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PLANNING COMMISSION
REGULAR MEETING AGENDA
June 21, 2018
7:00 p.m.

Call to Order –Chairman Tip Stinnette
Pledge of Allegiance

Agenda Amendments (Planning Commission and Staff)
Commissioner Disclosures

Public Hearings (Format: Staff Presentation, Applicant Presentation, Public Comment,
Commission Discussion and Q&A, Action (as appropriate))
a)
None Scheduled
Presentations
a)
None Scheduled
Discussion Items
a)
None Scheduled

Action Items (Format: Statement of Position/Final Discussion, vote called by each
Commissioner)
Note: Any Discussion Item may be added as an Action Item during the meeting by motion of the
Planning Commission.
a)
None Scheduled
Information Items
a)
None Scheduled

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

11) Council Representative’s Report
12) Chairman’s Comments

13) Planning Commissioners’ Comments
14) Approval of Minutes
a)

May 17, 2018 Regular Meeting (including Attachment 1 - 2)

c)

June 7, 2018 Regular Meeting (including Attachment 1)

b)

May 31, 2018 Work Session (including Attachment 1)
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15) Adjournment
If you require any type of reasonable accommodation as a result of physical, sensory or mental disability in order to participate in this
meeting OR if you would like an expanded copy of this agenda, please contact the Department of Community Development at (540) 3382304 at least three days in advance of the meeting. Expanded copies of the agenda may not be available the night of the meeting, please
request a copy in advance.
USE OF ELECTRONIC DEVICES DURING MEETINGS For the comfort and consideration of others, all cellular phones must be turned off and
cannot be used in the Council Chambers. Pagers must be set on silent or vibrate mode. This is requested because of potential interference
with our recording devices and the transmittal of our hearing impaired broadcast.
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a)
b)
c)

ITEM 14a-c
Meeting Minutes
May 17, 2018 Regular Meeting
May 31, 2018 Work Session
June 7, 2018 Regular Meeting
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MINUTES
PLANNING COMMISSION REGULAR MEETING
MAY 17, 2018, 7:00 PM
TOWN HALL HERITAGE ROOM

PRESENT:

Tip Stinnette, Chairman
EJ Van Istendal, Vice Chairman/Planning Commissioner
Mary Frances Bennett, Planning Commissioner
Chip Paciulli, Planning Commissioner
Ed Neham, Planning Commissioner
Theresa Stein, Planning Commissioner
Ted Greenly, Planning Commissioner/Council Liaison

ABSENT:
STAFF:

Patrick Sullivan, Director of Community Development
Erin Goodrich, Senior Planner

CALL TO ORDER OF REGULAR MEETING:
Tip Stinnette, Chairman, called the Planning Commission Regular Meeting to order at 7:00 PM.
The Pledge of Allegiance followed.
AGENDA AMENDMENTS:
None
COMMISSIONER DISCLOSURES:
None
PUBLIC HEARINGS:
None
PRESENTATIONS:
None
DISCUSSION ITEMS:
a) Review of Bylaws and Code of Conduct
Town Attorney, Sally Hankins, Planning Commissioner’s and Planning Staff discussed all
changes to the Bylaw’s and Code Conduct and reviewed the other supporting documents
provided in the Staff Report. The agreed upon changes were documented and will be
incorporated, and returned to Planning Commission for a vote.
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b) Review Post Office, Library and Town Parking Lot
Senior Planner, Erin Goodrich, stated the post office is showing as Industrial Business and
the library and Town parking lot are showing as Mixed Use Neighborhood Scale in the 2018
draft land use map. Currently, in the 2006 plan those properties are showing as
Institutional/Government. After discussing with the Planning Commission, their uses will
remain as what’s showing in the 2018 draft comprehensive plan.
c) Private roads in Comprehensive Plan.
Commissioner Paciulli would like to remove the current language in the draft comprehensive
plan regarding private roads and allow preservation of narrow existing streets and encourage
other streets design options proven to slow down traffic.
Commissioner Paciulli mentioned not changing fundamental design of the existing roads to
accumate new roads. Senior Planner, Erin Goodrich will worked with stafft to come up with
proposal. The proposal was discussed among the commissioners and is attached.
INFORMATION ITEMS:
None
CITIZEN COMMENTS:
Patricia Kipfer, 38038 W. Colonia Highway submitted an email to Erin Goodrich with concerns
over the proposed planned land use designation of her property. This was shared with the
Planning Commission and is attached.
COUNCIL. REPRESENTATIVE’S REPORT:
Council Member Ted Greenly, spoke to council regarding how much work the Planning
Commissioners and Staff are doing on the comprehensive plan.

PLANNING COMMISSIONERS’ COMMENTS:
Commissioner Stein spoke about the County Envision Loudoun Plan open house they are
holding for citizens to come out and hear about their plan.
Chairman Stinette read and email by a citizen regarding the envision Loudoun open house.
CHAIRMAN’S COMMENTS:
None
APPROVAL OF MINUTES:
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a.
b.
c.
d.

April 19, 2018 Work Session
April 26, 2018 Work Session ( including attachments 1-4)
May 3, 2018 Regular Meeting (including attachments 1-4)
May 3, 2018 Work Session (including attachments 1-3)

Commissioner Van Istendal made a motion to waive reading and approve the April 19, 2018
work session minutes, the April 26, 2018 work session minutes, the May 3, 2018 regular meeting
minutes and May 3, 2018 work session minutes.
Motion:
Commissioner Van Istendal
Second:
Commissioner Stein
Carried:
7-0
ADJOURNMENT:
With no further business, Chairman Stinnette made a motion to adjourn the meeting at 8:39 PM.

________________________
Tip Stinnette, Chairman
__________________________
Stefanie Longerbeam, Recorder
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May 17, 2018 Attachment 1
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May 17, 2018 Attachment 2

Date: Thursday 5.17.18
Planning Commission Regular Meeting and Work Session to follow.
Re: Citizen Comments
COPY hand delivered to Clerk for attachment to minutes and emailed to
Planning Commissioners in advance.
Name:
Patricia A. DiPalma Kipfer
Address: 38038 W Colonial Hwy
I am a Purcellville Town Resident
Good evening Planning Commission members.
I am speaking tonight to express my deep concern over the proposed
planned land use designation of my property as “Agricultural Commercial”
in Version 3.0 of the 2018 Comprehensive Plan DRAFT.
Since 1999, I have owned the property located at 38038 West Colonial
Highway. My property, along with others, was annexed into the Town by
Town Initiation in December 2008. In June 2011, the Purcellville Town
Council initiated, and approved, an amendment to its 2025 Comprehensive
Plan designating the planned land use of my property as “Mixed Use
Commercial”. This is the same land use designation approved one year
earlier for Catoctin Corner LLC, the property immediately adjacent to the
west of my property. In February 2017, the Town Council initiated, and
approved Resolution 17-02-01 formalizing the 2025 Comp Plan
Amendment 11-01.
**Since 2016, the Planning Commission has been working on an update to
the 2025 Comp Plan adopted on December 19, 2006. Both the October 13,
2017 and the November 15, 2017 Comprehensive Plan “DRAFTS” reflected
the planned land use of my property as “Mixed-Use Medium Scale” which
appears to be a re-naming of the 2025 Comp Plan land use term of “Mixed
Use Commercial”. However, suddenly in the Draft Version 3 dated
April 2, 2018 the planned use of my property changed to
“Agricultural Commercial”.
Effective planning demands that planned land use be reasonably
predictable to assure landowners or prospective purchasers that planned
land uses will not be changed suddenly, arbitrarily or capriciously but, only
after a period of investigation and community planning, and only where
needs and circumstances dictate that changes to planned land use are
clearly in the public interest. This stability and predictability in the law
serves the interests of landowners and the public.
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Pg 2. Planning Commission Regular Meeting 5.17.18 and Work Session
Citizen Comments: Patricia A. DiPalma Kipfer
The “Overview” section of DRAFT Version 3 of the plan clearly states that
the document represents a ten-year update to the 2025 Comp Plan, as
amended by approved CPAs. A review of the 2025 Comp Plan and
amendments reflect no “agricultural” focus. The “Overview” section of the
Version 3 DRAFT clearly states the update has taken the previous plan,
refined the vision based on community input, and provided new and
updated recommendations to help maintain Purcellville’s unique and
family-friendly character. The “Planning History”, “Vision”, “Challenge”,
“Goals”, and “History” sections of the Version 3 DRAFT make no mention
of “Agriculture” as a “focus”.
A thorough review of existing land use and zoning maps for the Town
reflect there is no “agricultural” land to be preserved on the northeast side
of West Colonial Highway.
My property is contiguous to Catoctin Corner, a “mixed-use commercial”
development project. Between my property and Catoctin Corner LLC is an
inter-parcel connection.
I have participated in and reviewed comments from all public sessions held
on the 2018 DRAFT Comp Plan. I attended many Planning Commission
regular meetings and work sessions. I read the published agendas,
associated staff reports, and the minutes of PC sessions and can find no
reasons, justifications, trends, community needs, or overwhelming public
sentiment or opinion which would even remotely suggest, let alone
mandate, that the planned land use of my property in the Version 3 DRAFT
be changed from “Mixed Use Medium Scale” to “Agricultural Commercial”.
The comprehensive plan is the product of the State statutory scheme and
process intended to ensure that changes to existing plans are not made
suddenly, arbitrarily, or capriciously. The Version 3 change of the planned
designated use of my property to “Agricultural, Commercial” appears to be
just that. I, therefore respectfully request that the land use designation of
my property in the DRAFT Comp Plan revert to “Mixed Use Medium Scale.”
As always, thank you for your consideration and many thanks to Erin,
Patrick, and Diana for their assistance to me in acquiring documents and
maps relating to the preparation of the 2018 DRAFT Comp Plan.
Comments emailed 5.17.18 to:
Purcellville Planning Commission
Patrick Sullivan
Erin Goodrich
Stephanie Longerbeam
Diana Hays
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MINUTES
PLANNING COMMISSION WORK SESSION
MAY 31, 2018 7:00 PM
TOWN HALL HERITAGE ROOM

PRESENT:

Tip Stinnette, Chairman
EJ Van Istendal, Vice Chairman/Planning Commissioner
Mary Frances Bennett, Planning Commissioner
Chip Paciulli, Planning Commissioner
Ed Neham, Planning Commissioner
Theresa Stein, Planning Commissioner
Ted Greenly, Planning Commissioner/Council Liaison

ABSENT:
STAFF:

Patrick Sullivan, AICP, Director of Community Development

CALL TO ORDER:
Chairman Stinnette called the Planning Commission Work Session to order at 7:00 PM.
COMPREHENSIVE PLAN REVIEW AND DISCUSSION:
Chairman Stinnette and Planning Commissioner’s nominated Commissioner Paciulli to serve as
the representative on the train station advisory board.
Chairman Stinnette mentioned that the Shell Station located on Main Street has changed
ownership. They will be submitting an application with the Town to add more pumps and a
convenience store at that location.
Chairman Stinnette discussed that there is an effort to put in a new cell tower at the waste water
plant to address safety issue related to poor coverage in the south western portion of Town. Staff
is working to set up a project plan with a timeline and process for having Planning Commission
and Town Council public hearings to revise the zoning ordiancne to allow for this.
The Commissioner’s continued the discussion on changes to be made on version 4.1 of the
Comprehensive Plan for the public hearing that’s scheduled for June 28, 2018.
Chairman Stinnette briefly discussed three proposed modification areas in the Loudoun County
comprehensive plan (aka Envision Loudoun). The commissioner’s will further discuss those
changes in the upcoming planning commission meetings and present to Town Council.
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ADJOURNMENT:
With no further business, Chairman Stinnette made a motion to adjourn the meeting at 8:38 PM.

_________________________
Tip Stinnette, Chairman
__________________________
Stefanie Longerbeam, Recorder
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May 31, 2018 Attachment 1

T. Stinnette Preliminary Loudoun County Comprehensive Plan “Position Paper”
We would like to take a moment to applaud your community engagement efforts on the
Envision Loudoun 2040 Comprehensive Plan. We appreciate the challenge you are faced with
in getting inputs as we have been working through a similar process with the update of our
comprehensive plan. We are particularly impressed with the fact that you have been successful
in engaging over 2,500 community members, completed 3 public rounds of soliciting public
inputs, and are in the process of transitioning to the adoption phase. It is from this context we
would like to provide some additional feedback we hope you will seriously consider as we move
into the final and fifth phase of the County Comprehensive Plan update process.
We are concerned with the conditions in the plan that meter the pace of future development in
the county. We recognize future growth is necessary to the continued vibrancy of the county
but we are particularly concerned with the higher velocity of that growth enabled by the
current version of the Comprehensive Plan. Specifically, we are concerned with the
“annexation” of formally Rural Policy Area acreage into the Transition Policy Area, and the
introduction of an “Urban Policy Area.”
There is a footnote on page 2-61 of the current draft that states the “Transition Policy Area
includes 937 acres of the Rural Policy Area from previous plans.” The plan fails to provide any
additional rationale behind this shift. This at the very least appears to be tone-deaf in terms of
addressing many of the concerns voiced in the three rounds of community engagement as well
as much of the on-line feedback received to this point. Moreover, the loss of 450 acres of open
space, the anxiety revolving around the “True North” development adjacent to Goose Creek,
and Supervisor Buffington’s point that the vote was a “vote against Western Loudoun County”
merely serve to underscore the concerns of citizen feedback on the plan. The plan’s aspiration
to facilitate more commercial development in the Transition Policy Area while “annexing” in
more acreage from the Rural Policy Area appears to encourage further suburban and urban
creep into the west. Left unchecked this puts the County’s very identity at risk. We advocate
for an inclusion of an explanation behind the shift in acreage and mitigating controls to prevent
further erosion of the Rural Policy Area.
With respect to the creation of the new “Urban Policy Area” we would be remiss to not voice
concern with the language of “higher density and intensity” without greater specificity and
fidelity on what that actually means. The vision of “urbanizing” the Route 7 corridor in the
vicinity of One Loudoun, the Dulles Town Center, and the three Silver Line Metro stops actually
is one of the reasons why extending the Metro line into Loudoun County was so contentious
from the outset and continues to be a source of tension when it comes to appropriating tax
payer dollars to support the extension. The creation of an “Urban Policy Area” merely becomes
Exhibit A for why many were against the extension of the Metro into Loudoun County. We
advocate for greater specificity with respect to the language of “higher density and intensity” so
County citizens can fully appreciate what the plan is proposing to enable. Additionally, we
recommend the inclusion of mitigations to control expansion of the policy area along the Route
7 corridor.
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We fully appreciate the difficulty of creating a comprehensive plan that addresses the varied
equities across our diverse county. We applaud the basic structure of the current draft and
believe its design in terms of organizing actions around policy areas is fundamentally sound.
That said we are concerned with the increased velocity of development the plan appears to
enable through the “annexation” of Rural Policy Area acreage and the introduction of an
“Urban Policy Area” category. We do not believe we are unique in this concern and suspect all
the communities of the Coalition of Loudoun Towns share our position. We look forward to
working with you in refining our collective vision for Loudoun 2040.
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MINUTES
PLANNING COMMISSION REGULAR MEETING
JUNE 7, 2018, 7:00 PM
TOWN HALL HERITAGE ROOM

PRESENT:

Tip Stinnette, Chairman
EJ Van Istendal, Vice Chairman/Planning Commissioner
Mary Frances Bennett, Planning Commissioner
Chip Paciulli, Planning Commissioner
Ed Neham, Planning Commissioner
Theresa Stein, Planning Commissioner
Ted Greenly, Planning Commissioner/Council Liaison

ABSENT:
STAFF:

Patrick Sullivan, Director of Community Development
Erin Goodrich, Senior Planner

CALL TO ORDER OF REGULAR MEETING:
Tip Stinnette, Chairman, called the Planning Commission Regular Meeting to order at 7:00 PM.
The Pledge of Allegiance followed.
AGENDA AMENDMENTS:
None
COMMISSIONER DISCLOSURES:
None
PUBLIC HEARINGS:
None
PRESENTATIONS:
None
DISCUSSION ITEMS:
a) Town’s Position on Envision Loudoun (General)
Commissioner’s reviewed and discussed the proposed changes that were presented in the
Staff Report. Commissioner Stineette also passed out comments made by Theresa Stein
(attached hereto).
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b) Zoning Ordinance
Chairman Stinnette discussed the zoning ordinance on how to proceed with the changes.
Few members of the planning commission will review each article of the zoning ordinance
and recommend changes.
ACTION ITMENS:
a) Vote of Bylaws and Code of Conduct:
Commisioner Stein made a motion that Purcellville Planning Commission:
• Adopt the Bylaw’s revised through June 7, 2018 as presented in the Staff Report
dated June 7, 2018,
• Adopt Resolution 18-05-01 as presented in the Staff Report dated June 7, 2018,
and
• Recommend that Purcellville Town Council approve the recommendation
outlined in the Code of Conduct as amended in the Staff Report dated June 7,
2018 with the changes follows;
o Item #3 remove the second sentence and replace with curtsey notice
should be given to the chair when possible in the event of an absence.
o Remove the word unexcused in the third sentence.
Motion:
Second:
Carried:

Commission Stein
Commissioner Istendal
7-0

INFORMATION ITEMS:
a) Update of Commissioner Neham’s East End Analysis
Commissioner Neham recently re-reviewed the analysis he conducted on the East End and
detected a few errors. He corrected these in the attached red-line document called “Public
Inputs Comments and Gateway Considerations in the East End’s Four Quadrants”
Chairman Stinnette spoke about the O’Toole team and how they were happy with the East
End being agricultural commercial, however Mrs. Patricia Kipfer is not. She feels this
designation is inconsistent with her property and the adjacent property.
CITIZEN COMMENTS:
None
COUNCIL REPRESENTATIVE’S REPORT:
Council Member Ted Greenly, spoke to council regarding how much work the planning
commissioners and staff are doing on the comprehensive plan.
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PLANNING COMMISSIONERS’ COMMENTS:
The Commissioner’s thanked Erin Goodrich for all her hard work while she worked for the
Town. They also thanked Tip for his leadership on the planning commission.
CHAIRMAN’S COMMENTS:
None
APPROVAL OF MINUTES:
a.

May 10, 2018 Work Session (Including Attachment 1)

Chairman Stinnette move to waive reading and approve the May 10, 2018 work session minutes.
Motion:
Second:
Carried:

Commissioner Van Istendal
Commissioner Stein
7-0

ADJOURNMENT:
With no further business, Chairman Stinnette made a motion to adjourn the meeting at 8:20PM.

________________________
Tip Stinnette, Chairman
__________________________
Stefanie Longerbeam, Recorder
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June 7, 2018 Attachment 1
T. Stinnette Preliminary Loudoun County Comprehensive Plan “Position Paper”
with edits from T. Stein
We would like to take a moment to applaud your community engagement efforts on the
Envision Loudoun 2040 Comprehensive Plan. We appreciate the challenge you are faced with
in getting inputs as we have been working through a similar process with the update of our
comprehensive plan. We are particularly impressed with the fact that you have been successful
in engaging over 2,500 community members, completed 3 public rounds of soliciting public
inputs, and are in the process of transitioning to the adoption phase. It is from this context we
would like to provide feedback for the Board of Supervisors and Staff to consider as you move
into the final and fifth phase of the Loudoun County Comprehensive Plan (Plan) update process.
We recognize that future growth is necessary to the continued vibrancy of the County, but are
concerned with the conditions in the draft Plan that meter the pace of future development in
the County, particularly the higher velocity of that growth enabled by the current draft version
of the Plan. We understand that this version of the draft Plan is based upon the
recommendations from the Stakeholders Group, and not necessarily supported by County Staff,
but we are specifically concerned with the conversion of the three identified Rural Policy Areas
to Transition Policy Areas (TPA) and the introduction of an “Urban Policy Area” around the
planned metro stops.
There is a footnote on page 2-61 of the current draft that states the “Transition Policy Area
includes 937 acres of the Rural Policy Area from previous plans.” The Plan fails to provide any
rationale behind the shift of Rural Policy Areas to TPA. This at the very least appears to be
tone-deaf in terms of addressing many of the concerns voiced in the three rounds of
community engagement as well as much of the on-line feedback received to this point. We
suggest that the rationale for the conversion be set out in the Plan in order to justify western
advancement of the TPA. While the Stakeholders may have felt that the three identified areas
more naturally favor TPA characteristics, any further advancement of TPA into the Rural Policy
Area (RPA) makes it difficult to “hold the line” on westward encroachment and loss of our
valuable rural areas that help define the character of Loudoun County. Moreover, the loss of
450 acres of open space, the anxiety revolving around the rezoning and development of “True
North” adjacent to Goose Creek, and Supervisor Buffington’s point that the vote was a “vote
against Western Loudoun County” underscores the concerns of citizen feedback on the Plan.
The Plan’s aspiration to facilitate more commercial development in the TPA in addition to
converting RPA land to TPA appears to encourage further suburban and urban creep into the
west. Left unchecked, the County’s identity is at risk. We recommend that any conversion of
RPA lands be removed from the Plan, and that mitigating controls be included into the Plan in
order to prevent further erosion of the RPA. The County Board has stated numerous times that
they do not support conversion of RPA to TPA, and removal of such language from the Plan
would demonstrate the Board’s commitment to preserving the rural nature of the County and
supporting the rural economy.
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With respect to the creation of the new “Urban Policy Area” we would be remiss to not voice
concern with the language of “higher density and intensity”. The vision of “urbanizing” the
three Silver Line Metro stops (Loudoun Station/Rt 606/Wiehle Avenue) makes sense from a
planning perspective but is one reasons why extending the Metro line into Loudoun County
was so contentious and continues to be a source of tension when it comes to appropriating tax
payer dollars to support the extension. The creation of an “Urban Policy Area” merely becomes
Exhibit A for why many were against the extension of the Metro into Loudoun County.
Additionally, we recommend that those areas along the Route 7 corridor (One Loudoun,
Belmont, etc) that the draft Plan includes in the Urban Policy Area be removed as increased
density and urbanization along Route 7 will only increase existing traffic problems since there is
no mass transit in that area. Further, such urbanization of Route 7 will likely intensify pressure
to allow greater commercialization in the areas west of Leesburg as the creep of development
is difficult to slow once it has begun..
We appreciate the difficulty of creating a Comprehensive Plan that addresses the varied
equities across Loudoun County. We applaud the basic structure of the current draft and
believe its design in terms of organizing actions around policy areas is fundamentally sound.
That said, we are concerned with the increased velocity of development the draft Plan suggests
through the conversion of Rural Policy Area acreage to Transition Policy Area and the
introduction of an “Urban Policy Area” outside the areas designated for metro.. We do not
believe we are unique in this concern and suspect all the communities of the Coalition of
Loudoun Towns share our position. We look forward to working with you in refining our
collective vision for Loudoun 2040.
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