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      Town Council 
STAFF REPORT 

Comprehensive Plan 
 
SUBJECT:  CPA #12-01 (amended);  Comprehensive Plan Amendment 
    
ACTION ITEM:                    _ X_ 

PUBLIC HEARING:               YES  X__   NO   _ 

Memo Date: February 27, 2014 

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

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

Community Development Department.   

 

Application CPAM #12-01 Mercke Property 

Applicant 
Mark Nelis, PC 
196 N 21st Street 
Purcellville, VA 20132 
 

Agent 
Mark Nelis, PC 
196 N 21st Street 
Purcellville, VA 20132 

Engineer/Land Planning 
Bowman Consulting Group, LTD 
101 South Street SE 
Leesburg, VA 20175 

Owner 
Brent H. Mercke 
341 Maple Avenue 
Purcellville, VA 20132 

  

 

Application Information  CPAM #12-01 Stupar Property 

Applicant 
 
Mark Nelis, PC 
196 N 21st Street 
Purcellville, VA 20132 
 

Agent 
Mark Nelis, PC 
196 N 21st Street 
Purcellville, VA 20132 

Engineer/Land Planning 
Bowman Consulting Group, LTD 
101 South Street SE 
Leesburg, VA 20175 

Owner 
Branko Stupar, Trustee 
c/o Maryls Rixey 
6401 Little Leigh Ct. 
Cabin John, MD 20818 

  

Community Development Department 

Hearing Date:  March 12, 2014 
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Purpose (see map 1 below):  This comprehensive plan amendment application is a request to divide the 

20.43+ 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 13.72+ acre parcel (Area A) at the western end as a Multi-Family Residential 

land use designation and designate the remaining 6.71+ 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. 

 

 

Parcels 

PIN # Tax Map # Address Applications Acres 

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

CPAM #12-01 
Stupar 
 

20.43+ 

452-15-3658  & 
487-10-9228 &   
 

/36///////22A2 
/36////////22/ 

341, 351, 17167 North Maple 
Avenue  Purcellville, VA 

CPAM #12-01 
Mercke 

12+ 

CDP Completeness Date 
October 23, 2013 
 

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

Zoning Ordinance 
1997 
LDSCO November 2009 

Existing zoning -  CM-1 (office / industrial) 
Proposed Zoning -  PDH-15  (Proposed Parcel A);  MC (Parcels B & C) 

Comprehensive Plan  
December 19, 2006 
 

Existing Planned Land Use – Professional Office 
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 
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Map 1 
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Section Pg Section Pg Section Pg 

CPAM report 5 Rezoning report 11   

CPAM Analysis 7     

  Proffers 26   

Motions CPA 4  Staff comments 28   

Motions ReZone 13 SUP report 31   

Motions SUP 33 Attachments 40   

Area  A 

Area  C 

Area  B 
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Suggested Motions 

1.   For all the reasons stated in the Staff Report dated Februrary 27, 2014, I move that the Town Council 

adopt CPA #12-01 (amended) and amend the 2025 Purcellville Comprehensive Plan and change the land 

use designation of Area A on Map 1 of this report from Light Industrial to Multi-family Residential and 

amend the land use designation of Areas B and C and D to become Mixed Commercial. 

2.  For all the reasons stated in the Staff Report dated February 27, 2014, I move that the Town Council 

adopt CPA #12-01 (amended) and amend the 2025 Purcellville Comprehensive Plan and change the land 

use designation of Area A on Map 1 of this report from Light Industrial to Multi-family Residential and 

amend the land use designation of Areas B and C and D to become Mixed Commercial with the following 

conditions: 

_____________________________________________________________________________________

_________________________________________________________________________________ 

_____________________________________________________________________________________ 

 

3.  I move 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 32.43+ 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 13.72+ acre residential site and a 6.71+ 

acre commercial site.  The Mercke parcels will be used as a commercial site and be combined with the 

Stupar 6.71+ 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 13.72+ acre residential site from 

Stupar and Tilley’s Entertainment will subdivide and purchase the 12+ acre Mercke site and the 6.71+ 

acre Stupar site.   

 

Comprehensive Plan Amendment Request 

Stupar Property. 

Mark Nelis, as agent, has applied for a Comprehensive Plan Amendment for a 20.43+ acre parcel located 

on Hirst Road in Purcellville, VA (map page 3).  The 20.43+ 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 

13.72+ acres on the western side of the 20.43+ acre parcel, Multi-family Residential.  In addition the 

request proposes that the remaining 6.71+ acre eastern section of the 20.43+ acre parcel be amended 

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

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

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

in 2008.  The land use designation in the County at the time of annexation was and remains 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 6.71+ 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.  The applicant desires to change these lots to a 

Mixed Commercial land use designation through a comprehensive plan amendment so that the parcels 

have maximum use flexibility as part of the outdoor/indoor commercial recreation complex being 

planned for the commercial part of the property (CPAM #12-01).  The Mercke parcels are presently 

designated Professional office with another segment having no Town land use 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 CPAM 

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 13.72+ acre site and a land use 

designation of Mixed Use Commercial on the remaining 18.71+ acre site.  In reviewing a comprehensive 

plan amendment, consideration should be based on the overall impact of all the proposed land use 

designations.  Specific issues such as traffic lights and turning lanes are more properly explored in the 

rezoning application and the site plan phase.   Please keep in mind that the land use change in 

designation is separate from a specific proposed use such as what is now before you.  Once the use 
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designation is changed it is valid regardless of whether the apartments and entertainment complex are 

ever built.  

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 13.72+ acre site to Multi-family Residential and to change 

the additional 18.71+ 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) 
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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) 

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 18.71+ 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 

(based on 176 apartment units).  (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 commercial 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) 
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The applicant has provided information that proposes there is a need for affordable 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)  

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 safe, 

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 page 46-47)  

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 for the community by providing a significant amount of annual revenue. 

 

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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Hearing Date:  March 12, 2014 

Town Council 

STAFF REPORT 
Rezoning  

 
SUBJECT:  RZ # 12-01 (amended) Rezoning 
    
 
ACTION ITEM:                    _ X_ 

PUBLIC HEARING:               YES  X__   NO   _ 

Memo Date:  February 27, 2014 

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

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

Development Department. 

 

Application Information  Stupar Property 

Applicant 
Mark Nelis, PC 
196 N 21st Street 
Purcellville, VA 20132 

Agent 
Mark Nelis, PC 
196 N 21st Street 
Purcellville, VA 20132 

Engineer/Land Planning 
Bowman Consulting Group, LTD 
101 South Street SE 
Leesburg, VA 20175 

Owner 
Branko Stupar, Trustee 
c/o Maryls Rixey 
6401 Little Leigh Ct. 
Cabin John, MD 20818 

  

Application Information  Mercke Property 
 

Applicant 
Mark Nelis, PC 
196 N 21st Street 
Purcellville, VA 20132 

Agent  
Mark Nelis, PC 
196 N 21st Street 
Purcellville, VA 20132 

Engineer/Land Planning 
Bowman Consulting Group, LTD 
101 South Street SE 
Leesburg, VA 20175 

Owner 
Brent Mercke 
341 North Maple Street 
Purcellville, VA 20132 

  

Parcels 

Community Development Department 
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 Purpose:  This application is a request to create two zoning districts on the 32.43+ acre parcel consisting 

of Areas A, B and 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 (“ZO”) to create a 13.72+ 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. 

 

Suggested Motions 

PIN # Tax Map # Address Applications Acres 

452-25-4468 
487-10-9228 

/36////////19 A 
/36////////22/ 
 

N/A 
341, 351, 17167  North Maple 
Avenue 

RZ #12-01 
RZ # 12-01-(a) 
 

20.43+ 
12+ 

Completeness Date 
October 23, 2013 
 

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, 2006 
 

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

Abutters 
 
 
 

South west – Residential (3 units per acre) 
South  east – Public 
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1.   For the reasons stated in the Staff Report dated February 27, 2014, I move that the Town Council 

adopt RZ#12-01 and designate Parcel A as noted on Map 1 a PDH-15 zoning district and to designate 

Parcel B, Parcel C, and Parcel D as noted on Map 1 an MC zoning district. 

2.  For the reasons stated in the Staff Report dated February 27, 2014, I move that the Town Council 

adopt RZ#12-01 and designate Parcel A as noted on Map 1 a PDH-15 zoning district and to designate 

Parcel B, Parcel C, and Parcel D as noted on Map 1 an MC zoning district with the following 

recommendations: 

___________________________________________________________________________________ 

___________________________________________________________________________________ 

___________________________________________________________________________________ 

 

3.  I move that Town Council deny the request to amend 

 the Zoning Ordinance for the Town of Purcellville, Virginia for the following reasons: 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 
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Area A 

Area C 

Area B 

Rezoning Request  

 

Map 2 

 

 

 

 

 

 

 

 

 

 

 

 

 PDH-15   MC 

 

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 and another portion of  area C 

to the south and west in 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 Development Housing district.  The numeric indicator of 15 refers to the allowable density of 

C-1 
C-1 
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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 although it does not require a rezoning as recreation uses are allowed 

in the CM-1.  However, the MC district is more aligned with Town needs.   Retail, restaurants and 

outdoor recreation all require a SUP under the CM-1 zoning district.  The district would be better suited 

to a more retail oriented district with the above uses being by right.  The CM-1 district is better suited to 

industrial and service oriented businesses.  The applicant for the 18.71+ 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. 
 
 

Consistency with the Comprehensive Plan. 
 
 
A.  Financial Planning for the Future. Chapter II 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.  

3.  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.   

4.  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 III 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 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 4+ 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 Plan envisions the “importance of economic development to the health, well-being and 

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

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

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

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

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

Purcellville”.  

The development of an 18.71+ 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 comparable 

market-rate units.”1  There is and will be significant growth in commercial uses in the 

town.  The availability of affordable apartment housing helps with employee 

recruitment and retention. This type of affordable 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. 

 

 

 

                                                           
1 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. 65) 

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.  Where the LOS is already below C, further deterioration of background LOS shall 

not occur as a result of the development. 

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 

18.71+ 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. 

 

 

 
 
Consistency with PDH Standards and Rezoning Factors. 

 

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 13.72+ 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: 

1. Limits the uses in the MC district by eliminating 7 specific uses.   

2. Requires a high quality of architectural design. 

3. Agrees to construct a storm water management system.  (already required) 

4. Road improvements.   

a. Proposes improvements to Hirst Road/Berlin Turnpike;  

http://library.municode.com/HTML/15173/level2/ZONING_ORDINANCETOPUVI_ART7LABUOPSPRE.html#ZONING_ORDINANCETOPUVI_ART7LABUOPSPRE
http://library.municode.com/HTML/15173/level2/ZONING_ORDINANCETOPUVI_ART7LABUOPSPRE.html#ZONING_ORDINANCETOPUVI_ART7LABUOPSPRE
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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. 

20. Provide an access to the Mason and Mercke property that does not require an at grade crossing 

of the W&OD Trail. 

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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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. A tree 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. 

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

parking. 

11. Provide an access to the Mason and Mercke property that does not require an at grade crossing 

of the W&OD Trail. 
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SUBJECT:  SUP # 13-04;  Special Use Permit 
    
ACTION ITEM:                    _ X_ 

PUBLIC HEARING:               YES  X__   NO   _ 

Memo Date: February 27, 2014 

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

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

Community Development Department.   

 

Application SUP # 13-04Mercke Property 

Applicant 
Bill Tilley 
Tilley Entertainment 
43025 Jedgeapple Ct. 
Ashburn, VA 20147 

Agent 
 

Engineer/Land Planning 
Bowman Consulting Group, LTD 
101 South Street SE 
Leesburg, VA 20175 

Owner 
Brent H. Mercke 
341 Maple Avenue 
Purcellville, VA 20132 

  

 

 

Application Information  SUP # 13-04 Stupar Property 

Applicant 
Bill Tilley 
Tilley Entertainment 
43025 Jedgeapple Ct. 
Ashburn, VA 20147 

Agent 
Same 

Engineer/Land Planning 
Bowman Consulting Group, LTD 
101 South Street SE 
Leesburg, VA 20175 

Owner 
Branko Stupar, Trustee 
c/o Maryls Rixey 
6401 Little Leigh Ct. 
Cabin John, MD 20818 

  

Community Development Department 

Hearing Date:  March 12, 2014 
Town Council  

STAFF REPORT                             

Special Use Permit 
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Purpose (see map 1 below):  This Special Use Permit (SUP) application if for a proposed outdoor 

recreation use on an 18.71+ acre site located at the corner of Hirst Rd and Maple Ave in Purcellville, VA. 

 

 

 

 

 

 

 

Parcels 

PIN # Tax Map # Address Applications Acres 

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

SUP # 13-04 
Stupar 
 

6.71+ 

452-15-3658  & 
487-10-9228 
 

/36///////22A2 
/36////////22/ 

341, 351, 17167  North Maple 
Avenue  Purcellville, VA 

SUP # 13-04 
Mercke 

12+ 

SUP Completeness Date 
October 23, 2013 
 

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

Zoning Ordinance 
1997 
LDSCO November 2009 

Existing zoning -  CM-1 (office / industrial) 
Proposed Zoning -  MC (Proposed east lot and Mercke property) 

Comprehensive Plan  
December 19, 2006 
 

Planned Land Use – Professional Office 
Proposed Land Use –Mixed Commercial (Proposed east lot and Mercke 
property) 

Abutters 
 
 

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

1.   For the reasons stated in the Staff Report dated February 27, 2014, I move that Town Council 

approve SUP # 13-04 

2.  For the reasons stated in the Staff Report dated February 27, 2014, I move that Town Council 

approve SUP # 13-04 with the following conditions: 

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________ 

3.  I move that Town Council deny SUP # 13-04 for the following reasons: 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 
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Parcel A 

Parcel C 

Parcel B 

SUP Request  

 

Map 3 

 

 

 

 

 

 

 

 

 

 

 

 

 PDH-15   MC 

 

Background. 

The development site is comprised of three proposed parcels, A, B and C as noted on Map 3.  Parcels A 

& B are owned by Stupar.  Parcel C is owned by Mercke.  Parcels B and C are requesting to be rezoned to 

Mixed Commercial.  In addition, Parcel D owned by Mercke is zoned C-1.  An outdoor recreation use 

requires a special use permit in the CM-1 (existing), and the C-1 district (Parcel D) as it is over 10,000 

square feet and the MC zoning district. 

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

and C. 

Parcel 
D 
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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, 

festivals, concerts, weddings, and corporate gatherings as outdoor recreational uses.  The different uses 

will be spread out over the 18.71+ 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 immediate 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. These standards are set out under issues for consideration and are addressed below. 

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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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. 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.  

2. 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. 

3. There does not appear to be a compatibility of uses in the area.  Some of that is due to a 

significant portion of the land on Hirst being vacant to the west of the project and public uses 

being to the east.  The Comprehensive Plan calls for commercial development of the area not 

additional tax exempt public sites. 

4. Noise level will meet the standards of the zoning ordinance.  Both the bumper boats and the go 

karts will have electric motors. 

5. 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. 

6. 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. 

7. 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.  

8. See comments in 7 above.  

9. All public services are available for this site.  

10. Not applicable.  

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

the Town. 

12. Appropriate infrastructure (roads, sewer & water, storm water BMP’s etc.) will be provided by 

the developer.  

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

Staff recommends approval of Special Use Permit # 13-04 with the following conditions: 

1. Hours of operation will be 10am to 10pm for the outdoor facility.  
2. All concert events will end by 10pm 
3. Interior roadways and trails will be maintained by the owner of the property. 
4. Go Karts will be powered by electricity; not an internal combustion motor.  
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5. A visitors/welcome building will be constructed next to the W&OD Trail 
6. An access road to the Mercke and Mason property that does not cross the W&OD trail will be 

constructed so that the at grade crossing in front of the Mason property is eliminated. 
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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  

 (2nd Submission) 

 Town of Purcellville Application Numbers RZ 12-01, CPAM 12-01and 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. 

c. 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 

c. 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 

 

cc: Imad Salous, P. E. 
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MEMORANDUM 
 

DATE:  November 15, 2013 
 
TO:  Daniel Galindo, Planner II (via e-mail) 
 
CC:  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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Assessments 

 

TAX YEAR 2013 
    

 
 
Real Estate Assessment Data from Loudoun County Assessor's Office 

3/1/2013 Final data fr Website 
     2013  2012  

 

    

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

    

    

    

    

    

    New Residential 
Construction/Growth 7,568,062 0 

 New Commercial 
Construction/Growth 15,064,026 0 

 Total New Construction/Growth 22,632,088 0 
 

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

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

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

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

 
    

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

    Revenue Change for Tax Rate Change of 1 cent   
 

    Average Residential Assessment 
  

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

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

Tax Amount (rate=.23/100) 2,312,994     
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Tax Amount (rate=.225/100) 2,262,712 <2012 Rate=.225   

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

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

  

  new construction and changes) 
 

  

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

 

    2013 Equalized Tax Rate (per 
$100) 0.222     

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

  

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

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

    TAX AD: 
   Difference between Lowered Rate and Effective Rate: 

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

  

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