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A regular meeting of the Town of Round Hill Planning Commission was held Tuesday, June 7, 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
Mary Anne Graham, Vice-Mayor, Town of Round Hill
Clinton Chapman
Jeffrey Lawrence
Joel Silver


IN RE:  CALL TO ORDER
Chairman Mirabal called the meeting to order at 7:05 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 members of the public in attendance at this evening’s meeting, and welcomed Town Administrator Nicholson, who is sitting in for Town Planner/Zoning Administrator Hynes.

IN RE:  PUBLIC COMMENT
Mr. Joel Silver, who represents the Eckles family, spoke, explaining that the Eckles family has a contract with the Round Hill Investors Group to sell the property which makes up the Eastern Commercial District.  Mr. Silver also explained that the family would like to develop the property.  Mr. Silver noted that the Eckles family has a long history in Round Hill, and has supported the Town in times of need; further, it was noted, the family would like to work with the Town in the development of this parcel.  Mr. Silver explained that other entities have expressed interest in this parcel, but the family chose to contract with the Round Hill Investors Group in order to carry on this legacy with someone who would take care of the property in a way that is compatible with the Town.  Mr. Silver noted that the group was encouraged by the findings of the recent market study, as they confirmed many of the assumptions made in the Round Hill Investors Group’s plan; Mr. Silver asked if the Planning Commission agrees with this assessment.  Mr. Silver also stated that the Round Hill Investors Group is concerned that development in Purcellville, which occurs prior to the development of the Eastern Commercial District, may impair development of that parcel.  Mr. Silver explained that that is not in the interests of his clients, and that they would like to work with the Town in order to avoid that result.  Mr. Silver noted that the Planning Commission invited his group to provide written language to be considered for inclusion in the Comprehensive Plan update, and asked if that is still under consideration; Mr. Silver further noted that they would like to help however they can to facilitate this, and are available to talk with and collaborate with the Town, in order to make this a success for everyone.  Chairman Mirabal explained that the Planning Commission has been working on updating and revising a number of sections of the Comprehensive Plan, and are very near to completing the sections which would impact the property in question.  Mr. Mirabal also noted that the section of the Comprehensive Plan most closely linked to the Eastern Commercial District parcel will be discussed in detail at this evening’s meeting; this is a follow-up to discussion held at last week’s work session.  Chairman Mirabal also explained that the market study referenced by Mr. Silver was reviewed at last month’s Planning Commission meeting, and that those discussions are included in the minutes which will be reviewed this evening.  Mr. Mirabal noted that he cannot say in specific terms if the Planning Commission agrees or disagrees with the various conclusions reached in the market study.  Mr. Mirabal also noted that the study seems to echo the Round Hill Investors Group’s concern that some opportunities are no longer available to Round Hill for the development of that site.  Chairman Mirabal explained that those findings do not, to a great extent, alter the work the Planning Commission has done on developing parameters for that parcel in the update of the Comprehensive Plan.  Chairman Mirabal also explained that, upon the Planning Commission finishing its work on the update of the Comprehensive Plan, the Plan will go to the Town Council.  In addition to review by both bodies, the Comprehensive Plan will be presented at public hearings, which will allow for public input; the Round Hill Investors Group will be able to offer input at those hearings.  Chairman Mirabal stated that language offered by the Group has been reviewed, and has, in part, been incorporated into the update of the Comprehensive Plan.  Chairman Mirabal noted that further discussion of these issues will be held this evening, and that the representatives of the Eckles family and the Round Hill Investors Group who are present may attend those discussions.  Chairman Mirabal asked if any other members of the Commission would like to add anything to this discussion.  Commission Member Hummel stated that the Commission is working on the update of the Comprehensive Plan, but is not changing any zoning; Mr. Hummel also noted, in response to concerns voiced by Mr. Silver regarding commercial development in Purcellville, that the property in question is currently zoned commercial, and that the Group could begin development now, by-right, if they so chose.  Mr. Silver stated that the opportunity for commercial development will be impacted and/or impaired for a long time if Purcellville moves forward on commercial development before work on this parcel begins; some of the factors involved in this were presented, including users worried about competition next door, lenders concerned about those same issues, and investors concerned about the viability of the project.  Mr. Silver noted that being the first to develop business in a market is an advantage, and that is what his clients are trying to accomplish, in a way that benefits the Town and in a way that enables the family to benefit from their investment.  Mr. Silver stated that they hope a pathway to make that happen will be found.  Mr. Silver asked Commission Member Hummel if that helps to explain their concerns; Mr. Hummel stated that he was still trying to understand the comment made regarding Purcellville “getting the jump on us,” in the development of the parcel.  Mr. Lawrence noted that he would be happy to address that concern.  Mr. Lawrence stated that his group appreciates that the Town provided the report (market study), which provided them with more information, and which confirmed their own estimates of what they thought would be a good development for this project.  Mr. Lawrence asked if the Planning Commission will use the information provided by the consultant in the market study to adjust the Comprehensive Plan, as it is drafted today.  Mr. Lawrence stated that the draft Comprehensive Plan available at this point does not address what their development plan is calling for, or even open the door to a starting point for their development, and noted that the current draft was put in place prior to the market study being presented to the Town.  Mr. Lawrence stated that they are aware that the Town Council/Land Use Committee and citizens will be able to provide input into the Comprehensive Plan; however, Mr. Lawrence asked if the Planning Commission will take under consideration any of the information provided to adjust the Eastern District recommendations.  Mr. Lawrence noted that, if this language will not be taken into consideration, there will not be a starting point at the Eastern Commercial District for his group.  Additionally, Mr. Lawrence asked what the timing is for the Comprehensive Plan update, noting that his group has been provided with several different dates for completion of the process, which is now almost six months behind.  Mr. Lawrence explained that it is difficult for his group to plan without a definite end-date.  Mr. Lawrence stated that he hopes the Planning Commission can see that his group is committed to this project, and wants to work with the Town and the citizens in creating a nice project which is financially viable.  In addressing Commission Member Hummel’s question specifically, Mr. Lawrence stated that his group believes approximately 35,000 square feet of commercial/retail space can be supported at the Eastern Commercial District site; additionally, they believe those numbers could change if certain areas of Purcellville were about to be developed into retail, as previously stated by Mr. Silver.  Mr. Lawrence noted that his group is aware that it could develop commercial at the site at this time, but does not believe it makes financial sense to build the whole property out as commercial.  He stated that he hopes the Planning Commission sees this, as well.  Chairman Mirabal then addressed Mr. Lawrence’s questions and concerns.  Mr. Mirabal noted that Mr. Chapman has attended all of the Planning Commission’s meetings, and would likely report that the Commission has been working hard to complete the update of the Comprehensive Plan; there have been numerous sections which have had to be changed and edited, not the least of which has been the Eastern Commercial District, based upon a number of presentations by the Round Hill Investors Group, and others.  Chairman Mirabal noted that some of the Round Hill Investors Group’s recommendations have been accepted, and continuing discussion of the section related to the Eastern Commercial District will take place this evening.  Chairman Mirabal explained that, regarding the time table for this update, more than a dozen extra meetings have already been added in order to finish the Comprehensive Plan; however, discussion and decision-making have been required, which has resulted in the process taking longer than the Commission would have liked.  Mr. Mirabal explained that, when the Planning Commission has completed its update, it will be comfortable in releasing the document to the public and will feel it can stand behind the Plan.  Chairman Mirabal also noted that the Round Hill Investors Group has access to meeting agendas and minutes, which show that quite a bit of work has been done on this update.  Chairman Mirabal then addressed the market study, asking if the Round Hill Investors Group believes it inures to their view of how the site should be developed; Mr. Lawrence stated that it reinforces the group’s plans for the site, in which 32,700 square feet of retail were proposed, prior to the market study being conducted.  Mr. Lawrence noted that the draft Comprehensive Plan language available at this time does not correlate to the information from the market study, or to his group’s concept plan, regarding the Eastern Commercial District parcel.  Chairman Mirabal explained that the Planning Commission had already considered the proposed amount of square footage of retail, and had changed language in the draft Comprehensive Plan to consider a mixed-use for the parcel, to the extent that the Commission believed it to be appropriate for the Town.  Mr. Lawrence asked if changes to the draft Comprehensive Plan will be made based on the recently completed market study; Chairman Mirabal stated that that will be taken into consideration, with Commission Member Hummel noting that it has not yet been discussed.  Mr. Chapman referenced draft #14 of the Comprehensive Plan, dated March 2016, specifically Item 15(d) on page 7, which raised concerns for his group.  In response to a request for clarification from the Commissioners, Mr. Chapman explained that this is contained in the Land Use and Growth Management chapter.  Mr. Chapman read from portions of the section in question, noting specifically that it calls for the principle development at the Eastern Commercial District site to be commercial, with residential uses limited to no more than 1/3rd of development there.  Mr. Chapman further stated that, based upon the recent market study, the entire Town has 37,288 square feet of commercial property; his group is proposing to develop between 32,000 to 35,000 square feet.  Mr. Chapman stated, if 1/3rd of that can be residential, that does not constitute a mixed-use development; he further stated that it would not be economically feasible.  Commission Member Evers asked to clarify if the question is in regards to the total supportable square footage for retail, or to residential, as those are two different things.  Mr. Evers further stated that it seems the group is referring to the supportable square footage of potential market retail space, and the fact that the existing approximately 10,000 to 12,000 square feet of commercial space leaves the Round Hill Investors Group with only 20,000 to 25,000 square feet of retail space; if the group is proposing to develop 30,000 square feet of retail, it is exceeding the recommendations of the market study.  Commissioner Evers then asked to clarify that the group’s question regards the consideration to be given to the market study numbers in the update of the Comprehensive Plan.  Mr. Chapman and Mr. Lawrence stated that the numbers proposed by the market study restricts their group to 1/3rd of the total square footage, which would allow for the construction of six houses and 32,000 square feet of retail.  Mr. Lawrence asked if the language in the Comprehensive Plan will change at all in light of the new information provided by the market study.  Mr. Chapman asked that the Planning Commission consider removing that 1/3rd residential restriction.  Chairman Mirabal noted that the Eastern Commercial District property is zoned commercial, and that the study denoted the amount of square footage of commercial which can be supported at the site.  Mr. Chapman stated that his group has asked both the Planning Commission and the Town Council for their vision for the property, and that they have tried to create a development which will be economically sound and will be attractive to the Town.  Commission Member Evers noted that the aesthetics of the proposed development are not in question.  Mr. Chapman reiterated that his group’s concern is the restriction on the amount of residential which will be allowed at the site.  Commission Member Wolford asked for the total square footage permitted at the site; Mr. Chapman stated that it currently is zoned for 150,000 square feet of commercial.  Mr. Chapman further stated that, due to required setbacks and other restrictions on the property, it cannot be developed to that capacity.  Commissioner Wolford asked for the capacity suggested by the Town Planner/Zoning Administrator; Mr. Chapman stated that a specific number was not provided, but the Town’s Zoning Administrator stated that adjustments to setbacks may be considered by the Town.  Mr.  Chapman noted that the purpose of the Comprehensive Plan is not to place onerous restrictions on potential development, and reiterated that restrictions will limit his group’s ability to develop the site.  Commission Member Hummel noted that, at the outset of this process, the parcel was zoned 100% commercial; therefore, the Planning Commission has worked with the Round Hill Investors Group to allowing for flexibility in development of the property.  Chairman Mirabal noted that information provided by the Zoning Administrator indicates approximately 100,000 developable square feet at the site, with Commission Member Wolford stating that that would provide for approximately 33,000 square feet to be used for residential development.  Mr. Chapman stated that that would allow for the development of approximately 70,000 square feet of commercial, which is not supportable.  Chairman Mirabal explained that the use and the square footage have already been designated for the site, and that the Commission does not have the authority to change that designation.  Additionally, Mr. Mirabal stated, the Planning Commission has allowed for a mixed-use development on the parcel, but does not have the authority to change the zoning.  Chairman Mirabal then asked the Round Hill Investors Group to submit in writing its request for changes to the amount of square footage allowed for various uses at the Eastern Commercial District site.  Mr. Chapman stated that a draft was submitted; Chairman Mirabal stated that he is aware of that, and that the Planning Commission took what it felt appropriate from the draft recommendations.  However, in light of the information provided by the market study, Chairman Mirabal suggested that the Round Hill Investors Group file an additional draft.  Mr. Chapman then noted that he attended the recent Town Council meeting, at which he asked about the schedule for the update of the Comprehensive Plan; at that meeting Mayor Ramsey directed Staff to provide information regarding the schedule to him.  Mr. Chapman reviewed the proposed schedule going back to March 2016, and asked when the Comprehensive Plan update will be completed.  Chairman Mirabal stated that the Planning Commission is fully aware of schedule projections which have been made; however, the Commission was not fully satisfied that the document was ready to be released to the public for comment.  Mr. Chapman noted that he has attended nearly all of the meetings and is aware of how hard the Planning Commission has worked on this update; he also noted that he is aware additional information was given to the Commission for review.  Mr. Chapman thanked the Chairman for the opportunity to speak.  Commission Member Evers stated the obligation he felt to note that there are a number of things regarding the Eastern Commercial District which are controversial, and remarked that many residents do not want any development there at all; additionally, Mr. Evers noted, the Planning Commission could finish this section and lock-in the verbiage as-is, and better meet the date for completion of the update.  However, the Commission has held additional meetings in order to consider recommendations, and has tried to accommodate Mr. Chapman’s group.  Commission Member Evers stated his belief that some residents would not be happy with the draft as it exists.  Further, Mr. Evers noted that he personally has worked very hard on this update, and is very concerned about what may locate in the Eastern Commercial District; therefore, the update may take extra time.  Vice-Mayor Graham noted that she has heard the Comprehensive Plan will be finished in September, but that that is not a hard and fast deadline.  Mr. Joel Silver spoke, asking how the Town would go about developing commercial at the site, if the Town owned the property.  Mr. Silver also noted that the analyst who prepared the market study has pointed out the dynamic relationship between residential and commercial uses in the Town, and that that dynamic should be taken into consideration when developing a vision for the parcel.  Mr. Silver asked that a method for collaboration be considered which would produce a vision which is palatable and which would be economically feasible.  Commission Member Hummel asked if Mr. Silver saw in the market study a requirement for residential, in order to develop the 35,000 square feet of commercial; Mr. Silver stated that he did not, that the need for residential is his interpretation, and that he would be happy to speak with the writer of the market study and then report back to the Planning Commission.  Mr. Silver noted that, in today’s market economy, 37,000 square feet of commercial is not viable without including mixed-use, and closed his remarks by asking that the Commission consider a development there which is viable and which can be achieved.  Chairman Mirabal stated his desire to respond to Mr. Silver prior to moving the meeting’s agenda along, noting that Mr. Silver is “coming from one place,” but that the Commission is not working on this update in a vacuum, with only the Round Hill Investors Group’s plans to consider.  Mr. Mirabal explained that a number of public meetings have been held regarding the site, in addition to a charrette being held and the market study being conducted – all of that has been taken into account in the Planning Commission’s work, in a way that, it is hoped, has been balanced.  Chairman Mirabal stated that the process still is not finished, and will not be finished until the Comprehensive Plan goes to a public hearing and further consideration can be given to what the public thinks should happen with the site.  Chairman Mirabal stated that the Commission appreciates the group’s interest, and understands what that interest is; however, the Round Hill Investors Group has to understand that the Planning Commission must consider a number of other things.  Mr. Silver noted that he appreciates that, and reiterated that the Planning Commission consider the dynamic relationship referenced in his remarks.  Chairman Mirabal stated that the Planning Commission will continue to consider recommendations/suggestions in all fairness, and again invited the group to present its recommendations in writing to the Commission.



IN RE:  DISCLOSURES AND COMMISSIONERS’ COMMENTS
There were no Disclosures and Commissioners’ Comments.

IN RE:  APPROVAL OF AGENDA
Commission Member Wolford stated that, under Business Item B – Review, Public Utility System Maps, and word Maps should be deleted.  Commissioner Wolford then made a motion to approve the Agenda, 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:  APPROVAL OF MINUTES
A.  May 10, 2016 Regular Meeting
Commission Member Hummel noted the following corrections:  on page two, under Approval of Agenda, in the fifth line from the bottom, and word Manager should be Management; and, on page five, in the second line, the dollar sign before the 37,000 figure should be deleted.  Chairman Mirabal stated that, on page four, Mr. Lyne is referenced, but is not given a title; Commission Member Hummel noted that Mr. Botsch is referenced, but not given a title, as well.  Commission Member Wolford stated that they were in attendance as Council Members.  It was determined that each should be noted as Councilperson throughout the minutes.  Chairman Mirabal noted that, on page six, under Comprehensive Plan – Reviews, Joint Land Management Area Chapter, it should be noted that only the introduction was reviewed by changing the word Chapter in the paragraph to the word Introduction.  Commission Member Hummel then moved for approval, with the changes noted; Commission Member Wolford 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

B.  April 19, 2016 Special Meeting
Commission Member Hummel noted that, in the Public Comment section, the context should be changed, as the Planning Commission is not rezoning the parcels under discussion, but rather is amending the Comprehensive Plan.  Mr. Hummel provided changes to replace references to rezoning in the paragraph.  It was noted by Commission Members that the verbiage as notated was that used by the speaker in making his comments.  After discussion, it was decided to incorporate Commission Member Hummel’s corrections, in which references to rezoning were replaced with the word designating and/or so designated, and in which commercial properties were noted as potential commercial properties; furthermore, references to the update of the Comprehensive Plan were included.  Commission Member Wolford noted that, on page two, under Approval of Minutes, the date of the minutes (April 5, 2016) should be noted.  Commission Member Wolford then moved for approval of the Planning Commission Meeting minutes dated April 19th, as amended; Commission Member Hummel seconded the motion.  A vote was held; the minutes were approve 3-0-1, with Commission Member Evers abstaining and Commission Member Prack absent.  The vote is recorded as follows:

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

IN RE:  BUSINESS ITEMS
A.  Comprehensive Plan
Chairman Mirabal asked Commission Member Hummel to lead discussion of this item, as he conducted the work session in which the following sections of the Comprehensive Plan were reviewed:  Introduction, Public Participation, Population & Demographics, Natural Resources, Heritage & Community Character, and Housing & Community Development.  Commissioner Hummel stated that one item in the list was not changed at the work session, and thus was ready for a vote; the other items had only minor changes.  As those changes have since been made, Mr. Hummel stated the entire list is ready for a consent vote; this vote would indicate that these sections have been completed.  The Planning Commission decided to hold a vote on each chapter to be approved.  Commission Member Wolford made a motion to approve the final draft for “Introduction,” dated 6/3/2016, as submitted; 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

Commission Member Wolford made a motion to approve the draft of “Public Participation,” dated 6/3/2016, as submitted; Commission Member Hummel 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

Commission Member Wolford made a motion to approve the draft of “Population & Demographics,” dated 6/3/2016, as submitted; 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

Vice-Mayor Graham asked why these sections were being approved without the maps being included; it was stated that the maps will be reviewed and approved at one time.

Commission Member Wolford made a motion to approve the draft of “Natural Resources,” as submitted without the maps, which will be approved at a later date; Commission Member Hummel seconded the motion.  Commission Member Evers listed the three maps to be included in this chapter:  the Topographic Map, the Soil Map, and the Floodplain Map.  Commission Members Wolford and Hummel agreed to this addition.  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

Commission Member Wolford noted a change on page three, under “Historic Preservation,” in the third line:  the word while should be deleted and the sentence should begin with the word This.  Commission Member Wolford then made a motion to approve “Heritage & Community Character,” dated 6/3/2016, with the one minor change; 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

Commission Member Wolford made a motion to approve “Housing & Community Development,” dated 6/3/2016, as submitted; Commission Member Hummel 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

B.  Review
The Economic Development section of the Comprehensive Plan was discussed, with it being noted that Commissioner Hummel had been tasked with providing further updates/edits to this section, due to its length.  Mr. Hummel stated that the document before the Commission this evening contains the changes he made in an attempt to streamline the chapter, based on Planning Commission discussion.  It was noted that Commission Member Hummel’s edits were to the Introduction only; the Goals & Objectives had previously been reviewed.  Commission Member Hummel made a motion that the Planning Commission approve the “Economic Development” section, as amended by edits dated 6/3/2016.  Discussion of the document being put forth for approval ensued, as there was more than one copy of this chapter provided to the Commission; the date of the most recent copy was discussed, as well.  Commission Member Wolford then seconded the motion.  Correction needed for the lettering of a list was briefly reviewed.  A vote was then 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

The “Land Use & Growth Management” chapter was then reviewed by the Planning Commission.

IN RE:  ACTION ITEMS
A.  Schedule the Comprehensive Plan Public Hearing
Following discussion, it was decided to hold a work session on Tuesday, June 28, 2016, beginning at 5:30 p.m.

A Public Hearing date was not scheduled.

IN RE:  TOWN PLANNER REPORT
This Report was not presented.

IN RE:  ADJOURNMENT
The meeting was adjourned by Chairman Mirabal at 11:21 p.m.



Respectfully submitted,


________________________________________
Manuel Mirabal, Chairman


________________________________________
Debra McDonald, Recording Secretary
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