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A regular meeting of the Town of Round Hill Planning Commission was held Tuesday, May 10, 2016, at 7:00 p.m. at the Town Office – 23 Main Street, Round Hill, Virginia.

PLANNING COMMISSION MEMBERS PRESENT
Manuel Mirabal, Chairman
Stephan Evers
Michael Hummel
Elizabeth Wolford

PLANNING COMMISSION MEMBERS ABSENT
Christopher Prack

STAFF MEMBERS PRESENT
Buster Nicholson, Town Administrator

MEMBERS OF THE PUBLIC PRESENT
Daniel Botsch, Member, Round Hill Town Council
Frederick Lyne, Member, Round Hill Town Council
Jeffrey Lawrence
Ted Britt
Clinton Chapman
William Heston, Chairman, Round Hill Board of Zoning Appeals
Clarkson Klipple, Member, Round Hill Town Council


IN RE:  CALL TO ORDER
Chairman Mirabal called the meeting to order at 7:00 p.m.  Roll call was held, and it was determined that a quorum was present.

IN RE:  PLEDGE OF ALLEGIANCE
Commission Member Wolford led those present in the Pledge of Allegiance.

Chairman Mirabal welcomed the guests in attendance at this evening’s meeting, introduced the Planning Commission members, and explained that the requirements for a quorum have been met with three Commissioners present.

IN RE:  PUBLIC COMMENT
There was no Public Comment.





IN RE:  DISCLOSURES AND COMMISSIONERS’ COMMENTS
Commission Member Hummel reminded the Chairman that “there’s a certain hockey game on tonight.”

IN RE:  APPROVAL OF AGENDA
Commission Member Wolford suggested that the first six items listed under “Business Items B – Comprehensive Plan Reviews” be deleted, as the Commissioners do not have the final copies of these documents.  Chairman Mirabal asked if the Commissioners have received the maps; Commission Member Hummel stated that they have not received the maps, or the Land Use chapter.  Chairman Mirabal asked what documents the Commissioners have pertaining to the Public Utility System chapter; Commission Member Wolford explained that the Commissioners have the document created by Vice-Mayor Graham and the Town Engineer, and comments provided by Ms. Graham.  Discussion ensued regarding the chapters available for review this evening.  Commission Member Wolford listed the following sections to be reviewed:  the Joint Land Management Area chapter, the Town Land Bays chapter, the Glossary, the Regional Land Bays chapter, the Community Facilities chapter, the Economic Development chapter, and the Transportation chapter.  These were included in the motion to accept the Agenda as amended; the motion was seconded by Commission Member Hummel.  A vote was held; the motion was approved 4-0, with Commission Member Prack absent.  The vote is recorded as follows:

MEMBER			VOTE
					Manuel Mirabal		Aye
					Stephan Evers			Aye
					Michael Hummel		Aye
					Christopher Prack		Absent
					Elizabeth Wolford		Aye

IN RE:  APPROVAL OF MINUTES
A.  April 5, 2016 Regular Meeting
Commission Member Hummel noted that the date in the first sentence of the minutes is incorrectly noted as March, but should be April 5.  Upon review, it was determined that the incorrect date was changed in the paper copies distributed.  Mr. Hummel also stated that, on page six, in lines one and twenty-four, his name should not be listed; the notation should be the Thomas and Round Hill West properties.  Chairman Mirabal noted that on page six, the second paragraph, the seventh line reads The Planning Commission also investigated properties; the word used should be discussed, not investigated.  Chairman Mirabal also noted that, on page seven, in discussion of inclusion of the properties at 8 East Loudoun and 10 East Loudoun into the Central Commercial District, there is a phrase which reads property owners who wish to be included in this commercial area would need to provide justification for this change; however, the minutes do not provide the name of the person who made the statement.  No member of the Planning Commission could remember making the statement.  Discussion ensued, with Chairman Mirabal suggesting that the statement be stricken from the minutes; the Commission agreed with this change.  Chairman Mirabal noted that Item A under “Action Items” is incorrect, and should read Chairman Mirabal noted that the Public Hearing is not scheduled for May 3, 2016.  Chairman Mirabal stated that the last sentence, under “Town Planner Report,” should read, Finally, it was noted, the marketing consultant will be at the Town Office (rather than here), beginning at 8:00 a.m., April 6 (rather than tomorrow).   Commission Member Hummel then moved to accept the minutes, as amended; Commission Member Evers seconded the motion.  A vote was held; the motion was approved 4-0, with Commission Member Prack absent.  The vote is recorded as follows:

MEMBER			VOTE
					Manuel Mirabal		Aye
					Stephan Evers			Aye
					Michael Hummel		Aye
					Christopher Prack		Absent
					Elizabeth Wolford		Aye

IN RE:  ARNETT & MULDROW MARKET STUDY PRESENTATION
Mr. Daniel Botsch, Round Hill Town Council member, and Chair of the Land Use Committee, introduced himself, and explained that the Town Council hired the firm of Arnett & Muldrow to conduct a market assessment for the Town, focusing on the Central Commercial District and the Eastern Commercial District.  Mr. Botsch further explained that the main goal of conducting a market assessment was to determine the types of commercial enterprises which would be viable in these districts for the long term.  Mr. Botsch stated that Mr. Tripp Muldrow, of Arnett & Muldrow, will present his findings at this evening’s meeting; this will be followed by a time for discussion and questions.  Mr. Muldrow then provided his report remotely, via a computer connection.  Mr. Muldrow explained that he held interviews with stakeholders in the community and took a refresher tour of the areas to be studied, in order to initially obtain input without being influenced by statistical data.  Mr. Muldrow also noted that he has worked for the Town of Purcellville, and thus understands the overall commercial/business climate in western Loudoun County.  Mr. Muldrow explained that his presentation will begin by briefly defining the trade area and providing demographics.  Following are points provided in this presentation:

· This is a conservative evaluation, based on the existing population, providing a conservative trade area definition based on zip codes, and including a fairly conservative capture rate as well as sales per square foot data.  The zip codes for Round Hill and Purcellville were utilized in this study; pass-through visitors were not considered.

· Trends in the Round Hill zip code area are similar to those seen in other areas in western Loudoun County, with the growth which has taken place in the area since 2000 presented, and with income levels for the area presented, as well.  The income levels for this area allow for very specialized businesses to be successful.

· Information regarding retail dollars leaving the trade area was presented; Round Hill “leaks” $128.3 million in sales each year; Round Hill and Purcellville combined “leaks” $319.8 million in sales each year.  Round Hill represents Purcellville’s second largest market.

· Round Hill is a $12.5 million retail market; when Round Hill and Purcellville are factored together, Round Hill represents slightly under 1/10th of sales.

· Western Loudoun County has always been a “leak” market.

· A chart of various types of retail stores provided information regarding where leakage exists, as well as of businesses which may be successful.  A grocery store, which was in the original plans for the Eastern Commercial District, is no longer a viable option, as that market is saturated.  However, a specialty food store may be successful there.  Pharmacies and gas stations are also unlikely to be successful in the Eastern Commercial District.  There may be opportunities for uses such as clothing sales, general merchandise (in the form of a small box store), miscellaneous stores, and food service (both limited and full-service restaurants).

· There may be an opportunity for retail stores to be successful in Round Hill, dependent upon policies Purcellville puts in place/retains regarding the site at the intersection of Business Route 7 and Route 287.

· The retail market potential for Round Hill assumes a 10% capture scenario, eliminates store types not feasible for the Town (e.g., automotive dealerships, home centers, etc.), and assumes sales of approximately $300.00 per square foot.  These factors would support approximately 37,288 square feet of retail space.  A chart listing various business types which could be successful, including possible sales in dollars and amount of square footage supported, was presented.

To summarize, Mr. Muldrow explained that Round Hill’s market is highly dependent upon what happens in Purcellville; the market in this area severely leaks sales; opportunity sites in the Town of Round Hill are limited; Round Hill should adhere to a focus on the Town Center for highly specialized market opportunities; an opportunity exists for non-traditional retail outside of the Town Center; and, there is market demand for a small-box general merchandise retailer.  Mr. Muldrow then stated that he would be happy to answer any questions.

Councilperson Botsch asked if Round Hill could draw from a broader geographical area than the two zip codes which were the focus of the study, if thought of and promoted as a destination.  Mr. Muldrow stated that it could, particularly in the areas of specialty retail, food, restaurants, and home furnishings.

Councilperson Lyne referenced the parcels in Purcellville, located at Business Route 7 and Route 287, for which development is being proposed and/or studied, and asked if retail locations which exit directly from Route 7 (such as the Eastern Commercial District in Round Hill) would be more enticing to businesses.  Mr. Muldrow stated that, although that assumption would likely be true, many retailers would still most probably locate in Purcellville.

Mr. Chapman, of the Round Hill Partners Group, asked what the timeframe is for the predictions included in the study, and how development of the Purcellville parcel at Routes 7 and 287 would affect potential development in Round Hill.  Mr. Muldrow referenced the lengthy process which exists for completing all requirements prior to beginning construction, and noted that it could be several years before that parcel could be developed.  Mr. Muldrow also stated that, in the interim, the area’s population is growing.  Mr. Chapman asked if the numbers in the study are based on current statistics; Mr. Muldrow stated that they are.  Mr. Chapman asked if the approximately $37,000 square feet of retail space is contained in the Eastern Commercial district only, or in both commercial districts; Mr. Muldrow explained that that figure is for both commercial districts.

Mr. Muldrow stated that his firm will provide all raw spreadsheets to the community.

Mr. Ted Britt, of the Round Hill Partners Group, asked for Mr. Muldrow’s analysis regarding pharmacies; Mr. Muldrow stated that, due to the merger of Walgreens and Rite-Aid, he does not expect changes in the pharmacy market at this time, and expects to see back-fill of current locations which will close due to the merger.

Mr. Jeff Lawrence, of the Round Hill Partners Group, asked if a mixed-use could be successful in a small-scale market such as Round Hill; Mr. Muldrow stated that vertically designed mixed-use seems not to work well, however, it is difficult to find developers with the experience to build horizontally designed mixed-use.

Mr. Muldrow stated that it must be kept in mind that traditional leasing techniques may not be useful in filling the retail space in Round Hill; therefore, pursuing independent stores may be the best choice for the Town.

Mr. Chapman asked if small fitness stores could be successful in the area; Mr. Muldrow stated that that is a great trend, and that those businesses, along with hair salons and medical providers, could work very well in the Town’s commercial areas.

Chairman Mirabal asked what part improvements in public transportation and roads played in the estimates included in the study; Mr. Muldrow stated that it is difficult to know how that factored in, but that he does expect the Silver Line will play a part in the development of commercial in the area. However, Mr. Muldrow noted, the barrier between eastern and western Loudoun County has been long-standing, and he does not expect that to change in the foreseeable future.

Councilperson Botsch then asked if Mr. Muldrow had any other comments or recommendations; Mr. Muldrow stated that there are many reasons for optimism regarding the downtown section of Round Hill, and that creative marketing and unconventional uses will be required for the success of the Eastern Commercial District.  Mr. Muldrow stated that he will provide a copy of this study to the Town.

The Planning Commission and attendees thanked Mr. Muldrow for his presentation.

Councilperson Botsch stated that copies of this presentation will be available on the Town website, or via e-mail if requested.

Chairman Mirabal called for a five minute recess.



IN RE:  BUSINESS ITEMS
A.  Discussion of Arnett & Muldrow Market Plan Assessment Presentation
There was no further discussion of this presentation.

B.  Comprehensive Plan -- Reviews
Chairman Mirabal and the Commissioners discussed how best to proceed with this evening’s Agenda, as the changes made to the various Comprehensive Plan chapters at the work session held the previous Thursday had not yet been returned to the Commission Members.  Chairman Mirabal asked Town Administrator Nicholson for his assistance in completing the changes and returning the edited version of each chapter to the Planning Commission.  It was also noted that the Planning Commission wishes to have a red-lined version of each chapter for review.  Town Administrator Nicholson asked when the edited chapters should be returned to the Commissioners; it was noted that another work session will be scheduled, and the changes should be sent to Commission Members prior to that date to allow sufficient time for personal review.  It was the consensus of the Planning Commission that several more work sessions will be needed.  Discussion ensued regarding a date for holding the next work session; there was also discussion of chapters still to be reviewed, with it being noted that the Utility Chapter, although well written, is too detailed and should be edited by Vice-Mayor Graham and the Utility Committee.  The Planning Commission decided to hold its next work session on Tuesday, May 31st, at 5:30 p.m.; the chapters scheduled for review this evening, as well as further chapters, will be reviewed at that time.

1)  Joint Land Management Area Chapter
The Joint Land Management Area Introduction was reviewed, with changes made to language in several sections of the document, and with some paragraphs rewritten or removed.  There were questions regarding information contained in a table of sections/areas which could be brought into the Town limits which will require further input from Staff.  In Part 2, the title “Section 3:  Annexation” was removed and that paragraph was incorporated into the previous section.  This completed this evening’s review of the narrative portion of the chapter; the Goals and Objectives were not reviewed at this time.

IN RE:  ACTION ITEMS
A. Schedule additional Comprehensive Plan Work Session(s) and/or Public Hearing
It had been decided earlier in the meeting to hold an additional work session on May 31, 2016 at 5:30 p.m.










IN RE:  ADJOURNMENT
The meeting was adjourned by Chairman Mirabal at 10:00 p.m.


Respectfully submitted,

________________________________________
Manuel Mirabal, Chairman

________________________________________
Debra McDonald, Recording Secretary
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