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PLANNING COMMISSION 
STAFF REPORT 

Comprehensive Plan 
 
SUBJECT:  CPA #13-01;  Comprehensive Plan Amendment (CPA) 
    
ACTION ITEM:                    _ X_ 

PUBLIC HEARING:               YES  X__   NO   _ 

Memo Date: March 28, 2014 

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

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

Community Development Department.   

 

 

 

 

 

Application Information  CPA #13-01 

Applicant 
Michelle Rosati 
Holland & Knight LLP 
1600 Tysons Blvd 
Tysons Corner, VA 22102 
 

Agent 
Michelle Rosati 
Holland & Knight LLP 
1600 Tysons Blvd 
Tysons Corner, VA 22102 
 

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

Owner 
Patrick Henry College 
1 Patrick Henry Circle 
Purcellville, VA 20132 
 

  

Parcels 

PIN # Tax Map # Address Applications Acres 

453-48-2745 
453-38-9552 

/36//////71A2/ 
/26////////72B 

N/A 

CPAM #13-01 
Patrick Henry 
College 
 

65.65 
9.44 

Community Development Department 

Hearing Date:  April 17, 2014 
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Purpose (see map CPA 1 below):  This application is a request to amend the Purcellville Comprehensive 

Plan and designate the land use of parcel A and parcel B as noted on map CPA 1 as 

Institutional/Government. 

Map CPA 1 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

CDP Completeness Date 
December 20, 2013 
 

Location 
1 Patrick Henry Circle, Purcellville, VA 20132 

Zoning Ordinance 
1997 
LDSCO November 2009 

Existing zoning -  Transition X 
Proposed Zoning -  Institutional Public (IP) 

Comprehensive Plan  
December 19, 2009 
 

Existing Planned Land Use –  Office / light industrial 
Proposed Land Use – Institutional/Government 

Abutters 
 
 

North – By Pass 
West -  Residential and Commercial 
South - Residential 
East -- Residential 
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Suggested Motions 

1.   For reasons stated in the Staff Report dated February 4, 2014, I move that the Planning Commission 

recommend that the Town Council adopt amendments to the Purcellville Virginia 2005 Comprehensive 

Plan that will designate the planned land use of Areas A and B on Map CPA-1 of this report as 

Institutional/Government and forward CPA #13-01 Patrick Henry College to the Purcellville Town Council 

for action. 

2.  For reasons stated in the Staff Report dated February 4, 2014, I move that the Planning Commission 

recommend that the Town Council adopt amendments to the  Purcellville Virginia 2025 Comprehensive 

Plan that will designate the planned land use of Areas A and B on Map CPA-1 of this report as 

Institutional/Government and forward CPA #13-01 Patrick Henry College to the Purcellville Town Council 

for action with the following 

recommendations:_____________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

 

3.  I move that the Planning Commission recommend that the Town Council deny the amendments to 

the Comprehensive Plan for the following reasons: 

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________ 

Section Pg Section Pg 

CPA Report 4 Rezoning Report 11 

CPA Analysis 5 Rezoning Analysis  

  Proffers 12 

Motions CPA 3  Staff Recommendations 12 

Motions ReZone 9   

  Attachments 13 
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Background. 

In 2009 the Town of Purcellville annexed approximately 65.65+ acres (Parcel A) of College owned 

property into the Town for the purpose of enabling Patrick Henry College (PHC) to expand its college 

operations.  In addition to the 65.65+ acres the College acquired a 9.44+ acre parcel (Parcel B) locally 

known as Rebel Hill with the intent of providing for future student housing in the southeast quadrant of 

the College property.  This acquisition also provides access to the College grounds from Colonial 

Highway.  It was annexed into the Town on December 16, 2008. 

Following the annexations, the Town did not subsequently designate the planned land use for the two 

properties.  The College desires to have that corrected and designate the planned land use 

Institutional/Government so that the land use is consistent with the remainder of the property. 

There are no immediate plans for expansion or construction.  The College is preparing for future 

expansion.   

 

Comprehensive Plan Amendment (CPA) Request 

Patrick Henry College has applied for a Comprehensive Plan Amendment to designate a 65.65+ acre 

parcel and a 9.44+ acre parcel located on Berlin Turnpike Route 287 Purcellville, VA (map CPA 1).  The 

65.65+ acre parcel is further identified as part of parcel number 453-48-2745 and the 9.44+ parcel is 

identified as parcel 453-38-9552.  The application is a request to amend the Purcellville Virginia 2005 

Comprehensive Plan (PCP) to designate the land use of the 75.09+ total acres as 

Institutional/Government (I/G).  The amendment request will be evaluated using the PCP adopted by 

the Town December 19, 2006.    

The 65.65+ acre property was originally located in the County and was part of PUGAMP.  It was annexed 

to the Town in 2009 and was subsequently consolidated into parcel number 453-48-2745 which contains 

the present college buildings and dormitories. The 9.44+ acre site was annexed from the County in 2008.  

It remains a separate parcel owned by the College. 

A land use designation of Institutional/Government allows for the use of the property as a 

college/university.  

The requested designation of “Institutional/Government” is a land use in the PCP and allows for 

Institutions such as Patrick Henry College.  The Land Use section of the Plan states that “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) 

The property abuts the following land use designations: To the south, mixed commercial, 3 Units; to the 

east, residential; to the west, mixed commercial and residential; to the north, the Route 7 By-Pass. 
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Designating the land use as Institutional/Government is consistent with the present land use and 

provides for compatibility in design and density. 

The applicant is requesting an amendment to the Comprehensive Plan through a Comprehensive Plan 

Amendment. (CPA #13-01) 

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 PCP.  This CPA submittal requests a 

land use designation for two separate parcels, A & B (map CPA 1).  The applicant has requested a land 

use designation of Institutional/Government for both parcels.  In reviewing a comprehensive plan 

amendment, consideration should be based on the overall impact of all the proposed land uses.  . 

Specific issues such as traffic lights and turning lanes, specific landscaping, parking, etc. are more 

properly explored in the rezoning application and at the site plan phase.   

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 75.09+ acre site to Institutional/Government should be 

evaluated by considering the long term impacts and how they relate to the adopted plan.   

These parcels have not been included on the Town’s Comprehensive Planned land use maps.  In this 

case the applicant is requesting a land use designation of Institutional/Government which matches the 

existing parcels owned by the college.  Any other land use designation for this site would be out of 

character with the existing College parcel.  It is reasonable and forward thinking to plan for future 

expansion of the College and incorporate the new parcels, which are already owned by the College, into 

the existing land use designation of Institutional/Government. 

The continued development of the property for college use is consistent with the Comprehensive Plan.  

It would expand the existing land use designation of Institutional/Government to the additional 75.09+ 

acres.  It is sited at the gateway to the Town and has developed architecturally as a show piece for the 

community with its colonial and Jeffersonian style buildings and manicured grounds.  The continued 

growth and viability of the College fits well into the future community goals as set forth in the PCP as it 

provides scenic views, a healthy environment, education opportunities, recreational amenities, diverse 

housing, quality social activities and a diverse community that welcomes all persons. (PCP pg 2) 
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Housing.  The PCP calls for the provision of balanced housing growth in accordance with the planned 

land use map adopted as part of the PCP. This amendment will provide additional 

Institutional/Government lands to become part of the existing I/G designation and allow for the housing 

of future students, which in turn will eliminate the need for additional student housing in the 

community.  It will provide for a balanced growth of both regular and student housing.  (PCP page 28) 

 

Transportation 

The PCP 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.  As the college expands, mitigation 

must be provided to insure that levels of service do not deteriorate as a result of development. (PCP 

page 94) 

Economic Development. 

The PCP 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”.  A college/university provides jobs and economic 

growth.  Students and faculty contribute to the local economy. (PCP page 64) 

Public Utilites. 

Appropriate 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 PCP states, “When considering future development, special attention should be given to those areas 

that are environmentally sensitive…”.  (PCP page 102)  The owner will be providing a detailed landscape 

plan for each site plan submitted for future development as required by the Zoning Ordinance.  There 

are no identified environmentally sensitive lands in this area. 

Land Use. 

The PCP calls for a “Balanced Distribution of Land Uses and Harmonious, Compatible and Orderly Land 

Development.”  This amendment helps provide for a diversity of land uses while ensuring economic, 

social and financial stability. The College is an active member of the community and provides numerous 

facilities for community use.  Its position along the gateway/entrance to the community assures the 

Town of a harmonious, compatible, and quality land use pattern at the entrance to the Town.  
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Staff Recommendations. The request for a comprehensive plan amendment to designate the 75.09+ 

acre site Institutional/Government conforms to the overall goals of the Plan.  The PCP is clear in that it 

supports the continued growth and development of Patrick Henry College. 

Staff’s recommendation is to approve the land use designation of the 75.09+ acre parcels as 

Institutional/Government. 

 

 

 

 

 

 

 

The remainder of this page is intentionally left blank. 
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Hearing Date:  April 17, 2014 

 
PLANNING COMMISSION 

STAFF REPORT 
Rezoning  

 
SUBJECT:  RZ # 13-02 Rezoning 
    
 
ACTION ITEM:                    _ X_ 

PUBLIC HEARING:               YES  X__   NO   _ 

Memo Date:  March 28, 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  RZ #13-02 

Applicant 
Michelle Rosati 
Holland & Knight LLP 
1600 Tysons Blvd 
Tysons Corner, VA 22102 
 

Agent 
Michelle Rosati 
Holland & Knight LLP 
1600 Tysons Blvd 
Tysons Corner, VA 22102 
 

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

Owner 
Patrick Henry College 
1 Patrick Henry Circle 
Purcellville, VA 20132 
 

  

Parcels 

PIN # Tax Map # Address Applications Acres 

453-48-2745 
453-38-9552 

/36//////71A2/ 
/26////////72B N/A 

RZ #13-02 Patrick 
Henry College 
 

65.65 
9.44 

Community Development Department 
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 Purpose:  This application is a request to rezone Parcel A and Parcel B as noted on Map RZ 1 from 

Transition X to IP (Institutional and Public Use)  

Map RZ 1 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

CDP Completeness Date 
December 20, 2013 
 

Location 
1 Patrick Henry Circle, Purcellville, VA 20132 

Zoning Ordinance 
1997 
LDSCO November 2009 

Existing zoning -  Transition X 
Proposed Zoning -  Institutional Public (IP) 

Comprehensive Plan  
December 19, 2009 
 

Existing Planned Land Use –  Office / light industrial 
Proposed Land Use – Institutional/Government 

Abutters 
 
 

North – By Pass 
West -  Residential and Commercial 
South - Residential 
East -- Residential 

Parcel C 
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The request is to rezone Parcels A and B from Transition X to Institutional and Public Use (IP). This would 

provide for Parcels A and B to match the existing college zoning of IP which is shown as Parcel C on the 

above map (Map RZ 1).  

 

 

Suggested Motions 

1.   For the reasons stated in the Staff Report dated February 4, 2014, I move that the Planning 

Commission recommend that Town Council amend the Zoning Ordinance for the Town of Purcellville, 

Virginia and designate Parcel A and Parcel B as noted on Map RZ 1 as an Institutional and Public Use 

zoning district and forward RZ #13-02 Patrick Henry College to the Purcellville Town Council for action. 

2.  For the reasons stated in the Staff Report dated February 4, 2014, I move that the Planning 

Commission recommend that Town Council amend the Zoning Ordinance for the Town of Purcellville, 

Virginia and designate Parcel A and Parcel B as noted on Map RZ 1 as an Institutional and Public Use 

zoning district and forward RZ #13-02 Patrick Henry College to the Purcellville Town Council for action 

with the following recommendations: 

___________________________________________________________________________________ 

___________________________________________________________________________________ 

___________________________________________________________________________________ 

 

3.  I move that the Planning Commission recommend that Town Council deny the amendments to the 

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

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 
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Backgound. 

In 2009 the Town of Purcellville annexed approximately 65.65+ acres (Parcel A) of College owned 

property into the Town for the purpose of enabling Patrick Henry College (PHC) to expand its college 

operations.  In addition to the 65.65+ acres the College acquired a 9.44+ acre parcel (Parcel B) locally 

known as Rebel Hill with the intent of providing for future student housing in the southeast quadrant of 

the College property.  This acquisition also provides access to the College grounds from Colonial 

Highway.  Parcel A is presently split zoned.  Parcel C as shown on Map RZ 1 is zoned Institutional and 

Public Use, Parcel A as depicted on the same map is zoned Transition X.  These two areas are on one 

consolidated parcel; thus, the split zoning. The IP zoning designation is better designed to accommodate 

an institute of higher education.  It will provide the college more flexibility in design and function than 

Transition X zoning.   

Following annexation Parcels A and B were designated as Transition X zoning.  The College desires to 

have the zoning changed from Transition X to Institutional and Public Use so that the zoning use for 

Parcels A and B is consistent with the remainder of the property and will eliminate the split zoning. 

Specific construction plans are not part of this application.  

 

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.  

Provided below are standards found in Article 1 of the zoning ordinance as noted above, along with staff 

comments.  The relevant factors to be analyzed as part of the rezoning process can be found in Article 1, 

Section 3 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 and Staff Comments  

 

Rezoning factors:  Consider the existing use and character of the property. 
 
The existing use is Patrick Henry College, an established facility of higher education.  Expansion and 
additions to the college will be consistent with the present design and placement of buildings and site 
compatibility.  This will help ensure that the character of the property to be rezoned will be consistent 
with the existing property and uses. 
 
ZO Factor to be considered:  Consistency with the comprehensive plan (ZO Article 1 Section 3). 

As is noted in the CPA application above, the application for a land use designation of 
Institutional/Government is in compliance with the Comprehensive Plan for the reasons noted in that 
review. 
 
In addition to the areas covered in the Comprehensive Plan review the following standards for rezoning 
should be considered in the review. 
 
 
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 intersection delay 

shall not increase where the LOS is already below C.  The college fronts on the busiest street in 

the Town.  Additional traffic studies should be required prior to construction of new residential 

facilities on site and mitigation required if the additional transportation impacts increase 

congestion and intersection delays at any entrance to the College.  As requested by Public 

Works, due to some complaints that the street crossing is unsafe after dark, Street lighting 

should be provided on both sides for all present and future crosswalks across Route 287 and 

Colonial Highway to provide for present and future pedestrian safety. 

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

a. Future college construction may impact the efficiency of the transportation system and how it 

interfaces with Route 287.  The applicant has not provided a plan on how they will address 

potential future transportation issues if they arise.  A traffic impact analysis should be 

conducted prior to the addition of new housing on campus and should be a condition of this 

rezoning. 
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Rezoning Factor:  Consider the trends of growth and change; encourage the most appropriate use of 

the property. (ZO Article 1 Section 3) 

Utilizing the acreage as a college/university is the most appropriate use of the property considering that 

part of the land is at present being utilized as an institute of higher education and will continue to do so.  

The additional land area will provide areas for expansion and growth.  The Concept Development Plan 

(CDP) identifies areas where classrooms, dormitories, and sports fields will be built.  The College will be 

required to substantially conform to that approved CDP. 

Rezoning Factor:  Consider the requirements for Public Services.  

The College has access to town water and sewer and has entered into an Infrastructure Agreement with 

the Town.  Future additions are not expected to place an unreasonable demand on public services.  

However, public services will still be needed and used.  An annual contribution, plus a onetime 

contribution for fire and rescue in lieu of taxes would help offset the demand on public services.  An 

updated Infrastructure Agreement should be required for the entire property. 

Rezoning Factor:  Consider the conservation of natural resources. 

The College has been judicious in the protection of its existing and built landscape.  Future development 

will have to conform to the Town’s landscape standards. 

 

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

1.  Street lights, as approved by the Purcellville Public Works Department for style and functionality, 

should be erected on both sides of the crosswalk just south of the Eastgate, Patrick Henry Drive and 

Route 287 intersection in order to allow illumination for pedestrian safety when crossing. 

2.  Any additional crossings of Route 287 and Colonial Highway in the future are to be lighted for 

pedestrian safety.  

3.  Prior to the construction of student dormitories or housing, a Traffic Impact Analysis will be required 

prior to site plan approval for new construction.  Mitigation will be required if the TIA indicates that the 

LOS on the impacted roadway as a result of the new construction will be reduced below a level of C as 

required by the Comprehensive Plan. 

4.  Patrick Henry College shall update, where it is determined necessary by the Town, the Infrastructure 

Agreement dated December 7, 2009 and adopted by Town Council December 8, 2009.   

5.  Any requested site plan will require that the following standards will be reviewed and approved by 

the Zoning Administrator prior to site plan approval: 

a. The proposed application is consistent with the development plan. 
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b. The traffic generated by the proposed use will be adequately and safely served by roads, 
pedestrian connections, and other transportation services.  

c. The proposed use will not negatively impact orderly and safe road development and 
transportation in accordance with the comprehensive plan and all relevant transportation 
and corridor plans.  

 

Proffers. 

The applicant has not provided draft proffers that might address outstanding issues as of the date of this 

staff report.   
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Attachments 

 

 

1. Purcellville Public Works Comments       pg.  19 

2. LC Department of Building & Development   ----   Fire Protection Plans Reviewer/Inspector pg.  20  

3. Infrastructure  Agreement         pg.  21 

4. Applications          pg.  31 

5. Master Plan          pg.  33 

6. Applicant’s Statement of Justification       pg.  34 

7. Street Light Request from Public Works       pg.  38 

8. VDOT Comments   (comments are overdue)       pg. 

9. Proffers            pg. 
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MEMORANDUM 
 

DATE:  January 3, 2014  
 
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:  Patrick Henry College 
  Rezoning and Comprehensive Plan Amendment 

 
Public Works staff has reviewed the following: 

1.  Application for Patrick Henry College Rezoning and Comprehensive Plan Amendment. 
 
Based on our review, we offer the following comments: 

1. The applications should reference, and include a copy of, the 2009 Infrastructure 
Agreement between the Town and Patrick Henry College (attached).   

2.  The Master Plan includes a property that is currently outside of the Town of Purcellville 
Town limits.  The 3.01 acre parcel, PIN 453395081, is not within the Town.  Please clarify 
this for the application.  

3. It has been suggested that the pedestrian crosswalk that crosses the Berlin Turnpike just 
south of Patrick Henry Circle and Eastgate Drive be lighted. With this rezone and 
proposed additional development, please include the lighting of this crosswalk.   

 

 

 

 

 

 

 

Attachment 1 
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Patrick, 

The impetus for the lighting issue at the cross walk on Rt. 287 Berlin Turnpike near the intersection of 

the entrance of Patrick Henry College comes from a citizen’s inquires to the Police Department and a 

concern from an official of the College. The crosswalk was installed as a proffer but the lighting was not 

included in the language for Purcellville Gateway project. Since the businesses within the Roadside 

Development and Patrick Henry College are the primary beneficiaries of this respective crosswalk, I think 

it is great that PHC steps up to offer this item as potential proffer. Thanks. 

 

Best regards, 

Alex 

Alex Vanegas, CPM 

Director of Public Works 

 

221 South Nursery Avenue 

Purcellville, Virginia 20132 

Office: (540) 751-2314 

Cell: (540) 454-3632 

Email: avanegas@purcellvilleva.gov 

 

2012 National Sustainable Community Award Winner 

Virginia Governor’s Environmental Excellence Gold Award Winner 

 

 Please consider the environment before printing this email. 

This e-mail may contain confidential or privileged information. If you are not the intended recipient, please advise 

by return e-mail and delete immediately without reading or forwarding to others. Thank you. 

 

 

Attachment 7 

mailto:avanegas@purcellvilleva.gov
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