled before the Planning Commission on August 4, 2016.  Staff 
is recommending approval of this application with conditions.   
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BACKGROUND: 
On August 10, 2010, Town Council passed Resolution 10-08-06 approving six special use 
permits for the future Catoctin Corner development.  Catoctin Corner will be constructed on 
a 6.53-acre parcel identified in Loudoun County Land Records as Tax Map Number 
/36//////18A2/ and Parcel Identification Number 452-18-7178-002.  This property has a 
zoning district designation of MC (Mixed Commercial) and is located at the northeast 
quadrant of the roundabout intersection of the following four roadways:  East Main Street, 
Berlin Turnpike (Route 287), West Colonial Highway, and William T. Druhan, Jr. Boulevard 
(aka Southern Collector Road).   
 
In the years since approval, the property has been sold to Purcellville Development, LLC 
which has recently sought to redesign the layout of the development.  As part of this redesign 
and based on an interpretation letter by the Zoning Administrator (Attachment 1), 
application SUP15-02 (Attachments 2-5) has been submitted to amend special use permit 
SUP09-07 by relocating a drive-through facility within the development.  To summarize the 
Zoning Administrator’s interpretation letter regarding Catoctin Corner, his initial review of 
an August 27, 2015 Merchandizing Plan showing a preliminary layout for the property found 
that:  

1. Changing a “12,900 square foot drive-through pharmacy” (approved as SUP09-02) 
to a 1,800 square foot fast food drive-through located within the demarcated area of 
the original SUP is in substantial conformance with the initial approval;  

2. Removing the “7,000 square foot restaurant with possible retail” (approved as 
SUP09-03) is allowed;  

3. Changing a “3,300 square foot bank with drive-through” (approved as SUP09-04) to 
a medical office building with no drive-through is in substantial conformance with 
the initial approval;   

4. Changing the location of a “restaurant over 4,000 square feet located in a building 
with other retail uses” (approved as SUP09-06) within the demarcated area of the 
original SUP is in substantial conformance with the initial approval; and 

5. Changing the location of a “3,700 square foot drive-through restaurant” (approved 
as SUP09-07) to a location outside the demarcated area of the original SUP is NOT in 
substantial conformance with the initial approval.   

 
NOTE: To aid the Planning Commission in following the changes between the earlier SUP 

approvals and the current design proposed for the site, Town Staff requested the 
Approved SUP & Current Site Plan Comparison document (Attachment 6) that has been 
supplied by the applicant. 

 
Given the Zoning Administrator’s interpretation and the applicant’s subsequent 
applications, the overall site would now contain two drive-through facilities for eating 
establishments instead of three drive-through facilities for each of a pharmacy, bank and 
eating establishment.  Vehicular ingress and egress to the overall site would now occur via: 
a northern driveway connecting through Patrick Henry College to the Purcellville Gateway 
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Drive and Berlin Turnpike intersection where there is a traffic light, and a southern driveway 
with a direct connection to Colonial Highway. 
 
The Planning Commission should also note that the original SUP09-07 special use permit 
approved the special use of “a 3,700 square foot drive through restaurant” to be located in 
the northeastern corner of the property (see Attachment 6 for the currently approved 
location).  This use was the equivalent of an “eating establishment with drive-through” then 
listed within the Zoning Ordinance as permitted by special use permit for the MC (Mixed 
Commercial) zoning district.  Due to zoning ordinance text amendments approved by the 
Town in December 2015 after SUP15-02 was submitted, the current application now 
proposes to locate the special use of a “drive-through facility” (which is attached to an 
otherwise permitted eating establishment of approximately 2,800 square feet) closer to 
Colonial Highway near the middle of the property.    
 
The Catoctin Corner property subject to the SUP15-02 application is surrounded by the 
following properties and uses: 

• The site is bordered on the north by two properties owned by Patrick Henry College 
with zoning district designations of IP (Institutional and Public Use) and planned land 
use designations of Institutional/Government.  The larger property to the northwest 
currently contains the educational, recreation and student housing facilities of Patrick 
Henry College; the smaller property to the northeast is undeveloped although a 
stormwater detention pond for Catoctin Corner is currently being constructed there.   

• The site is bordered on the east by property owned by Patricia DiPalma-Kipfer with 
a zoning district designation of X (Transitional) and a planned land use designation 
of Mixed Use Commercial.  This property currently contains a single-family detached 
dwelling. 

• The site is bordered on the south by the Colonial Highway (Business Route 7) right-
of-way.  Across the roadway are two properties owned by Beverly O’Toole and a 
property owned by Harmony Meadows LLC.   

o The O’Toole properties have zoning district designations of X (Transitional) 
and no designated planned land use.  The larger property to the southwest 
currently contains a single-family detached dwelling; the smaller property to 
the southeast is currently undeveloped.   

o The Harmony Meadows LLC property is located outside of the Town’s 
corporate limits and is partially developed for large lot single-family detached 
dwellings.  A final subdivision plat for the property has never been approved.   

• The site is bordered on the west by the Berlin Turnpike (Route 287) right-of-way.  
Across the roadway is a property owned by NSHE Fool Hollow Lake LLC with a zoning 
district designation of MC (Mixed Commercial) and a planned land use designation of 
Mixed Use Commercial.  This property contains Harris Teeter as well as various eating 
establishments, retail businesses, and personal services businesses.  In addition, the 
property is approved for a financial institution (i.e. a bank) that has yet to be built.   
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ANALYSIS: 
There are certain relevant factors that should be considered for any special use permit 
application.  Article 8, Section 1.2 of the Zoning Ordinance of the Town of Purcellville, 
Virginia states:  
   

A special use permit should be approved only if it is listed as allowed by special 
use permit in the district regulations and 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. 

 
The requested use is listed in Article 4, Section 1.1 of the Zoning Ordinance as a use allowed 
by special use permit in the MC zoning district while the remaining factors to be considered 
are addressed in the applicant’s Statement of Justification.       
 
Since being submitted, the SUP15-02 application was distributed for three rounds of review 
by the Town and external review agencies.  Following each round, the applicant submitted 
response comments and revised application documents.  As a result of this process, staff now 
agrees with the contents of application (including the revised Statement of Justification) with 
one exception noted below.  Overall, the requested special use complies with the 
comprehensive plan and satisfies the other issues listed for consideration in the Zoning 
Ordinance.  It will allow a new business to further economic growth by offering a new drive-
through facility which is generally compatible with its surrounding uses and will increase 
the convenience of the public.  Furthermore, the necessary utilities will be constructed for 
the site by the applicant, and there should be no adverse impact to water quality or air 
quality.  The new eating establishment will also possess a high quality architectural design 
that was approved by the Board of Architectural Review on May 25, 2016.   
 
The only element of the application with which Staff continues to have a reservation is the 
proposed location of the intersection between the southern driveway connecting to Colonial 
Highway and the southern, interior driveway paralleling Colonial Highway.  The offset 
alignment of the development’s entrance with Harmony Meadows Court across Colonial and 
the future entrance in to the O’Toole property (which is subject to a rezoning application 
currently under review) creates tremendous potential for a number of conflicting turning 
movements in a small area of Colonial Highway in close proximity to the roundabout, but the 
current configuration of property boundaries appear to make this issue unavoidable at the 
present time.  However, the proposed location of the aforementioned driveway will result in 
additional turning movements approximately 70 feet (3-4 car lengths) from Colonial that 
have the potential to lead to further conflicts that could cascade on to the public road and 
exacerbate its anticipated issues.   
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During the initial reviews of the application, Staff encouraged the applicant to consider an 
alternate configuration that would address these concerns, but the applicant chose to keep 
this design for the Planning Commission to consider.  Therefore, Staff believes that the best 
solution to this concern is to remove the driveway intersection within the site thereby 
removing the possibility of left turns so close to Colonial Highway.  This should improve the 
safety of both internal driveways and external roadways.  The applicant could then choose 
to keep the remainder of the existing design which would result in vehicles taking a longer 
counterclockwise route through the center of the site in order to enter the parking lot and 
drive-through from the south, or the orientation of these entrances could be flipped to 
connect to the main west-east driveway on the site and allow entrance from the north. 
 
 
FINDINGS: 

1. The proposed special use is allowed in the MC district by special use permit (Zoning 
Ordinance – Article 4, Section 1.1). 

2. The application complies with Article 8, Section 1 (Special Use Permit) of the Zoning 
Ordinance. 

3. The proposed use advances the goals and strategies established in the Purcellville, 
Virginia 2025 Comprehensive Plan.    

 
 
MOTIONS: 
Add as Action Item (if desired) 
I move that application SUP15-02 for a Drive-through Facility at Catoctin Corner be added to 
the Planning Commission’s August 4th regular meeting agenda as an action item. 
 
If added for action: 
Recommended Motion – Conditional Approval 
For the reasons stated in the staff report dated August 4, 2016, I move that the Purcellville 
Planning Commission forward to Town Council, with a recommendation to approve, SUP15-
02 allowing a drive-through facility to be relocated within the Catoctin Corner development 
on the property identified in Loudoun County Land Records as Parcel Identification Number 
452-18-7178-002 with the following condition(s): 

1. The west-east driveway located near the southern border of the property and running 
approximately parallel to Colonial Highway shall not intersect with the north-south 
driveway serving as an ingress/egress point on Colonial Highway.   

2. Optional:   
Vehicular ingress/egress to the drive-through facility and surrounding parking lot 
shall occur from the north and not the south as currently shown on the concept plan.   
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Alternative Motions 
Approval (as presented) 
For the reasons stated in the staff report dated August 4, 2016, I move that the Purcellville 
Planning Commission forward to Town Council, with a recommendation to approve as 
presented, SUP15-02 allowing a drive-through facility to be relocated within the Catoctin 
Corner development on the property identified in Loudoun County Land Records as Parcel 
Identification Number 452-18-7178-002. 
 
-Or- 
 
Disapproval 
I move that the Planning Commission forward to Town Council, with a recommendation to 
disapprove for the following reasons, SUP15-02 allowing a drive-through facility to be 
located at the Catoctin Corner development on the property identified in Loudoun County 
Land Records as Parcel Identification Number 452-18-7178-002: 
1. 
2. 
3. 
 
 
ATTACHMENTS: 

1. Zoning Administrator Interpretation Letter 
2. SUP15-02 Application 
3. SUP15-02 Written Statement 
4. SUP15-02 Statement of Justification 
5. SUP15-02 Plan Set 
6. SUP15-02 Approved SUP & Current Site Plan Comparison 

 
 
AVAILABLE ONLINE: 
The following documents are available online at: http://purcellvilleva.gov/784/SUP15-02-
Catoctin-Corner-Drive-through  

• SUP15-02 Traffic Impact Analysis 
• Previous versions of the SUP15-02 application documents 
• Review comments from Town Staff and external reviewing agencies 
• BAR-approved Architectural Drawings for Catoctin Corner 

http://purcellvilleva.gov/784/SUP15-02-Catoctin-Corner-Drive-through
http://purcellvilleva.gov/784/SUP15-02-Catoctin-Corner-Drive-through


 

 

Community Development Department 
Town of Purcellville  
221 South Nursery Avenue 
Purcellville, VA 20132 
540-338-2304   www.purcellvilleva.gov 

 

This interpretation regarding SUP’s for the Catoctin Corner development supersedes the 

interpretation by the Zoning Administrator in an email dated 7-31-2015  

The email regarding a SUP scenario for Catoctin Corner dated Friday July 31, 2015 after additional 

review is no longer valid and is to be replaced by a review that utilizes a more detailed set of 

requirements to determine whether a potential scenario can be utilized.  

Catoctin Corner Special Use Permit Concept Plan Potential Changes  date:  September 10, 2008 

The comments below are based on a draft SUP Permit Plan submitted by Bowman Consulting and 

received by the Zoning Administrator July 8, 2015.  The draft concept plan is not a complete document 

and any interpretation by the Zoning Administrator is subject to change if new information becomes 

available.  The Zoning Administrator is not able to issue a final determination until a complete concept 

plan has been submitted along with the appropriate fees.  The responses to the requested changes 

below are based on a scenario submitted by the applicant and are designed to provide guidance on how 

to proceed.  The scenario is not based on a final complete plan submittal it is rather a proposal, a what-if 

supposition and is therefore an interpretation and not an appealable determination based on facts.1   

Approved SUPs are required to be in substantial conformance with the approved SUP plan.  Changes to 

approved SUPs must still be found to be in substantial conformance with the plan otherwise a new SUP 

will be required. 

 

Definition of Substantial Conformity  

Substantial conformity shall mean that conformity which leaves a reasonable margin for adjustment to 

final engineering data; but, conforms to/with the general nature of the development, the specific uses, 

and the general layout depicted by the plans, profiles, elevations and other demonstrative materials 

presented by the applicant. 

 

Review of Requested Changes 

SUP  2.  Drive through 12,900 square foot pharmacy. 

Requested Change.  Change from a Pharmacy drive through to an 1,800 sf fast food drive through. 

                                                           
1 A (zoning) decision, and in particular, a determination, must be based upon a set of existing facts, rather than upon 
a recitation of non-existent facts, hypotheticals, proposals, ideas, concepts, or “what-if” suppositions. See 
Lynch v. Spotsylvania County Board of Zoning Appeals, 42 Va. Cir. 164 (1997).  
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1. Does the change conform to/with the general nature of the development? 

a. Yes.  The nature of the development is commercial which includes retail, restaurants and 

other commercial services (hair salons, etc.) 

b. The all day trips for a 12,000sf pharmacy are 1,162 and for an 1,800sf fast food use the 

trips would be 1,191.  Not a significant difference. 

2. Does the change conform to/with the specific uses of the development? 

a. Yes.  The proffers provide a list of uses allowed and place a limit on the commercial 

development on the site.  Fast food restaurant is an allowed use on this site and does not 

exceed the commercial development square footage, limited by the proffers.2 

3. Does the change conform to/with the general lay out?   

a. The general layout of the concept plan approved a drive through in the western area of 

the site.  The ordinance definition of drive through does not differentiate between 

different types of uses.  The types of drive through come under one definition, “Drive 

Through”.  

4. Is there a specific layout required by the conditions for the SUP approval?   

a. Yes.  The SUP must be located in the SUP09-02 Area of the permit Plat. 

b. The drive through is still located in the appropriate area. 

5. Is the placement of the SUP arbitrary or are there detailed requirements as to where it must be 

located?  

a. Placement appears to be arbitrary.  There are no specific requirements detailed by the 

SUP. 

6. Is there a stated reason the specific use cannot be replaced with another approved use? 

a. No. 

SUP  3.  7,000 square foot restaurant (exceeds 4,000 sq ft). 

Requested Change.  Use deleted. 

1. Does the change conform to/with the general nature of the development? 

a. Yes.   

2. Does the change conform to/with the specific uses of the development? 

                                                           
2 Proffers limit development to 50,000 square feet of commercial development. 
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a. Yes. 

3. Does the change conform to/with the general lay out?   

a. N/A 

4. Is there a specific layout required by the conditions for the SUP approval? 

a. N/A   

5. Is the placement of the SUP arbitrary or are there detailed requirements for where it was 

located? 

a. N/A 

6. Is there a stated reason the specific use cannot be replaced with another approved use. 

a. No, as long as the new use is permitted by right. 

 

SUP  4.  Drive through for bank. 

Requested Change.  Change from a drive through for a bank to a medical office building with no drive 

through. 

1. Does the change conform to/with the general nature of the development? 

a. Yes.  The nature of the development is commercial which includes retail and restaurants 

and other commercial services (hair salons, medical offices, etc.) 

2. Does the change conform to/with the specific uses of the development? 

a. Yes.  The proffers provide a list of uses allowed and place a limit on the commercial 

development on the site.  Offices are an allowed use on this site and fall within the size 

limitations. 

3. Does the change conform to/with the general lay out?   

a. The general layout of the concept plan envisioned an office building in this area.  

4. Is there a specific layout required by the conditions for the SUP approval? 

a. N/A  Drive through has been eliminated. 

5. Is the placement of the SUP arbitrary or are there detailed requirements for where it was 

located? 

a. N/A  SUP has been eliminated from this area. 

6. Is there a stated reason that the bank use can’t be replaced with another approved use? 

a. No. 
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SUP  5.  Automobile service station with 1,500 sq ft retail store in a building with other retail uses. 

Change.  NO CHANGE requested. 

 

SUP  6.  Restaurant over 4,000 located in building with others retail uses.  

Requested Change.  Large restaurant moved north west from original position but still within the 09-06 

original area on the plan. 

1. Does the change conform to/with the general nature of the development? 

a. Yes.  The nature of the development is commercial which includes retail and restaurants 

and other commercial services (hair salons, etc.) 

2. Does the change conform to/with the specific uses of the development? 

a. Yes.  The proffers provide a list of uses allowed and place a limit on the commercial 

development on the site.  Restaurants are an allowed use on this site. 

3. Does the change conform to/with the general lay out?   

a. The general layout of the concept plan delineates an area in which the SUP and its 

associated parking should be located.  The restaurant remains in the aforementioned 

area. 

4. Is there a specific layout required by the conditions for the SUP approval?  

a. No. The only limitation is that the restaurant “…shall be developed in substantial 

conformance … as to each respective Special Use Permit Area as shown on the Plat.”  

5. Is the placement of the SUP arbitrary or are there detailed requirements for where it was 

located? 

a. Yes there is a location requirement.  It shall be located in the SUP09-06 Area as shown 

on the Plat.   

b. The placement of the restaurant is within the SUP Area for SUP 6 

6. Is there a reason the specific use can’t be replaced with another approved use? 

a. N/A.  Replacement not being requested.  

 

SUP  7.  Drive through for 3,700 sq ft restaurant.  

Requested Change.  Drive through moved from one area of the plan to another area of the plan. 
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1. Does the change conform to/with the general nature of the development? 

a. Yes.  The nature of the development is commercial which includes retail and restaurants 

and other commercial services (hair salons, etc.) 

2. Does the change conform to/with the specific uses of the development? 

a. Yes.  The proffers provide a list of uses allowed and place a limit on the commercial 

development on the site.  Restaurants are an allowed use on this site. 

3. Does the change conform to/with the general lay out?   

a. The general layout of the concept plan delineates an area in which the SUP should be 

located.  The restaurant remains in the aforementioned area. 

4. Is there a specific layout required by the conditions for the SUP approval?   

a. Yes.  This particular drive through needs to remain in the north eastern corner of the 

site as delineated on the special use permit plat 

5. Is the placement of the SUP arbitrary or are there detailed requirements for where it was 

located? 

a. The restaurant placement is limited to the SUP09-07 area of the site permit plat. 

7. Is there a stated reason the specific use can’t be replaced with another approved use?  

a. N/A.  Replacement not being requested.  

 

Conclusions.3 

Approved SUPs  2 (Drive through 12,900 square foot pharmacy), 4 (Drive through bank), and 6 

(Restaurant over 4,000sf) appear to be in substantial conformance with the SUP Plat. 

Approved SUP  3 (7,000 sf restaurant) has been deleted. 

Approved SUP  5 (Gas station)  has not changed and is ok as presented unless there are additional 

changes. 

Approved SUP  7 (Drive through fast food restaurant) is not in substantial conformance and will require  

an amended SUP if it is to move to another area on the site 

 

                                                           
3 SUP 1 is part of another project and is not part of this development. 
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APPROVED SUP BOUNDARY OVERLAY

RETAIL / 
RESTAURANT

RETAIL, RESTAURANT
 W/ DRIVE THROUGH

SUP 15-02
RESTAURANT

 W/ DRIVE
THROUGH AUTO SERVICE

STATION W/ RETAIL

RETAIL /
RESTAURANT

RETAIL / OFFICE

RETAIL /
OFFICE

RETAIL /
OFFICE

SUP COMPARISON TABLE
               APPROVED SUP USES                                                          SITE PLAN TP 15-08 & SUP 15-02 USES     NOTES
SUP 09-02            PHARMACY W/ DRIVE THROUGH                               RESTAURANT W/ DRIVE THROUGH           SUP REVISED
SUP 09-03            RESTAURANT / RETAIL                                                 RETAIL/OFFICE                                           SUP REMOVED
SUP 09-04            BANK W/ DRIVE THROUGH                                          NONE                                                                    SUP REMOVED
SUP 09-05            AUTO SERVICE STATION W/RETAIL                           AUTO SERVICE STATION W/RETAIL           NO CHANGE
SUP 09-06            RESTAURANT / RETAIL                                                   RESTAURANT/RETAIL                                      NO CHANGE
                                                                                                                RESTAURANT W/ DRIVE THROUGH           SUP 15-02 ADDED
SUP 09-07            RESTAURANT W/ DRIVE THROUGH                           RETAIL/OFFICE                                                   SUP REMOVED

CHANGE                                                                                                                                                                            2 SUP’S REMOVED

Business Route 7 - W. Colonial Hwy

Route  287 - Berlin Tpk

By-right
Retail

Possible future
inter-parcel
connection

Possible future
inter-parcel connection

Shared
Parking

By-right
Retail/

Restaurant

SUP 09-02
SUP 09-06

SUP 09-04

SUP 09-03

SUP 09-05

SUP 09-07

Date: August 3, 2010
Scale: not to scale Catoctin Corner

EXHIBIT A- SPECIAL USE PERMIT PLAT

north

TABULATIONS

PROPOSED SUP USES:

PROPOSED NON SUP / BY-RIGHT USES:

SUP 09-02
SUP 09-03
SUP 09-04
SUP 09-05
SUP 09-06
SUP 09-07

12,900 SF
7,000 SF
3,300 SF
1,500 SF

12,000 SF
3,700 SF

65 SPACES
35 SPACES
14 SPACES

8 SPACES
60 SPACES
22 SPACES

0.045 FAR
0.024 FAR
0.011 FAR
0.005 FAR
0.042 FAR
0.013 FAR

PHARMACY W/ DRIVE THROUGH
RESTAURANT / RETAIL
BANK W/ DRIVE THROUGH
AUTO SERVICE STATION W/RETAIL
RESTAURANT / RETAIL
RESTAURANT W/ DRIVE THROUGH

8,500 SF 43 SPACES0.030 FARRETAIL

48,900 SF 247 SPACES0.172 FARTOTAL SITE:

LCTM 36, PARCEL 18A2 (PIN: 452-18-7178)
TOTAL ACREAGE: 6.53

SUP 09-02
PHARMACY W/

DRIVE THROUGH

SUP 09-04
BANK W/

DRIVE THROUGH

SUP 09-07
RESTAURANT W/
DRIVE THROUGH

SUP 09-03
RESTAURANT

/ RETAIL

SUP 09-05
AUTO SERVICE

STATION W/ RETAIL

SUP 09-06
RESTAURANT

/ RETAIL

APPROVED SUP

SITE PLAN

CATOCTIN CORNER
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STAFF REPORT 
INFORMATION ITEM 

Item # 10a 
SUBJECT: Status of Priority Work Items 
 
DATE OF MEETING:  August 4, 2016  
 
STAFF CONTACT: Daniel Galindo, AICP – Senior Planner  
 
 
SUMMARY: 
This report briefly summarizes any updates on the status of priority work items since the 
previous Planning Commission meeting.     
 

1. Comprehensive Plan Update – Staff and the consultant team created draft reports 
covering the previous six months of the update process.  Staff also prepared a draft 
public outreach plan for the comprehensive plan update.  The Planning Commission 
began a series of weekly work sessions devoted to the comprehensive plan on July 
21.  At its July 21 work session, the Commission reviewed the draft reports.   At its 
July 28 work session, the Commission reviewed the revised draft report for Round 3 
and discussed revisions to the timeline of the draft public outreach plan.   

2. Floodplain Regulations – No change.      

3. Civil Penalties – No change. 

4. Sign Regulations – No change. 

5. Accessory Dwelling Standards – The Planning Commission discussed this item at its 
July 21st meeting. 

6. Legislative Applications 

a. SUP15-02 – A public hearing on this special use permit application to authorize 
the relocation of a Drive-Through Facility within the Catoctin Corner 
development is scheduled before the Planning Commission on August 4th. 

b. CPA15-01 – A revised application to amend the Town’s comprehensive plan by 
designating two properties located at the southeast corner of the roundabout 
with a planned land use of Mixed Use Commercial was submitted on July 1st. 

c. RZ15-02 – A revised application to rezone two properties located at the 
southeast corner of the roundabout from X, Transitional District to MC, Mixed 
Commercial District was submitted on July 1st. 



Item 10a: Status of Priority Work Items 
Planning Commission Meeting 

August 4, 2016 
Page 2 of 2 

 
d. SUP16-01 – An incomplete application to increase the number of fuel pumps 

at the 7-Eleven located at 700 East Main Street was submitted on June 3rd.  Staff 
has notified the applicant of the items missing from the application and is 
awaiting their submission. 

e. Village Case PDH Amendment – As discussed at the Commission’s January 
meetings, Jason Brownell has indicated that he plans to submit the necessary 
applications for approval to convert the undeveloped church and commercial 
sites in Village Case to single-family detached dwellings.  A comprehensive 
plan amendment application and a proffered plan amendment application are 
expected to be submitted in the near future.    

7. Other Items 

a. Stream and Creek Buffer Zoning Ordinance Text Amendment – The public 
hearing for the Planning Commission’s proposed amendment was temporarily 
postponed until: (1) Town Council provides guidance on how it wants items 
requiring public hearings to be handled/scheduled, and (2) issues raised by 
the Town Attorney about the draft text are addressed by Staff. 
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MINUTES 
PLANNING COMMISSION REGULAR MEETING 

JULY 21, 2016, 7:00 PM 
TOWN HALL COUNCIL CHAMBERS 

 
 
The Regular Meeting of the Purcellville Planning Commission convened at 7:00 PM in 
Council Chambers:  
 
PRESENT:  Theresa Stein, Vice Chair 
   Chip Paciulli, Planning Commissioner 

Tip Stinnette, Planning Commissioner 
EJ Van Istendal, Planning Commissioner 
Kelli Grim, Council Liaison 
 

ABSENT:  None 
 
STAFF:  Daniel Galindo, Senior Planner 
   Tucker Keller, Planning and Zoning Technician 
          
           
CALL TO ORDER AND PLEDGE OF ALLEGIANCE: 
 
The regular meeting of the Planning Commission was called to order by Vice Chair Stein 
at 7:00 PM. The Pledge of Allegiance followed. 
 
OFFICER ELECTIONS 
 
Commissioner Stinnette nominated Vice Chair Stein as the Chair.  Commissioner Stein 
accepted the nominated to serve as Chair through her term which ends July 31, 2016.  
The nomination was seconded by Commissioner Van Istendal and passed unanimously 
with Vice Chair Stein abstaining.   
 
Chairwoman Stein nominated Commissioner Paciulli as Vice Chair.  The nomination was 
seconded by Commissioner Stinnette and passed unanimously. 
 
Discussion took place as to whether or not Chairwoman Stein would need to be 
reappointed as Chair if reappointed to the Planning Commission.  Daniel Galindo stated 
that elections would not need to be held in August if Chairwoman Stein is reappointed.  
Chairwoman Stein agreed to remain as Chair until November if reappointed to the 
Planning Commission. 
 
AGENDA AMENDMENTS 
 
None 
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COMMISSIONER DISCLOSURES 
 
Council member Grim stated she met with Jason Brownell to address issues about the 
downtown clock and the PDH at Village Case which she did not discuss because of the 
proffer law. 
 
PUBLIC HEARINGS 
 
None 
 
PRESENTATIONS 
 
None 
 
DISCUSSION ITEMS 
 
 a) Accessory Dwelling Unit Zoning Ordinance Text Amendment 
 
Daniel Galindo summarized via a question from Council member Grim that a resident 
had approached staff years ago about pursuing an accessory dwelling unit; however, the 
way that the ordinance is currently written there is a size restriction of no more than 25% 
of the dwelling with a minimum size of 500 sq. feet.  With the resident’s dwelling being 
approximately 1600 sq. feet, the minimum cannot be met as the ordinance is written. 
 
Chairwoman Stein talked about concerns with the ADU not being permitted as a rental 
unit.  Daniel Galindo noted he felt this was in place so the community would be more 
comfortable; however, it is open for discussion.  Council member Grim asked about the 
legality of this item and asked the Commissioners to look at the areas of the community 
where this could be an option and to see some examples to see the impact.  Council 
member Grim added that the effects need to be anticipated if this is an allowable use on 
the eligible properties.   
 
Chairwoman Stein talked about making an amendment to the accessory dwelling unit that 
would base the square footage of the ADU on a percentage of the main dwelling rather 
than adding another category.  Chairwoman Stein added she feels it would be difficult for 
staff to enforce an affidavit about renting.   
 
Commissioner Stinnette talked about the list of priorities of the Planning Commission.  
Commissioner Paciulli added that this item is a priority item of zoning ordinance changes 
and had requested it be added to an agenda.  Further discussion took place about the 
priority of this item versus others on the list. 
 
Commissioner Van Istendal talked about taking action on the item since it has been 
outstanding for two years. Further discussion took place about the size of the dwelling 
and the location of the ADU being over the garage.   
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Chairwoman Stein summarized that the Planning Commission would like to do some 
additional research on the existing ADU requirements rather than creating a second 
category.  Chairwoman Stein added that the current ADU requires that either the 
accessory or the main be owner occupied.  Commissioner Paciulli agreed to do additional 
research on size restrictions, yards, height concerns, minimums, etc. and report back to 
the Commissioners in August. 
 
ACTION ITEMS: 
 
None 
        
INFORMATION ITEMS: 
 
 a) OA16-01 – Stream and Creek Buffer Zoning Ordinance Text 

 Amendment 
 
Chairwoman Stein stated this item has been postponed due to concerns from the Town 
Attorney.  Daniel Galindo added that the items that concerned the Town Attorney are the 
undefined term “mature trees” and the language that allows the zoning administrator to 
make a determination without being provided guidance on how to make that 
determination.  In addition, the Town Manager requested that the Planning Commission 
first talk to Council before moving anything forward.  Daniel Galindo stated he would 
provide an update as soon as he has one. 
 
Discussion took place as to what the Planning Commission can do versus what has to go 
before Town Council.  Council member Grim noted that these items were brought to 
Council as concerns from the Town Attorney and talked about further concerns with the 
public hearing ad being placed and then the possibility of Council taking no action.   
 
Chairwoman Stein stated the Planning Commission will wait to hear back from the Town 
Manager as to how to proceed with the amendment and add this to a future meeting 
agenda. 
 
 b) SUP15-02 – Catoctin Corner Drive-thru Facility 
 
Daniel Galindo stated that a public hearing ad for this item will be published in 
tomorrow’s paper which is for Catoctin Corner to move a drive through facility from the 
northeast corner of the property to the southern central area. 
 
Council member Grim asked about the traffic impact analysis referenced in the statement 
of justification and the size that was slated for the location.  Daniel Galindo noted he does 
not feel the building is larger than it was proposed.  Council member Grim added that she 
sees two large traffic generating properties at the entrance and asked if it determined 
parking and building size.   
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Chairwoman Stein stated concerns for the new drive through location being centralized 
and close to the main and only entrance to the site.  Further discussion took place about 
similar designs around the County. 
 
Via a question from Commissioner Stinnette, Daniel Galindo stated that at the Aug. 4 
meeting, there will be a public hearing on the item and then the Planning Commission has 
the option to vote that evening.  Daniel Galindo added the Planning Commission can 
choose to make it an action item at the following meeting and that the Commissioners do 
have the ability to set conditions on the application.   
 
Commissioner Paciulli requested a copy of the approvals from the Board of Architectural 
Review.  Daniel Galindo stated he can provide that information. 
 
 c) Status of Priority Work Items 
 
Daniel Galindo referred to the list and offered to provide additional information as 
needed. Mr. Galindo added per a request from Council member Grim that he will provide 
an updated list and summary of pending legislative applications. 
 
CITIZEN COMMENTS:  
 
Heather Green, 511 S. 32nd Street, stated she came to listen to the creek and river 
protection amendment that was proposed and that she is in favor of it.  Ms. Green stated 
that the streams and creeks provide absorption and filtration as well as waterways for the 
aquatic life. 
 
Ms. Green added she is shocked at what is going to happen at Catoctin Corner if there is 
not going to be a buffer and asked that the Planning Commission look into any type of 
protection that can be permitted there. 
 
CHAIRMAN’S COMMENTS & COUNCIL REPRESENTATIVE’S REPORT: 
 
Council member Grim stated Council had their first meeting and looks forward to 
discussing priorities at the strategic planning session in September.  Council member 
Grim stated she met with Daniel Galindo and is concerned there is a lot to do and Council 
will need to fix this to be able to move forward.  Council member Grim added Council is 
aligned with the items on the priority list and talked about getting staff support to make it 
possible to continue moving forward. 
 
Chairwoman Stein encouraged members to attend the strategic planning session in 
September to hear Council’s priorities and reminded the Commissioners to read the Town 
Attorney’s memo on proffers which will impact how the Town does business for 
rezonings.   
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PLANNING COMMISSIONERS COMMENTS: 
 
None 
 
APPROVAL OF MINUTES: 
 
 a) June 16, 2016 Regular Meeting  
 
Commissioner Stinnette made a motion to approve the June 16, 2016 regular meeting 
minutes.  The motion was seconded by Commissioner Van Istendal and passed with 
Chairwoman Stein abstaining since she was absent. 
 
ADJOURNMENT: 
 
With no further business, Chairwoman Stein made a motion to adjourn the meeting at 
8:22 PM.   
 
            
  
 
 
 
            
       _________________________ 
        Theresa Stein, Chair 
 
 
 
 
 
 
______________________ 
Diana Hays, Town Clerk 
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MINUTES 
PLANNING COMMISSION WORK SESSION 

JULY 21, 2016 
TOWN HALL HERITAGE ROOM 

 
 
The work session of the Planning Commission convened at 8:30 PM in the Heritage 
Room:  
 
PRESENT:  Theresa Stein, Chair 
   Chip Paciulli, Vice Chair 

Tip Stinnette, Planning Commissioner 
EJ Van Istendal, Planning Commissioner 
Kelli Grim, Council Liaison 
 

ABSENT:  None 
 
STAFF:  Daniel Galindo, Senior Planner 
   Tucker Keller, Planning and Zoning Technician 
          
           
CALL TO ORDER: 
 
The work session of the Planning Commission was called to order by Chairwoman Stein 
at 8:30 PM.  
 
CHAIRMAN’S COMMENTS: 
 
None 
 
DISCUSSION OF DRAFT SUMMARIES FOR ROUNDS 1-3 OF THE 
COMPRHENSIVE PLAN UPDATE: 
 
Daniel Galindo asked the Commissioners for comments on the summaries and stated he 
would like to have them out in final form the first week in August followed by 
presentations for the public.   
 
Chairwoman Stein talked about utilizing the other Town committees to participate now as 
they will have to have a part in the comprehensive plan.  Chairwoman Stein also talked 
about the length of the document and providing an executive summary. 
 
Commissioner Stinnette talked about having a communications plan and asked Daniel 
Galindo for his vision.  Daniel Galindo stated he plans to have a main presentation as 
well as reaching out to organizations to see if they are interested in seeing a presentation.  
Commissioner Stinnette stated he feels the legacy comprehensive plan for the Town and 
County should be discussed by the Commission.  Further discussion took place on what 
should be discussed as far as the current comprehensive plan or focus on the new one.  
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The commissioners agreed that this needs to be vetted through others before it is posted 
online.  Daniel Galindo noted he is comfortable with having the first presentation by mid-
August.  Commissioner Grim expressed concerns for this not having gone before all 
committee members or Town Council and that the timing is not good because of 
vacations.  Commissioner Grim further talked about the many forms of communications 
needed to get the information out to the public.  Commissioner Stinnette suggested 
rolling it first to the committees and Town Council and providing them with enough time 
to provide comment.  Commissioner Stinnette also recommended that a communications 
plan proposal be included with the four documents.   
 
DISCUSSION OF COMPREHENSIVE PLAN UPDATE SCHEDULE: 
 
The Commissioners had extensive discussion on the format, timeline and location of the 
meetings. 
 
DISCUSSION OF WEEKLY WORK SESSION AGENDA ITEMS: 
 
The commissioners talked about scheduling the topics of the weekly work sessions. 
 
ADJOURNMENT: 
 
With no further business, Chairwoman Stein made a motion to adjourn the meeting at 
10:00 PM.   
 
            
  
 
 
 
            
       _________________________ 
        Theresa Stein, Chair 
 
 
 
 
 
 
______________________ 
Diana Hays, Town Clerk 
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