21SN0623 – Douglas Sowers
Midlothian
Agent – Jeffrey Geiger (804-771-9557)
BOS Public Hearing – February 23, 2022
Magisterial District –

Request
Conditional Use

Time Remaining

365 Days
Case Manager

Harold Ellis
(804-768-7592)

Planning Commission Recommendation
Approval

Conditional use to permit a private landing strip.

Staff Recommendation
Approval

The Property

Site Size

1401 County Line Road

231.97 Acres

Comprehensive Plan –
Land Use Designation

Plan Area
County Wide Plan

Phased Suburban Residential
Figure 1: Aerial of Request Area – Click Image for Link to GIS

Figure 2: Area Map of Request & Land Use Plan Map

Summary of Proposal
The applicant, Douglas Sowers, is proposing a private landing strip be constructed on an approximate 231-acre site.
The only proposed improvement is the landing strip, no additional structures relating to the landing strip are proposed.
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Recommendations
PLANNING COMMISSION - APPROVAL
STAFF - APPROVAL
Any potentially adverse impacts should be mitigated with recommended conditions of approval.

NOTES FOR THE PLANNING COMMISSION AND BOARD OF SUPERVISORS
1. Conditions may be imposed.
2. A conceptual plan and existing site plan have been submitted by the applicant.

Douglas Sowers

21SN0623

Page 2 of 15

Table of Contents
Summary of Proposal .............................................................................................................................................................. 1
Recommendations .................................................................................................................................................................. 2
Table of Contents .................................................................................................................................................................... 3
Planning................................................................................................................................................................................... 4
Current Zoning Map ................................................................................................................................................................ 5
Supplemental Analysis ............................................................................................................................................................ 6
Airport ................................................................................................................................................................................. 6
Budget & Management....................................................................................................................................................... 6
Community Enhancement .................................................................................................................................................. 6
Environmental Engineering................................................................................................................................................. 6
Fire & Emergency Medical Services .................................................................................................................................... 7
Parks & Recreation .............................................................................................................................................................. 7
Police ................................................................................................................................................................................... 7
Schools ................................................................................................................................................................................ 7
Transportation - County Department of Transportation .................................................................................................... 7
Transportation - Virginia Department of Transportation ................................................................................................... 7
Utilities – Water and Wastewater ...................................................................................................................................... 7
Community Engagement & Public Hearings ........................................................................................................................... 8
Conditions (1/25/2022)........................................................................................................................................................... 9
Conceptual Landing Strip Location – Exhibit A ..................................................................................................................... 11
Existing Site Plan – Exhibit B ................................................................................................................................................. 12
Case Contacts ........................................................................................................................................................................ 13
Appendix ............................................................................................................................................................................... 14
Fire & Emergency Medical Services .................................................................................................................................. 14

Douglas Sowers

21SN0623

Page 3 of 15

Planning
Comprehensive Plan – Land Use Plan Designation
The Comprehensive Plan designates the Property for Phased Suburban Residential, which suggests the Property is
appropriate for residential development at a maximum density of 2.0 to 4.0 dwellings per acre.

Proposal
The applicant, Douglas Sowers, is proposing a private landing strip be constructed on an approximate 231-acre site. The
only proposed improvement is the landing strip, no additional structures relating to the landing strip are proposed. The
landing strip is to be used primary for the applicant and family members. Operational conditions of approval include
restrictions on landing strip length, aircraft weight, hours of operations, frequency the landing strip may be used,
maximum number of aircraft stored and parked on-site, required safety equipment on-site, and prohibition of
commercial use. As illustrated on Exhibit A, and Figure 3 below, the landing strip is to be located towards the middle of
the property. As no additional structures are proposed, the aircraft will be stored within existing structures on-site.
Also, as conditioned, the owners of the property will occupy the existing or a new home on the property prior to the use
of the landing strip.

Hallsboro Rd
County Line Rd

Landing Strip

Mt. Hermon Rd
Figure 3 (excerpt from Exhibit A):
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Current Zoning Map
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Supplemental Analysis
Airport
The Airport has nothing to add to the proposed conditions regarding the Sowers Landing Strip located at 1401 County
Line Road, because it is located outside of the 10-mile operational area. The Federal Aviation Administration (FAA) holds
authority over the airspace and along with the FAA the Virginia Department of Aviation holds the authority of licensing
airports in Virginia.

Budget & Management
No comment on this request.

Community Enhancement
No comment on this request.

Environmental Engineering
1. The subject property is located within the Upper Swift Creek Watershed.
2. A Natural Resource Inventory was completed and accepted by the Department of Environmental Engineering.
a. Resource Protection Areas are present along the southeastern portion of the project area associated
with a perennial tributary to Swift Creek and its connected/contiguous wetlands. All other surface
water features on the property are either ephemeral or intermittent.
b. Non-tidal wetlands exist along the perennial and intermittent stream systems and drain the interior
portion of the project area. In addition, there are two existing ponds and an additional wetland area
that was previously a pond within the limits of the property. Wetlands and/or streams shall not be
impacted without prior approval from the U.S. Army Corps of Engineers and/or the Virginia Department
of Environmental Quality.
c. Soils over much of the project area exhibit high erosion potential.
3. To address water quality concerns in the watershed, enhanced erosion and sediment control measures above
those required by state regulations shall be provided, which include the use of super silt fence or an approved
alternative; sediment traps and basins at least 25 percent larger than the minimum state standard; and the
application of Anionic Polyacrylamide (PAM) or an approved equivalent to denuded areas during construction
and final stabilization.
a. The applicant has offered Proffered Conditions 13, 14, and 15 to address this impact.
4. The development of the property will be subject to the Part IIB technical criteria of the Virginia Stormwater
Management Program Regulations.
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Fire & Emergency Medical Services
Service Area
The Midlothian Fire Station, Company Number 5

Additional Information
This request will have minimal impacts on Fire & Emergency Medical Services.

Parks & Recreation
No comments on this request.

Police
Division

Beat

District

Swift Creek

17

Midlothian

Additional Information
This request is anticipated to have minimal impacts on Police.

Schools
No comments on this request.

Transportation - County Department of Transportation
This request will have no impact on the transportation network.

Transportation - Virginia Department of Transportation
Applicant is requesting a CU to allow for the addition of a small private landing strip on his rural parcel of property
containing approximately 232 acres. The zoning case is a local matter regarding land use and has no direct impact to the
state right of way. VDOT has no comment at this time.

Utilities – Water and Wastewater
1. The proposed private landing strip will not impact the public water and wastewater systems.
2. The Utilities Department supports this request.
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Community Engagement & Public Hearings
Community Meetings
9/14/2020 – Virtual
10/26/2020 – In person, on-site
Discussion Topics:
1. How the landing strip will be used by the applicant, and who will be able to use it
2. How will the landing strip be regulated, e.g. FAA?
3. Hours of operation and frequency of use
4. Enforcement of zoning conditions
5. Noise impacts on nearby neighbors
6. Flight paths and altitudes of aircraft
7. Experience of pilots taking off and landing at landing strip
8. Potential for accidents
9. Area of site clearing
10. Possible impacts on property values and insurance premiums
11. Impacts on wildlife and ecosystems
12. Impact on existing gas line or related safety concerns resulting from gas line
13. Concern about onsite fuel storage (in existing tank) and refueling
14. On-site caretaker/resident
15. Future development on site after landing strip is constructed

Planning Commission
1/18/2022:

Citizen Comments: Seven (7) citizens expressed opposition to or concerns regarding the request.
Discussion focused on the following:
1.
2.
3.
4.
5.
6.

Compatibility of land uses
Safety
Details of exact runway location and proposed setbacks
Number of ordinance exceptions
Property values
Impact on wildlife

Two (2) citizens expressed support for the request.
Recommendation: APPROVAL WITH CONDITIONS
Motion: Petroski Second: Freye
AYES: Owens, Petroski, Freye, Hylton, Sloan
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Conditions
Staff Note: Both the Planning Commission and Staff recommend approval with the following conditions agreed to by
the applicant:

1. Construction of the landing strip may only begin when the property is owned by a member of the Sowers family
(defined below in Condition 3) or owned by an entity owned by a member of the Sowers family. (P)
2. The private landing strip shall not be used prior to a member of the Sowers family occupying the existing ranchstyle home or a new home constructed on the property. (P)
3. The landing strip shall only be operated so long as it is owned by a member of the Sowers family (being Doug
and Susan Sowers and their descendants and blood relatives) or it is owned by an entity owned by a member of
the Sowers Family. (P)
4. Third party users are limited to family, friends and guests of the owner of the landing strip. (P)
5. The landing strip shall only be operated as a private landing strip. No fee shall be charge for usage. Passenger
pickup by a commercial company is limited to the Sowers family and third party users as defined in Condition 4.
(P)
6. The maximum number of aircraft permanently stored on the property shall not exceed two (2). (P)
7. The maximum number of aircraft parked on the property at one time shall not exceed three (3). (P)
8. The location of the private landing strip will be in general conformance with Exhibit A. The maximum length of
the private landing strip shall be 2,750 feet. (P)
9. The location of the private landing strip shall not be within 350 feet of the property’s frontage along County Line
Road. The location of the private landing strip shall not be within 350 feet of the property’s frontage along
Hallsboro Road. The location of the private landing strip shall not be within 1,000 feet of the centerline of the
intersection of County Line Road and Hallsboro Road. The location of the private landing strip shall not be
within 900 feet of the centerline of the railroad tracks located along the southern end of the property. (P)
10. Take offs and landings shall not occur before 7 a.m. and an hour after sunset. (P)
11. Excluding the first three (3) months after the private landing strip is constructed and put into use, takeoffs and
landings will be limited to six (6) takeoffs and six (6) landings per day. There shall be no touch-and-go landings
after the first three (3) months. (P)
12. Safety equipment such as tie downs for the aircraft, fire extinguisher and first aid kit will be maintained on site.
(P)
13. The structure identified as “to be removed” on Exhibit B shall be removed with the construction of the private
landing strip. (P)
14. Aircraft that weigh more than 12,500 pounds shall not use the landing strip. (P)
15. Any above ground storage tank storing aviation fuel shall have an automatic shut-off. (P)
16. Any alteration to the property lines, other than a family subdivision, right-of-way dedication or condemnation,
will void this conditional use. (P)
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17. Super Silt Fence, or an alternative as approved by the Department of Environmental Engineering, shall be
provided as a perimeter control in locations where standard silt fence would have been required. (EE)
18. Sediment traps and sediment basins sized at least 25 percent larger than the minimum Virginia Erosion and
Sediment Control Handbook’s standard shall be provided. (EE)
19. Anionic PAM, Flexible Growth Medium and/or a County-approved equivalent shall be applied to denuded areas
during construction and at final stabilization in the locations shown on plans approved by Environmental
Engineering at the time of plans review. (EE)
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Conceptual Landing Strip Location – Exhibit A
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Existing Site Plan – Exhibit B

Douglas Sowers

21SN0623

Page 12 of 15

Case Contacts
Applicant
• Applicant’s Agent:
Jeffrey Geiger (804-771-9557)
jgeiger@hirschlerlaw.com
District Planning Commissioner
• Frank Petroski (804-768-7558)
petroskif@chesterfield.gov
Staff
•

Planning Department Case Manager: Harold Ellis (804-768-7592) ellish@chesterfield.gov

•

Budget & Management: David Oakley (804-706-2586) oakleyd@chesterfield.gov

•

Community Enhancement: Carl Schlaudt (804-318-8674) schlaudtc@chesterfield.gov

•

Environmental Engineering: Rebeccah Rochet (804-748-1028) rochetr@chesterfield.gov

•

Fire & Emergency Medical Services: Anthony Batten (804-717-6167) battena@chesterfield.gov

•

Libraries: Jennifer Stevens (804-751-4998) stevensj@chesterfield.gov

•

Parks & Recreation: Janit Llewellyn (804-751-4482) llewellynJa@chesterfield.gov

•

Police: Jim Eicher (804-318-8693) eicherj@chesterfield.gov

•

Schools: Logan Ashby (804-318-8043) ashbyl@chesterfield.gov

•

Transportation - County Department of Transportation: Steve Adams (804-751-4461)
adamsst@chesterfield.gov

•

Transportation - Virginia Department of Transportation: Willie Gordon (804-674-2907)
willie.gordon@vdot.virginia.gov

•

Utilities: Randy Phelps (804-796-7126) phelpsc@chesterfield.gov

Douglas Sowers

21SN0623

Page 13 of 15

Appendix
Fire & Emergency Medical Services
Mission & Service Profile
The mission of Chesterfield Fire and Emergency Medical Services (CFEMS) is to protect life, property and the environment.
This requires a comprehensive portfolio of services aimed at preventing fires, mitigating the impact of fires and disasters
on the community, and providing a timely and effective response when fires, medical and other emergencies occur.
Community risks, population growth and demographic changes, service demands, and response times are reviewed
annually and the need for additional Fire & EMS operating and capital resources in support of the department’s mission
is evaluated during the county’s annual budget and 5-year Capital Improvement Plan (CIP) processes.
Community Fire Protection Capabilities Assessment
Chesterfield Fire and EMS participates in the Insurance Services Office (ISO) Public Protection Classification (PPC) program,
which rates a community’s fire protection capabilities in accordance with the Fire Suppression Rating Schedule (FSRS).
Using the FSRS, the ISO performs a comprehensive evaluation of a community’s fire department, water supply, emergency
communications and community risk reduction efforts. The resulting score establishes a PPC rating from 1 to 10, with
Class 1 being the best possible rating. Many insurance carriers reference a community’s PPC rating in establishing
insurance premiums. Generally, communities with a Class 1 rating enjoy lower insurance premiums than those
communities with a Class 10 rating. Chesterfield County has a current community classification of 2/2Y, however some
portions are classified as 10 or 10W based on the parameters indicated below.
Class 2 - within 5 miles of a fire station and within 1,000 feet of a fire hydrant.
Class 2Y – within 5 miles of a fire station but not within 1,000 feet of a fire hydrant.
Class 10W – within 5-7 miles of a fire station and within 1,000 feet of a fire hydrant.
Class 10 – outside of 5 miles of a fire station and not within 1,000 feet of a fire hydrant.
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Response Time Goals (Urban/Rural Zones)
Urban Zone

Fire and EMS response goal is 7 minutes from receipt of call in the Emergency Communications Center (ECC) to
arrival of first responding unit. Fire and EMS facilities should be strategically located to provide 4 minutes or less
travel time for the first arriving engine company at a suppression incident, and 8 minutes or less travel time for
deployment of an Effective Firefighting Force (first alarm assignment) at a suppression incident.
Rural Zone
Fire and EMS response goal is 12 minutes from receipt of call in the Emergency Communications Center (ECC) to arrival of
first responding unit. Fire and EMS facilities should be strategically located to provide 9 minutes or less travel time for the
first arriving engine company at a suppression incident, and 13 minutes or less travel time for deployment of an Effective
Firefighting Force (first alarm assignment) at a suppression incident.
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