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Summary of Proposal
This is a rezoning request from Residential (R-9) and Agricultural (A) to General Industrial (I-2) with conditional use planned
development to permit Chesterfield County public facilities (school site and fire station) and to permit exceptions to development
standards for approximately 1,728 acres. The property is proposed to be rezoned for the purpose of establishing a technology
village consisting of employment generating uses such as advanced manufacturing, research & development, and office uses.
Approval of the rezoning by the Board of Supervisors shall except the public facilities from the requirement of a substantial accord
determination.
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Recommendation
PLANNING COMMISSION - APPROVAL
STAFF - APPROVAL

The proposed rezoning allows for the development of a technology village in the Western 360 area of the County. The
proffers limit the use of the site to seven primary uses that consist of advanced manufacturing uses, research &
development, and office uses. The project is intended to develop as a single campus having shared design elements
provided throughout the technology park consisting of one or multiple users. Citizen concerns have been addressed in
relation to the establishment of enhanced buffer areas required between existing residential properties and potential
development of the site. Lastly, while the site consists of a mix of land use designations including Suburban Residential
I, Phased Suburban Residential, Rural Residential/Agricultural, and Corporate Office R&D/Light Industrial (CORDLI), the
Comprehensive Plan policies support proposals that foster job growth and create opportunities for economic investment
in the County.
NOTES FOR THE PLANNING COMMISSION AND BOARD OF SUPERVISORS
1. Conditions may be imposed, or the property owner may proffer conditions.
2. Proffered conditions and a conceptual plan have been submitted by the applicant.
3. The Planning Commission and Staff recommend acceptance of the proffered conditions offered by the applicant.
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Planning
Background & Proposal
County Purchase of Land
At their regular meeting on December 16, 2020, the Board of Supervisors voted unanimously to provide funding to the
Chesterfield County Economic Development Authority (EDA) for the pursuit of future economic development
opportunities. With the funding provided by the Board, the EDA went forward with the purchase of property in western
Chesterfield County known as Upper Magnolia Green.
At the time of purchase of the land, the County issued the following statement regarding the intent and purpose of the
purchase:
This purchase is a long-term investment for the land use planning of this important area of the county. The property
includes a large section of the right of way needed for the extension of the Powhite Parkway to Hull Street and
several important intersections. This is a key parcel in determining how this area of Chesterfield will look in 10 to 20
years. The purchase allows the county control so it can:
• Manage growth and development of the property in ways that are an improvement over the current
permissible zoning
• Allow for public dialog on the most appropriate uses
• Focus development on the opportunity to create jobs and commercial investment closer to where people
live, and not just residential homes
• Allows for more effective and efficient planning and development of roads, utilities, and public facilities,
including multiple school sites
• Allows for more effective environmental stewardship of the Swift Creek watershed
• Control the routing of Powhite extension
Board Initiated Rezoning
In September 2021, the Board of Supervisors initiated rezoning of +/-1,850 acres of Residential (R-9) zoned property in
the western portion of County for the property known as Upper Magnolia Green. In October 2021, the Board added
another +/-578 acres of abutting Agricultural (A) zoned property to the Upper Magnolia Green rezoning project.
The rezoning project area, consisting of +/-2,428 acres, was organized into two companion rezoning requests that were
split by the existing right-of-way for the future Powhite Parkway and proposed zoning districts. The two zoning cases
are as follows:
Upper Magnolia Green - West (Case #21SN0676): The West application, the subject case, is a proposal to rezone +/1,728 acres from Residential (R-9) & Agricultural (A) to General Industrial (I-2) to allow the development of a technology
village consisting of employment generating uses such as advanced manufacturing, research & development, office uses,
and public facilities. Approval of the rezoning by the Board of Supervisors shall except the public facilities from the
requirement of a substantial accord determination.
Upper Magnolia Green - East (Case #21SN0675): The companion East application, is a proposal to rezone +/-700 acres
from Residential (R-9) & Agricultural (A) to Residential (R-15) to allow for the development of multiple public facilities,
inclusive of multiple school sites, and single family detached residential development not to exceed 600 lots.

Zoning History

89SN0343: Approved (12/1991)
Rezoning of 3,892 acres from Agricultural (A) and General Business (B-3) to Residential (R-9) with Conditional Use Planned
Development to permit use and bulk exceptions. A mixed use development with single family residential, multi-family residential,
commercial and recreational uses is planned.
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Comprehensive Plan – Land Use Plan Designation

The subject rezoning area is large and spans across four Comprehensive Plan land use designations. The Comprehensive
Plan designates a portion of the Property for Suburban Residential I, which suggests the Property is appropriate for
residential development at a maximum density of 2.0 dwellings per acre. Approximately 92 acres will be reserved for
public facilities, inclusive of a high school site and fire station.
The Comprehensive Plan also designates the Property for Corporate Office/Research & Development/Light Industrial,
which suggests the Property is appropriate for Corporate office, research, laboratories, and light manufacturing and
assembly uses that are generally dependent upon raw materials first processed elsewhere. The uses are located
completely within an enclosed building. Typical uses could include corporate headquarter offices and various types of
laboratories; warehousing; and optical goods, cosmetic, jewelry, musical instruments and artist materials
manufacturing. (Equivalent zoning categories O-2 and I-1). Moderate industrial uses when designed, located and/or
oriented to ensure compatibility with less intense uses; and are of a nature that has a similar impact as light
manufacturing/research and development uses.
The Comprehensive Plan also designates the Property for Phased Suburban Residential, which suggests the Property is
appropriate for the following uses such time as public utilities and other public facilities are available:
• Single-family dwellings on a minimum of 5 acres fronting an existing public road.
• Single-family dwellings on a minimum of 1 acre created through family divisions.
• Single-family dwellings on less than 5 acres in instances where the parcel was created prior to the adoption of
the 5-acre requirement
Approximately 255 acres on the west side of the property falls within the Comprehensive Plan designated area as Rural
Residential/Agricultural. That land use designation suggests that single-family dwellings on a minimum of 5 acres, along
with farming and forestry, open space and conservation easements would be appropriate land use.
For both land use categories, Phased Suburban Residential and Rural Residential/Agricultural, the Comprehensive Plan
also accounts for future development potential of these areas, where appropriate, associated with adequate
infrastructure investment for roads, schools, fire stations, parks and libraries.
To serve the site and the surrounding area, multiple public infrastructure facilities may be necessary. The zoning case
allows for the following:
1. Potential high school site with 85 acres to be reserved. This zoning case provides an opportunity for a new high
school site to be established in the Western 360 area of the County. Establishing a high school site on this
property will help lessen the student enrollment numbers for nearby Cosby High School.
2. Fire station
3. Water tank(s) to be permitted to serve the site at a height greater than 150 feet, but not to exceed 199 feet.
The Comprehensive Plan also contains numerous recommendations that support employment generating uses to
promote economic development within the County. Some of the relevant policies, as they pertain to this case, are
stated below:
•

•
•

Innovative Development. Give consideration to unique and innovative development proposals that may not
conform to a literal interpretation of the Plan, if the benefits and merits are consistent with the intent of the
Plan to achieve a well-designed, integrated and high-quality community served by adequate public facilities and
infrastructure. (CH 10, LU 5)
Economic Growth. Identify and preserve Economic Development Opportunity Sites for regional level growth and
encourage the development of these sites for high tax revenue-generating uses.(CH 5, BD 20)
Economic Growth. Identify areas for employment-generating uses to ensure new and growing job opportunities
are available in communities throughout the county. (CH 5, BD 20)
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•
•
•

Economy. The Comprehensive Plan promotes a high quality of life supported by an expanding and diverse
economy that generates well-paying jobs and contributes significantly to the tax base. CHAPTER 3: PLAN GOALS
Moving Forward…The Comprehensive Plan For Chesterfield County. (CH 3, GO 1)
Economy. The Comprehensive Plan supports an atmosphere conducive to fostering new and unique business
opportunities, especially small business through land use recommendations and support for incentives. (CH 3,
GO 1)
Economy. The Comprehensive Plan strives to achieve an appropriate balance between residential and business
growth. (CH 3, GO 1)

Figure 3 shows the population change in the Western 360 area between 2010 and 2019. The area is shown to have
experienced significant growth during that period with a growth rate that exceeds 50 percent. Further below, Figure 4
provides the locations for the existing employment centers in the County in relation to the Upper Magnolia Green site.
The approval of this rezoning would allow for the establishment of an employment center in one of the fastest growing
areas of the County. One significant benefit of this proposal, from a planning perspective, is to serve current and future
generations of the Western 360 area of the county by bringing jobs closer to where people live.

Figure 3 – Population Change from 2010 to 2019
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Figure 4 – Major Employment Centers

Project Areas of Focus

Uses. The uses permitted on the Property shall be as set forth below:
o

Principal Uses:
 Computer equipment manufacturing
 Data Center
 Electronic component and accessories manufacturing
 Laboratory
 Office
 Pharmaceutical products manufacturing
 Research and development facility

o

Accessory Uses:
 Contractor’s office, shop and storage yard
 Machine shop
 Plastic products manufacturing
 Warehouse
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In the Zoning Ordinance, General Industrial (I-2) zoning district enumerates 211 uses permitted by-right or with
restrictions, along with an additional 134 uses that require conditional use approval. As proposed in the proffers, the
site can be developed with only the very limited set of uses listed above. Typically, a rezoning to I-2 would not be as
heavily restricted, but this list of permitted uses reflects the intent of the Economic Development Authority (EDA) to
market the site towards technology-driven industries including advanced manufacturing uses, research and
development, and office users. Additionally, the majority of the proffered uses are permitted as by-right uses in the
Light Industrial (I-1) zoning district.
Buffers
Early in the development of the conceptual plan for the project, the initial buffer proposed was 200 feet wide and
provided along the property’s frontage with the future Powhite Parkway. The perimeter buffer was proposed as 100
feet wide that meets the buffer standards set forth in the Zoning Ordinance. After the initial community meetings, it
was apparent that further separation was strongly preferred by the community.
In an effort to be responsive to the community’s request, staff worked with the EDA to develop a robust buffer that far
exceeds the County’s buffer standards. While the Powhite Parkway buffer remained 200 feet wide , the perimeter buffer
was significantly augmented to provide a variable width buffer with the minimum being 200 feet wide.
Again, in being responsive to the request of the citizens living along the western side of the project along Moseley Road,
staff proposes a buffer that is measured 750 feet from the adjacent existing residential units, measured inward to the
site. The portion of the 750 foot area within the subject site, would become buffer area. As an example of how the
buffer is applied, an existing house that is located 100 feet from the subject property line, would then have an additional
650 feet of buffer width established before building construction could occur on-site. The buffer was mapped and
included in the proposed Concept Plan.
Additionally, the buffers will primarily consist of existing forested vegetation. The site is heavily wooded which aides in
the effectiveness of the buffers as they will be functional at the time they are established, prior to commencement of
any uses on the property. However, there may be areas where buffers will need to be supplemented with plantings and
may benefit from the use of berms associated with the landscaping. The buffer proffers include this requirement for
supplemental plantings as necessary.
The buffer exhibit (Figure 5) below depicts the buffer in dark green and the cross-hatched areas. Given the size of the
site, the potential length of the buffer is substantial, with the perimeter buffer measuring roughly 10.6 miles. The buffer
along Powhite Parkway measures 4.3 miles. Combined, the entire buffer for the West project is nearly fifteen (15) miles
in total length. The combined buffer area for the site equals 378 acres, which is approximately 20 percent of the site.
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Figure 5 – Buffers and Resource Protection Areas (RPAs)

Development Standards
As with any rezoning project, Planning staff worked to identify the potential impacts of the proposed uses and worked
with the EDA, Planning Commission, and community to develop standards and use parameters as mitigation. Based on
the limited set of uses, the EDA proposes the following proffers:
Building Height. The maximum building height shall be limited to a height of one hundred fifty (150) feet. This maximum
height shall apply to all accessory elements such as, but not limited to, HVAC equipment, heat transfer units, antennae,
tanks, architectural and functional elements of building construction. Water tanks and telecommunications towers or
facilities shall not be subject to this limitation.
Noise. No use on the Property shall generate noise that exceeds a sound level of 65 decibels as measured on the Decibel
A Scale (“dBA”) between the hours of 6 am and 8 pm, or 55 dBA between the hours of 8 pm and 6 am, as measured at
any boundary line of the Property adjoining a residentially zoned or residentially developed property (an “Adjoining
Residential Property”), adjusting for ambient or background noise levels. This condition shall not apply to noise
generated by emergency generators, back-up power equipment, alarms or beepers required by law, ordinances, other
rules or regulations.
Lighting. All lighting is intended to be attractive and functional and sited to provide efficient illumination. A hierarchy of
fixture types, depending upon their intended use, different sizes or types of fixtures shall be employed for streetlights,
Chesterfield County Board of Supervisors
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parking area lights, service and loading areas, building illumination and trail lights. Additionally, the following shall
apply:
i. All lighting shall be shielded and downward facing;
ii. All direct and reflected illumination of exterior lights shall not exceed 0.5 footcandle above background,
measured at a boundary line of the Property shared with an Adjoining Residential Property;
iii. Freestanding lighting shall not exceed a height of thirty (30) feet;
iv. Freestanding pedestrian and walkway lighting shall have a maximum height of twelve (12) feet; and
v. A Photometric Plan shall be submitted for each site at the time of plan review
Shop or Storage Yard. Any shop or storage yard on the Property shall be set back at least five hundred (500) feet from a
boundary line of the Property shared with an Adjoining Residential Property. Any such storage yard shall be screened
from public view by a building, fence, wall, supplemental landscaping, existing vegetation, or as otherwise approved at
the time of plan review. All vehicles and/or equipment that are visible from an Adjoining Residential Property shall be
stored with all parts lowered to their minimum height (bucket trucks, fork lifts, buckets, etc.) to reduce visibility.
Safe Conduct of Operations. All uses shall be conducted so as not to cause any material adverse impact on the Property
or an Adjoining Residential Property by creating vibration, smoke, dust, or heat that would be considered a nuisance
beyond the boundaries of the portion of the Property on which the use is located. No hazardous waste nor any
substance or material of any kind shall be discharged into any public storm sewer serving the Property.
Citizen Liaison. The County Economic Development Authority (EDA) shall appoint a representative that will become a
point of contact for the project. The contact information for such representative shall be provided to the contact of the
surrounding home owners’ associations.

Design

The proffers require a Master Design Plan to be created that will serve as the guiding document in the development
design for the entirety of the technology park. The Master Design Plan is intended to aid in creating common design
themes throughout the property to create a sense place and identity for the park. The following proffer requires the
Master Design Plan to be created prior to the first submission of a site plan for any portion of the property and it will
address, at a minimum, the creation of a comprehensive plan for signage, landscaping, lighting, screening, pedestrian
connections and trails, and architecture:
Master Design Plan. Prior to the submission of a site plan for any portion of the Property, a master design plan (a
“Master Design Plan”) shall be submitted to the Planning Department. A Master Design Plan shall not be used to satisfy
site plan requirements. A Master Design Plan shall be prepared with sufficient detail to ensure the design compatibility
of future improvements, avoid design conflicts, and verify general compliance with applicable Chesterfield County,
Virginia (“County”) Code requirements, including, at a minimum, a comprehensive and coordinated design plan for
signage, landscaping, lighting, screening, pedestrian connections and trails, and an architecture program that promotes
quality building development and common design elements throughout the Property. Phasing information shall not be
binding or unalterable. A Master Design Plan shall not vest rights to develop future phases until those phases have been
included in an approved site plan.

Ordinance Exceptions

The following Ordinance exceptions and development standard exceptions are proposed:
4. To allow a school (high school envisioned) within the I-2 zoning district.
5. To allow a fire station within the I-2 zoning district.
6. To allow a water tank to exceed 150 feet in height. As proffered, a water tower shall not exceed 199 feet.
Staff supports the requested exceptions. The proposed exceptions pertain to the necessary public infrastructure needed
to serve the site and surrounding area.
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Current Zoning Map
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Parcels in Application (The Property – Table A)
GPIN

691-678-6257
693-676-2390
693-676-5151
693-676-8646
694-675-7241 (PART OF)
695-671-5448 (PART OF)
697-680-2507 (PART OF)
698-683-8741
700-681-5125
701-684-2865
703-684-8129 (PART OF)
703-685-4335 (PART OF)

Address
5601 MOSELEY ROAD
19830 DUVAL ROAD
19810 DUVAL ROAD
19800 DUVAL ROAD
19801 DUVAL ROAD
18950 HULL STREET ROAD
5601 MOSELEY ROAD
4321 MOSELEY ROAD
4371 MOSELEY ROAD
4341 MOSELEY ROAD
4361 MOSELEY ROAD
4355 MOSELEY ROAD

Supplemental Analysis
Community Enhancement
No comment on this request.

Environmental Engineering
1. The majority of the subject properties are located within the Upper Swift Creek Watershed. The western
portion is located within the Appomattox River Watershed.
2. A completed Natural Resource Inventory (NRI) for the properties was submitted to and reviewed by the
Department of Environmental Engineering (See Exhibit B)
a. The project area (1727.5 acres) contains portions of four watersheds; Blackman Creek, Horsepen Creek,
Otterdale Branch, and Skinquarter Creek. Blackman Creek (~3.2 river miles distant), Horsepen Creek
(~2.9 river miles distant) and Otterdale Branch (~1.5 river miles distant) flow toward the Swift Creek
Reservoir. Skinquarter Creek drains west toward the Appomattox River (~4.3 river miles distant)
b. Resource Protection Areas (231.8 acres; 13 percent site total) are present throughout the project area,
generally following the mainstems and perennial tributaries of Blackman Creek, Horsepen Creek,
Otterdale Branch, Skinquarter Creek, and their connected/contiguous wetlands. Within the project area,
resource protection areas (RPAs) associated with these stream systems have largely been designated by
RPAD 610. The extent of RPA on the project area portions of nine additional parcels is presently under
review by RPAD 1122. Once all parcels encompassed by the Upper Magnolia West project boundaries
have USACOE confirmations of onsite wetlands, an amendment to RPAD 610 and finalization of RPAD
1122 will be required to confirm the extent of RPA related to connected/contiguous wetlands. Until
then, RPA limits should be considered preliminary. Approval must be obtained from the Department of
Environmental Engineering and/or the Board of Supervisors for any improvements which may encroach
into the RPA.
c. The presence of field located non-tidal wetlands to include 93.6 acres of Palustrine Forested (PFO), 0.2
acres of Palustrine Emergent (PEM), and 0.7 acres of Palustrine Scrub-Shrub (PSS) wetlands. An
additional 65.2± acres of approximated wetlands are present within the project area. Wetland features
are distributed throughout the project area largely following the drainage patterns of the onsite stream
Chesterfield County Board of Supervisors

21SN0676

Page 12 of 44

3.

4.

5.

6.

resources. 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.
d. 100-year FEMA floodplains are present along the mainstems of Blackman and Horsepen Creeks.
e. Steep slopes are present along the main channels of onsite perennial and intermittent drainages that
dissect the project site. Additional isolated areas of steep slopes exist along multiple interior roadbeds,
the remnants of the c1888 Powhatan & Farmville Railroad grade, and along the sides of topographic
draws throughout the project site.
f. Hydrologic Soil Group “D” soils (Creedmoor and Worsham Series) are present throughout the project
area (914.7 acres) and comprise 52.9 percent of the project site. Hydric soils (Fluvaquents) associated
with the mainstems of Blackman and Horsepen Creeks, Otterdale Branch, and Skinquarter Creek
contribute an additional 122.1 acres (7.1 percent) of B/D soils to the project site. Fluvaquents are largely
contained within the RPAs of the associated stream systems. Overall, the soil types present onsite
exhibit moderate to high erodibility.
g. Two architectural resource sites are present onsite, both associated with existing or previously existing
homesites. These have been identified as Virginia Department of Historical Resources IDs: 020-0547
(Richardson-Purdie House ruins c1832), and 020-0581(Chalkley House c1870). The remnants of the
c1888 Powhatan & Farmville Railroad grade are present in the western area of the project site running
generally north to south. The project area (699.7 acres) contains portions of three watersheds draining
to the Swift Creek Reservoir; Blackman Creek (~3.2 river miles distant), Horsepen Creek (~2.9 river miles
distant) and Otterdale Branch (~1.5 river miles distant).
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 PAM, flexible growth medium, or an approved equivalent to denuded areas during
construction and final stabilization.
a. The applicant has offered Proffered Conditions 13.a, 13.b, and 13.c to address this concern.
The property drains into an existing natural channel which eventually flows through several existing downstream
subdivisions. Runoff generated by the proposed development may result in increased flooding of the existing
lots within the subdivisions; therefore, the maximum post-development discharge rate for the 100-year storm
shall be limited to the maximum capacity of the existing facilities downstream, and the recorded 100-year
backwater and/or floodplain shall not be increased.
a. The applicant has offered Proffered Conditions 13.d to address this concern.
Steep slopes greater than 20 percent are difficult to stabilize when disturbed. Steep slopes exist on the Property
immediately adjacent to streambanks and natural resources. Disturbance of these slopes will result in the
increased potential for sediment to impact the on-site streams and channels if erosion occurs. Therefore, these
steep slopes should remain in their natural, undisturbed state to the maximum extent practicable.
a. The applicant has offered Proffered Condition 13.e to address this concern
The development will be subject to the Virginia Stormwater Management Program Regulations for water quality
and water quantity.
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Fire & Emergency Medical Services
Service Area

The Magnolia Green Fire Station, Company Number 25

Community Fire Protection Capabilities Assessment*

Insurance Service Office (ISO) Public Protection Classification (PPC)

Class 10

Call Load in Immediate Service Area During Previous Fiscal Year

670
N/A
(Commercial)
N/A

Anticipated Impacts On Fire & EMS

Projected Calls Generated Yearly by Proposed Development
Projected Call Load Increase in Immediate Service Area by Proposed Development

Drive And Response Times

Response Zone/Response Time Goal*
Road Miles from Closest Fire Station
Estimated Drive Time from Closest Fire Station1
Estimated Response Time for First Unit on Scene2

Planned Capital Facility Improvements

Rural / 12
Minutes
6.3 miles
8:24 minutes
11:24
minutes

Chesterfield Fire and EMS request that a minimum of three buildable acres be reserved for the
future development of a fire station.

Additional Information

The addition of a fire station and water line/ fire hydrant installations would improve the ISO rating
from a 10 to 2 and 2Y.
When the property is developed, the number of hydrants, quantity of water needed for fire
protection, and access requirements will be evaluated during the plans review process.
*Additional information relative to Fire & Life Safety’s Mission and Service Profile, Community Fire
Protection Capabilities Assessment, and Response Time Goals can be found in the Appendix.

1 Drive-time estimates are exclusive of potential delays due to weather, traffic, or blockage of response routes.
2 Estimates assume response units and personnel are in the station and available to respond at the time of an incident and include 1 min
30 sec for 911 call processing and dispatch, and up to 1 min 30 sec for firefighter turnout.

Fire and EMS supports the connection from the Upper Magnolia Green development to Moseley Road. The importance
of the connection can be seen in the improvement to response times along the Moseley Road corridor to Genito
Road. With a Fire and EMS Station located in the general vicinity of the intersection of the “Ring Road”/Westerleigh
Parkway extension and the northwestern extension road, the Fire and EMS response time to the Moseley
Rd/northwestern extension road intersection is one (1) minute and twenty-four (24) seconds. Without the connection
to Moseley Road, the response time is eight (8) minutes and thirty-nine (39) seconds to get to the same
intersection. The response is improved seven (7) minutes and fifteen (15) seconds with the road connection. The road
extension provides a response improvement to nearly all parcels on Moseley Road and places 92 parcels within the
seven minute response goal.

Chesterfield County Board of Supervisors

21SN0676

Page 14 of 44

Figure 6 – Station 33 with Connector – Service Area
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Police
Division

Beat

District

Swift Creek
36
Road Miles from Closest Division Facility

Matoaca
Approximately 4.5

Current Officers per 1,000 County Residents
Crime Rate for Group A Incidents1 per 100,000 Residents
Anticipated Increase in District Calls for Service

1.52
4,019
Unknown

Average Response Time / Priority One Time Goal

3.93
Minutes /
<3 Minutes

Average Response Time for Priority One Calls
2

Planned Capital Facility Improvements

The Police Department has a CIP item in the three year budget to construct a new station in the
general Magnolia Green vicinity once a suitable site has been identified.

Additional Information

Police ask that the Board remain cognizant of Police staffing needs prior to full project build-out.
The development's composition will influence sworn personnel needs, and at this preliminary
stage it is difficult to determine the number of additional sworn personnel required because
businesses/users have not been identified. Police will provide comprehensive Crime Prevention
Through Environmental (CPTED) recommendations for projects at time of site plan submissions.
1 Includes crimes such as, but not limited to: assault, larceny, murder, burglary, and robbery.
2 Response-time estimates are exclusive of potential delays due to weather, traffic, or blockage of response routes.

Transportation - County Department of Transportation
The request is to rezone approximately 1,728 acres to General Industrial (I-2) for a technology village limited to specific
uses (Proffered Condition 2) and to permit public facilities (high school and fire station). In 1991, most of the Property
within this request and in pending Case 21SN0675 (Upper Magnolia Green–East) was rezoned with Case 89SN0343
(Magnolia Green). Under the current zoning, it was anticipated property north of Duval Road (commonly referred to as
“Upper Magnolia Green”) would develop primarily as 1,200 residential single family dwelling units, which could generate
approximately 11,300 average daily trips (840 AM Peak Hour/1,128 PM Peak Hour).
This request does limit the uses on the property (Proffered Condition 2); however, it does not limit development to a
maximum density. It is anticipated that the property will be developed as a technology village with a high school and fire
station. Typical industrial development densities in the County average between 6,000 to 8,000 square feet per acre.
Based on a development density of approximately 8,000 square feet per acre (13,856,000 square feet) and a 2,400student high school, development of the property could generate approximately 49,200 average daily trips (5,522 AM
Peak Hour/4,829 PM Peak Hour). A traffic study was performed to recommend road improvements that would be
needed to mitigate traffic impacts of this request on the road network. The applicant has proffered to provide the road
improvements as recommended in the traffic study. An exhibit has been provided to show the general location of the
improvements. Staff supports this request with the proffered conditions as offered by the applicant.
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Recommendation
Dedication (Right-of-way for existing and future roads):
• 200 feet for Powhite Parkway (Limited Access)
• Powhite Parkway/Magnolia Green Parkway Interchange (Limited Access)
• 90 feet for Magnolia Green Parkway (Major Arterial)
• 90 feet for Westerleigh Parkway (Major Arterial)
• 90 feet for Duval Road – New Road (Major Arterial)
• 45 feet from centerline of existing Duval Road (Major Arterial)
• 45 feet from centerline of existing Moseley Road (Major Arterial)
• Stubs Roads as determined by the Transportation Department
• If adequate road improvements provided to accommodate development without necessitating the
dedications, they may be waived.
• Phasing plan to be submitted to & approved prior to plan approval.
Access (Vehicular):
• Access for road identified above shall be in accordance with an approved access plan approved by the
Transportation Department.
• There shall be no direct access from the Property to Moseley Road for the permitted uses.
Road Improvements – Subsequent Traffic Study(ies) and Road Phasing Plans:
With each phase of development, owner/developer shall submit, for approval by the Transportation
Department, a traffic study and phasing plan to address road improvements showing road improvements
necessitated by the proposed use(s) and density.
Road Improvements (per Zoning Case 21SN0676 Traffic Study): Adequate improvements, to include
but not limited to additional travel lanes, turn lanes, interchange/intersection improvements, and
bicycle/pedestrian improvements for the following roads:
• Powhite Parkway from Route 360 to existing terminus to north (4-lane, approx. 10 miles)
• Route 360/Skinquarter Rd intersection
• Route 360 from Beaver Bridge Rd to Cosby Rd (6-lane, approx. 4 miles)
• Westerleigh Parkway from North-South Collector Rd to the westernmost Property line (4-lane)
• North-South Collector Rd from Westerleigh Pkwy to Duval Rd (4-lane)
• Magnolia Green Parkway from Woolridge Rd to Westerleigh Pkwy (4-lane)
• Duval Road from Otterdale Rd to the southernmost Property line (4-lane)
• Duval Road (existing) from southern Property line to Skinquarter Rd (improved 2-lane, 1.2 miles)
• Skinquarter Road from Duval Rd to Route 360 (improved 2-lane, approx. 0.6 mile)
• Mount Hermon Road from Westerleigh Pkwy to Genito Rd (4-lane, approx. 1.7 miles)
• Genito Road from Mount Hermon Rd to Otterdale Rd (improved 2-lane, approx. 2 miles)
• Otterdale Road from Duval Rd to Woolridge Rd (4-lane, approximately 0.7 mile)

Applicant’s
Proposal

Proffered
Condition 8

Proffered
Condition 9

Proffered
Condition 10.a.

Proffered
Condition 10.b.

If adequate road improvements provided to accommodate full development without necessitating
above road improvements and supported by an approved traffic study, the Transportation Department
may waive the requirement for those road improvements deemed unnecessary.
Phasing plan for road improvements to be submitted to and approved by the Transportation Department
prior to any site plan approval.
Phasing Plan – School Facility: In conjunction with any school facility on the School Site, construction of
two (2) lanes of Mount Hermon Road and/or Westerleigh Parkway, including intersection and pedestrian
accommodations, shall be completed.

Proffered
Condition 10
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Phasing Plan – Powhite Parkway:
• Prior to any plan approval for any use permitted in Proffered Condition 2, a plan for the construction
of Powhite Parkway from Route 360 to its existing terminus to the north (4-lane divided). This plan shall
include a timeline and financing plan to be approved by the Board of Supervisors.
• Prior to issuance of any certificate of occupancy for any use permitted in Proffered Condition 2,
construction of two (2) lanes of Powhite Parkway from Route 360 to Magnolia Green Parkway
(approximately 2.2 miles), including intersection/interchange improvements, shall be completed.

Proffered
Condition 11

Road Projects – Upcoming and Underway within the adjacent road network:
• County Drainage Improvement Bond funds are being used to address existing drainage issues on Otterdale Road
between Woolridge Road and Genito Road at Horsepen Creek, Blackman Creek and Otterdale Branch crossings.
Construction began February 2022 and is anticipated to be completed in May 2024.
• County funds and road cash proffers will be used to widen Otterdale Road to four (4) lanes from Route 360 to
Woolridge Road. Construction is anticipated to begin late Spring/early Summer 2022 with completion in Spring 2023.
• Central Virginia Transportation Authority (CVTA) funds will be used to improve the intersection of Woolridge Road
and Watermill Parkway and widen Woolridge Road to a four (4)-lane road from Watermill Parkway to Genito Road.
Preliminary engineering is underway. Construction is anticipated to begin Fall 2023.
• Revenue Sharing funds (50 percent state and 50 percent county funds) and local funds will be used to construct an
extension of Woolridge Road from Route 288 to Old Hundred Road. Design is underway. Right-of-way acquisition is
anticipated to begin Summer 2022. Construction is anticipated to begin in 2023.
• Regional Surface Transportation Program (RSTP) funds are being used to examine the use of a superstreet design for
Route 360 between Mockingbird Lane/Harbour Pointe Parkway and Winterpock Road per the VDOT US 360/Route
288 Interchange Area Study from 2016. The study will involve detailed operational analysis of superstreet
recommendations and development of conceptual sketches and cost estimates. The study is underway.
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Figure 7 – Road Improvement Exhibit
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Transportation - Virginia Department of Transportation
The applicant is requesting the rezoning of Upper Magnolia West to rezone approximately 1,700 acres from R-9 & A to I2 to allow the development of a technology village consisting of employment generating uses such as advanced
manufacturing, research & development, office/commercial uses, and public facilities. The zoning case also will permit the
construction of a public high school to serve the surrounding community. In support of the rezoning request, the applicant
submitted a Traffic Impact Analysis (TIA) Report to analyze the impact of the projected site traffic on the surrounding road
network, and provided recommendations for road improvements to mitigate the impacts of site traffic. VDOT has
reviewed the TIA Report and issued an acceptance letter, dated May 6, 2022 that summarized the findings and
recommendations of the report. VDOT requests that a copy of the TIA Acceptance Letter be included in the County Staff
Report for the zoning case.
The zoning case includes a list of proffered roadway improvements to the surrounding network. All proposed road
improvements to existing state maintained roads shall be in accordance with the VDOT Road Design Manual for the
functional classification and design speed of the road. All proposed roadways and pedestrian accommodations in VDOT
right-of-way shall be designed in accordance with VDOT standards for the appropriate roadway classification and design
speed. All proposed commercial entrances and street intersections shall comply with the Virginia Access Management
Regulations. Note that any proffered signals will need to meet a signal warrant in accordance with VDOT policy, and
then the developer will need to submit a Signal Justification Report for VDOT review and approval to determine the
appropriate traffic control device.
All streets that are intended to be state maintained shall comply with the 2011 Secondary Street Acceptance Requirements
(SSAR) Regulation. VDOT recommends that the applicant provide an access plan for all street connections for each
residential neighborhood in order to ensure the street network is designed in accordance with the 2011 SSAR
requirements, as each phase of development must meet the Connectivity requirements of the 2011 SSAR regulation,
including multiple connections in multiple directions.

Utilities – Water and Wastewater
1. The request site is within a mandatory public water and wastewater connection area for new non-residential
development.
2. The applicant has proffered:
a. Connection to the public water and wastewater systems for any new structures on the Property,
allowing existing structures to utilize private systems, but providing easements and service connections
for those properties.
b. Submittal of an Overall Water and Wastewater System Plan for the Property, which will include:
i. Minimum of two water connections to the Physic Hill Pressure Zone.
ii. Minimum of one interconnection between the Physic Hill and Clover Hill Pressure Zones.
iii. Minimum of one two-million gallon elevated water tank, constructed at location approved by
the Utilities Department, with phasing as required by a detailed engineering analysis of
anticipated demands generated by the development.
iv. A wastewater pumping station, constructed at location approved by the Utilities Department, if
needed by the development, to serve the portion of the Property naturally draining towards the
Appomattox River.
v. Engineering analysis of impact development of the Property will have on the existing public
water and wastewater system, to determine needed size and location of new facilities, water
system connection points, and hydraulic analysis of the existing water and wastewater systems.
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vi. Any off-site water and wastewater improvements required to meet the demands for
development of the Property, including new facilities and upgrades to existing facilities.
vii. Proffered improvements, including the water tank and wastewater pump station, are the
minimum required to support the Property with water/wastewater demands equivalent to
those of Upper Magnolia Green as allowed by Case 89SN0343. Should development demands of
the Property exceed those, the developer will participate in a pro-rata share of the costs to
improve the County’s water/wastewater systems, as required by the Utilities Department.
c. Phased construction of the Overall Plan improvements will be allowed to meet the phased demands of
the Property, provided they meet needed fire flows of the proposed phase.
d. Upon approval of the Overall Plan, and upon request by the County, access to the property shall be
provided to the County, along with dedications for:
i. Site for the elevated water tank, minimum of 2 acres up to maximum of 5 acres, at a grade
elevation approved by the Utilities Department, and appropriate road access.
ii. Site for the wastewater pumping station, if needed, minimum of 3 acres up to maximum of 7
acres, and appropriate road access.
e. Providing access to the Property and dedication of easements, in locations shown on the approved
Overall Plan, for construction of public water and wastewater lines independent of the timing of any
development on the Property.
f. Any non-domestic wastewater discharges must comply with the Industrial Wastewater Discharge
Permitting requirements of the Utilities Department.
3. The Utilities Department supports this request.

Figure 8 – Utilities
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Community Engagement & Public Hearings
Community Meetings & Planning Commission/Board of Supervisors Work Sessions
•

•
•
•
•
•
•
•
•
•
•

September 21, 2021  Community Meeting at Chesterfield Career and Technical Center – Hull Campus (CTC
Hull) – Project initially introduced and infrastructure projects presented
December 16, 2021  Community Meeting at Public Meeting Room
December 21, 2021  Planning Commission Work Session #1
January 6, 2022  Community Meeting – Westerleigh & Summerlake communities
January 13, 2022  Community Meeting at CTC Hull – Moseley Road Residents
January 18, 2022  Planning Commission Work Session #2
January 26, 2022  Board of Supervisors Work Session
February 3, 2022  Community Meeting at Public Meeting Room
February 15, 2022  Planning Commission Work Session #3
March 15, 2022  Planning Commission Work Session #4
April 14, 2022  Community Meeting – Proffer Review at Cosby High School

Planning Commission
3/15/2022:

ACTION - DEFERRED TO APRIL 19, 2022 ON THE COMMISSION’S MOTION WITH THE APPLICANT’S
CONSENT.

4/19/2022:

Citizen Comments: Nineteen (19) citizens spoke to the request.
1) Concerns regarding uses (pharmaceutical manufacturing, office, data center)
2) Environmental concerns – findings from the Natural Resources Inventory (NRI)
3) Concern regarding process
4) Timing of completion of the northwestern extension road (connection from Ring Road to Moseley
Road)
5) General condition of existing road network and capacity
6) Cost of road improvements, Powhite Parkway construction timing, and impacts to taxpayer
7) Overall traffic concerns
8) Proposal contributes to sprawl
9) Concern regarding the County’s “business plan”
10) Climate change impacts
Recommendation: APPROVAL AND ACCEPTANCE OF THE PROFFERED CONDITIONS with the addition of
Proffer 9.c that specifies the timing of construction of the northwestern connection to Moseley Road to
be no sooner than the new Fire Station is constructed and operational.
Motion: Petroski
Second: Freye
AYES: Freye, Hylton, Petroski
NAYES: Owens, Sloan
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Proffered Conditions (revised April 19, 2022)
The Planning Commission and Staff recommend acceptance of the following proffered conditions offered by the
applicant.
Upper Magnolia Green – West - 21SN0676
The Owner-Applicant in this rezoning Case 21SN0676, pursuant to Section 15.2-2298 of the Code of Virginia (1950 as
amended) and the Zoning Ordinance of Chesterfield County, Virginia, for itself and its successor or assigns, proffers that
the development of the approximately 1,728 acres with Chesterfield County Tax Identification Numbers 6956715448
(portion), 6946757241 (portion), 6976802507 (portion), 6936762390, 6936765151, 6936768646, 6916786257,
6986838741, 7006815125, 7016842865, 7036854335 (portion), and 7036848129 (portion) (collectively, the “Property”)
under consideration will be developed, as applicable, as set forth below; however, in the event the request is denied,
these proffers shall be immediately null and void and of no further force or effect.
The applicant hereby offers the following proffered conditions:
1. Conceptual Plan. Development of the Property shall generally conform to the Conceptual Plan dated February 8,
2022, and attached hereto as Exhibit A (“Conceptual Plan”), with respect to the general layout and location of
roads, buffers, and trails. The Conceptual Plan is conceptual in nature and may vary based on the final site plan
depending on the final soil studies, grading, RPA lines, building footprints, other engineering reasons or as
otherwise approved at the time of plan review.
2. Uses. The uses permitted on the Property shall be as set forth below:
a. Principal Uses:
i. Computer equipment manufacturing
ii. Data Center
iii. Electronic component and accessories manufacturing
iv. Laboratory
v. Office
vi. Pharmaceutical products manufacturing
vii. Research and development facility
b. Accessory Uses:
i. Contractor’s office, shop and storage yard
ii. Machine shop
iii. Plastic products manufacturing
iv. Warehouse
3. Development and Performance Standards.
a. Building Height. The maximum building height shall be limited to a height of one hundred fifty (150)
feet. This maximum height shall apply to all accessory elements such as, but not limited to, HVAC
equipment, heat transfer units, antennas, tanks, architectural and functional elements of building
construction. Water tanks and telecommunications towers or facilities shall not be subject to this
limitation.
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b. Noise. No use on the Property shall generate noise that exceeds a sound level of 65 decibels as
measured on the Decibel A Scale (“dBA”) between the hours of 6 am and 8 pm, or 55 dBA between the
hours of 8 pm and 6 am, each as measured at any boundary line of the Property adjoining a residentially
zoned or residentially developed property (an “Adjoining Residential Property”), adjusting for ambient
or background noise levels. This condition shall not apply to noise generated by emergency generators,
back-up power equipment, alarms or beepers required by law, ordinances, rules or regulations.
c. Lighting. All lighting is intended to be attractive and functional and sited to provide efficient
illumination. A hierarchy of fixture types, depending upon their intended use, different sizes or types of
fixtures shall be employed for streetlights, parking area lights, service and loading areas, building
illumination and trail lights. Additionally, the following shall apply:
i. All lighting shall be shielded and downward facing;
ii. All direct and reflected illumination of exterior lights shall not exceed 0.5 footcandle above
background, measured at a boundary line of the Property shared with an Adjoining Residential
Property;
iii. Freestanding lighting shall not exceed a height of thirty (30) feet;
iv. Freestanding pedestrian and walkway lighting shall have a maximum height of twelve (12) feet;
and
v. A Photometric Plan shall be submitted for each site at the time of plan review.
d. Odor. An owner or developer applying for an “Active Air Permit” as issued by the Virginia Department of
Environmental Quality (“VDEQ”) shall be required to follow VDEQ requirements for an odor control
management plan. Public and private infrastructure facility sites are exempt from this requirement.
e. Shop or Storage Yard. Any shop or storage yard on the Property shall be set back at least five hundred
(500) feet from a boundary line of the Property shared with an Adjoining Residential Property. Any such
storage yard shall be screened from public view by a building, fence, wall, supplemental landscaping,
existing vegetation, or as otherwise approved at the time of plan review. All vehicles and/or equipment
that are visible from an Adjoining Residential Property shall be stored with all parts lowered to their
minimum height (bucket trucks, fork lifts, buckets, etc.) to reduce visibility.
f.

Safe Conduct of Operations. All uses shall be conducted so as not to cause any material adverse impact
on the Property or an Adjoining Residential Property by creating vibration, smoke, dust, or heat that
would be considered a nuisance beyond the boundaries of the portion of the Property on which the use
is located. No hazardous waste nor any substance or material of any kind shall be discharged into any
public storm sewer serving the Property.

g. Citizen Liaison. The County Economic Development Authority shall appoint a representative that will
become a point of contact for the project. The contact information for such representative shall be
provided to the contact of the surrounding home owners’ associations.
h. Restrictive Covenants. Prior to or concurrent with the final approval of the initial site plan for the
Property, a document setting forth restrictions and covenants (the "Covenants") shall be recorded in the
Clerk's Office of the Circuit Court of Chesterfield County, Virginia, setting forth controls on the Property
and establishing an owners' association. The Covenants shall provide for high standards of uniform
maintenance of individual sites, common areas, open space, landscaping and private streets, in
accordance with industry standards for similar developments in the greater Chesterfield County area.
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4. Buffers. Existing forested vegetation located within the areas shown as buffers in the Conceptual Plan shall be
preserved and incorporated in a Master Design Plan. The buffer areas without forested vegetation shall be
planted and maintained in accordance with Zoning Ordinance requirements for 1.5 times Perimeter Landscaping
C, including, the ability to use berms a minimum of three feet in height. All plantings shall be indigenous and
drought resistant. Any dead or diseased vegetation, noxious plants, or invasive species may be removed from
such buffer. Roads, sidewalks, utility easements (including drainage and stormwater facilities), or fencing or
walls adjacent to any roads or drives shall be permitted within any such buffer; provided, any such road or utility
easements within the Perimeter Buffer shall be extended generally perpendicular through such buffer unless
otherwise approved at the time of plan review.
a. Powhite Parkway. A buffer with a minimum width of two hundred (200) feet shall be provided along the
east side of the Property boundary along the ultimate right-of-way for the Future Powhite Parkway, as
generally shown on the Conceptual Plan, subject to the provisions of this proffered condition.
b. Perimeter Buffer. A variable width buffer with a minimum width of two hundred (200) feet shall be
provided along any boundary line of the Property shared with an Adjoining Residential Property, as
generally shown on the Conceptual Plan. The buffer shown on the Conceptual Plan represents a
minimum distance of 750 feet from the nearest primary residential dwelling units existing at the time of
approval of this Case 21SN0676. The portion of the measured 750 feet that falls within the subject
project shall become buffer area, subject to the provisions of this proffered condition.
5. Screening.
a. Loading bays. All loading and service areas shall be oriented on the Property such that loading areas are
not visible from a public road (not including Powhite Parkway) or an Adjoining Residential Property, and
shall be screened from public view by a building, fence, wall, supplemental landscaping, berms, existing
vegetation, or as otherwise approved at the time of plan review.
b. Exterior Rooftop Equipment. All exterior rooftop mechanical equipment which is visible from a public
road (not including Powhite Parkway) or an Adjoining Residential Property, shall to the extent possible
be screened from public view, generally by the incorporation into the roof form through the use of
materials similar to those employed in the construction of the principal structure.
6. Pedestrian Connections; Trails. Pedestrian connections shall be incorporated into a Master Design Plan of the
development in order to facilitate pedestrian movement within the various areas of the Property, as proposed
by an owner or developer. A trail connection shall be constructed northward from the Westerleigh Parkway
right-of-way to Horner Park. All final trail alignments shall be incorporated into a Master Design Plan and
reviewed and approved by the Planning Department at the time of plan review.
7. Master Design Plan. Prior to the submission of a site plan for any portion of the Property, a master design plan
(a “Master Design Plan”) shall be submitted to the Planning Department. A Master Design Plan shall not be used
to satisfy site plan requirements. A Master Design Plan shall be prepared with sufficient detail to ensure the
design compatibility of future improvements, avoid design conflicts, and verify general compliance with
applicable Chesterfield County, Virginia (“County”) Code requirements, including, at a minimum, a
comprehensive and coordinated design plan for signage, landscaping, lighting, screening, pedestrian
connections and trails, and an architecture program that promotes quality building development and common
design elements throughout the Property. Phasing information shall not be binding or unalterable. A Master
Design Plan shall not vest rights to develop future phases until those phases have been included in an approved
site plan.
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8. Dedication. The following rights-of-way, as described below and generally shown on the Road Network Plan
(Exhibit B), immediately adjacent to the Property, shall be dedicated, free and unrestricted, to and for the benefit
of the County:
Road
a. Powhite Parkway (Pkwy)
b. Powhite Pkwy/Magnolia Green Pkwy
Interchange
c. Magnolia Green Pkwy
d. Westerleigh Pkwy
e. Duval Road
f. Duval Road (existing road)
g. Moseley Road
h. Stub Roads

Dedication
(feet)
200
Variable
90
90
90
45
45
Variable

From/To
north to south Property lines
determined by Transportation Department
Westerleigh Pkwy to Powhite Pkwy
east to west Property lines
Powhite Pky to south Property line
along east side of existing road from centerline
along east side of existing road from centerline
determined by Transportation Department

In the event that adequate transportation improvements can be provided, as determined by the Transportation
Department, to accommodate full development of the Property without necessitating the aforementioned
dedications, the Transportation Department may waive the requirement for those dedications deemed
unnecessary.
Prior to any site plan approval, a phasing plan for these dedications shall be submitted to and approved by the
Transportation Department. The dedications listed in this proffered condition shall be made in accordance with
the approved phasing plan or within sixty (60) days from a written request by the County, whichever occurs first.
9. Access.
a. Prior to any plan approval, an access plan for roads to be dedicated to the County pursuant to proffered
condition 8, shall be submitted to and approved by the Transportation Department. An access plan shall
be provided to the corresponding road referenced in such plan at such time vehicular access is proposed
from/to the Property. Vehicular access from the Property to these roads shall conform to the approved
access plan for the road.
b. There shall be no direct vehicular access from the Property to Moseley Road for the permitted uses as
set forth in proffered condition 2.
c. No road connection from the proposed ring road to Moseley Road shall be completed until the
proposed new Fire Station is constructed and operational.
10. Road Improvements. The following traffic study(ies), road improvements, and phasing shall be completed, as
determined by the Transportation Department. The exact design and length of road improvements shall be
approved by the Transportation Department.
a. In conjunction with initial development, the owner/developer shall submit, for approval by the
Transportation Department, a traffic impact analysis (“traffic study”) and plan for the overall development
showing road improvements necessitated by the proposed uses and density. At each phase of
development, a traffic study for those portions of the road improvements necessitated by that phase of
development shall be submitted to and approved by the Transportation Department and such road
improvements shall be completed as determined by the Transportation Department.
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b. Adequate improvements, to include but not limited to additional travel lanes, turn lanes, interchange
improvements, intersection improvements, intersection control, and bicycle/pedestrian accommodations
for the following roads shall be addressed by the traffic study and the appropriate phase of development:
i.
ii.
iii.
iv.
v.
vi.
vii.
viii.
ix.
x.
xi.
xii.
xiii.

Powhite Pkwy from Hull Street Road (Route 360) to its existing terminus to the north (4 lane divided)
Route 360 and Skinquarter Road (Rd) intersection
Route 360 from Beaver Bridge Rd to Cosby Rd (6-lane divided)
Westerleigh Pkwy from North-South Collector Rd to the westernmost Property line (4-lane)
North-South Collector Rd from Westerleigh Pkwy to Duval Rd (4-lane)
Magnolia Green Pkwy from Woolridge Rd to Westerleigh Pkwy (4-lane)
Duval Rd from Otterdale Rd to southernmost Property line (4-lane)
Duval Rd (existing) from southernmost Property line to Skinquarter Rd (improved 2-lane)
Skinquarter Rd from Duval Rd to Route 360 (improved 2-lane)
Mt. Hermon Rd from Westerleigh Pkwy to Genito Rd (4-lane)
Genito Rd from Mt. Hermon Rd to Otterdale Rd (improved 2-lane)
Otterdale Road from Duval Road to Woolridge Road (4-lane)
Dedication to Chesterfield County, free and unrestricted, any additional right-of-way (or easements)
required to accommodate road improvements for the road improvements identified above.
In the event that adequate road improvements can be provided, as determined by the
Transportation Department, to accommodate full development of the Property without necessitating the
aforementioned road improvements and supported by the traffic study, the Transportation Department
may waive the requirement for those road improvements deemed unnecessary.
Prior to each site plan approval, a phasing plan, or an update of such plan, for these road
improvements shall be submitted to and approved by the Transportation Department (the “Phasing
Plan”). The road improvements listed in this proffered condition shall be made in accordance with the
approved Phasing Plan as may be amended and approved by the Transportation Department. As part of
the Phasing Plan, in conjunction with construction of any school facility on the School Site, construction
of two (2) lanes of Mt. Hermon Road and/or Westerleigh Parkway, to include intersection improvements
and pedestrian accommodations, shall be completed, as determined by the Transportation Department
(Note: Access for the School Site will determine specific road improvements.).

11. Powhite Parkway - Phasing Plan.
a. Prior to any plan approval on the Property for any use permitted in proffered condition 2, a plan for the
construction of Powhite Pky from Hull Street Rd (Route 360) to its existing terminus to the north (4-lane
divided), to include a timeline and financing plan, shall be submitted to and approved by the Board of
Supervisors.
b. Prior to issuance of any certificate of occupancy on the Property for any use permitted in proffered
condition 2, construction of two (2) lanes of Powhite Parkway from Route 360 to Magnolia Green
Parkway (approximately 2.2 miles), including all interchange/intersection improvements at Route 360
and Magnolia Green Parkway shall be completed, as determined by the Transportation Department.
12. Utilities.
a. Water and Wastewater. Any new structure on the Property requiring water and wastewater service shall
use the County water and wastewater systems; provided, however, that any existing structure located
on the Property and using private systems as of the effective date of the rezoning shall be allowed to
continue using the private systems provided that these private systems are maintained consistent with
all regulatory requirements. County water and wastewater easements and service connections shall be
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provided to properties containing private water and wastewater systems at time of plans review for
existing structures.
b. Overall Water and Wastewater System Plan. Prior to any plan approval, an Overall Water and
Wastewater System Plan for the Property shall be submitted to and approved by the Utilities
Department (the “Overall Plan”). The Overall Plan for the Property shall be coordinated with the
required Overall Water and Wastewater System Plan of the Upper Magnolia Green East development
(Case 21SN0675). The Overall Plan shall include, but not be limited to the following:
i. A minimum of two (2) adequately sized connections to the Physic Hill Pressure Zone for
redundancy, looped through the Property.
ii. A minimum of one (1) adequately sized interconnection between the Physic Hill Pressure Zone
and Clover Hill Pressure Zone, at a location acceptable to the Utilities Department, with any
infrastructure necessary for the operation of the interconnections.
iii. A minimum of one (1) two-million-gallon elevated water tank (“Water Tank”) to be constructed
at a location with an elevation acceptable to the Utilities Department. Construction phasing of
the Water Tank will be as required by detailed engineering analysis specific to the demands
generated by the development as approved by the Utilities Department.
iv. A wastewater pump station (“Pump Station”) to be constructed, at a location acceptable to the
Utilities Department, if needed by the development, to allow for wastewater service to the
portion of the Property naturally draining towards the Appomattox River.
v. Detailed engineering analysis of the impact the proposed Property development will have on
the existing water and wastewater systems to determine proposed water and wastewater
infrastructure sizing, locations of facilities, points of connection/interconnection for the water
system and hydraulic analysis of the existing water and wastewater systems.
vi. Any off-site water and wastewater improvements needed to provide the volume of water
delivery and wastewater conveyance required for the development of the Property. This shall
include new water and wastewater lines and their associated appurtenances, as well as
upgrades to existing water and wastewater lines and facilities.
vii. The improvements proffered herein, excluding the Water Tank and Pump Station, are the
minimum improvements needed to support the Property with a water and/or wastewater
demand approximately equivalent to the demands of Upper Magnolia Green allowed by Case
89SN0343. Should the Property require a greater water and/or wastewater demand, the
developer shall participate in its pro-rata share of all the costs necessary to improve the
County’s water and/or wastewater systems to supply the water and/or wastewater needs of the
anticipated development of the Property, as required by the Utilities Department.
c. Phasing. Phased construction of the Overall Plan improvements shall be allowed to meet the phased
demands of the Property provided they will meet the demands and needed fire flow of the proposed
phased development of the Property.
d. Dedications. Following the approval of the Overall Plan, upon request of the County, access to the
Property and dedication of land for the Water Tank and, if needed, the Pump Station shall be provided
to the County, at no cost to the County, as shown on the approved Overall Plan. Dedications of land
shall be provided as described below:
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i. The land dedication for the Water Tank shall be a minimum of two (2) acres up to a maximum of
five (5) acres, at a grade elevation of at least three hundred ten (310) feet, or as otherwise
approved by the Utilities Department, together with the appropriate access to a public road.
ii. The land dedication for the Pump Station, if needed, shall be a minimum of three (3) acres up to
a maximum of seven (7) acres, together with the appropriate access to a public road.
e. Easements. Following the approval of the Overall Plan, and upon request of the County, access to the
Property and easements shall be provided, at no cost on standard County documents, in the location of
the improvements shown on the approved Overall Plan, for the construction of public waterlines and
wastewater lines independent of the timing of this development.
f.

Any user discharging non-domestic wastewater to the public wastewater system shall be required to
comply with the Industrial Wastewater Discharge Permitting requirements of the Utilities Department.

13. Environmental Engineering.
a. 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.
b. Sediment traps and basins sized at least 25% larger than the minimum Virginia Erosion and Sediment
Control Handbook’s standard shall be provided, unless otherwise approved by the Department of
Environmental Engineering at the time of plan review.
c. 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
the Department of Environmental Engineering at the time of plan review.
d. The maximum post-development discharge rate for the 100-year storm shall be based on the maximum
capacity of the existing facilities downstream, and shall not increase the recorded and /or established
100-year backwater and /or floodplain. On-Site detention of the post-development 100-year discharge
rate to below the pre-development 100-year discharge rate may be provided to satisfy this requirement.
e. Steep slopes equal to or greater than 20 percent shall remain in their natural, undisturbed state to the
maximum extent practicable, unless otherwise approved by the Department of Environmental
Engineering at the time of plan review. In locations where the disturbance of slopes greater than 20
percent is unavoidable, additional enhanced erosion and sediment control measures shall be provided
as directed by the Department of Environmental Engineering at the time of plan review. The
Department of Environmental Engineering shall approve the exact design and implementation of these
standards.
14. Associated Infrastructure and Uses. The following infrastructure and associated uses shall be permitted on the
Property as set forth below:
a. Utility Uses. Utility uses requiring a structure (which does not include water and wastewater lines and
appurtenances, service lines to consumers, and below or above ground cables, wires or pipes) shall be
subject to the following:
i. Two (2) elevated Water Tanks and tank mounted communications equipment up to a maximum
height of one hundred and ninety-nine (199) feet, shall be permitted provided:
1. All mechanical equipment located on or associated with any building or structure for the
Water Tanks shall be screened from any Adjoining Residential Property and public
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2.
3.
4.
5.

6.

roads, except for Powhite Parkway, in accordance with the Emerging Growth District
standards. This condition shall not require screening for the Water Tank structure or
communication equipment.
The Water Tanks shall be a new composite style elevated water storage tank meeting
the Utilities Department requirements.
The Water Tanks shall be secured by a minimum eight (8) foot high fence designed to
preclude trespassing.
There shall be no signs or logos permitted on the Water Tanks or communications
equipment.
The Water Tanks shall be white, grey, or another neutral color, acceptable to the
Utilities Department. The communication equipment (antennas, mounting hardware,
cables, etc.) mounted on the outside of the Water Tanks shall be the same or similar
color as the Water Tanks.
Except for security lighting over the access doors at the base of the Water Tanks the
Water Tanks and communications equipment shall not be permanently lighted unless
required by the Federal Aviation Administration or the Federal Communications
Commission.

ii. Wastewater Pumping Station together with the various structures and appurtenances shall be
secured by a minimum eight (8) foot high fence designed to preclude trespassing. All
mechanical equipment located on or associated with any building or structure for the
Wastewater Pumping Station shall be screened from any Adjoining Residential Property and
public roads, except for Powhite Parkway, in accordance with the Emerging Growth District
standards.
b. Electric Power Transforming Substation. Electric power transforming substations shall be permitted on
the Property. If necessary, a substation shall be constructed to serve only the users on the Property or
shall be established as an accessory to a single user. If substations are necessary for a single user, it shall
be constructed internal to the individual user’s site and efforts to screen the facility shall be in approved
during site plan review. A minimum fifteen (15) foot landscape area shall be provided along the
perimeter of any substation established on the Property.
c. School Site. Approximately eighty (80) acres shall be reserved for the purpose of the construction of a
future public high school, as generally shown on the Conceptual Plan (the “School Site”) unless another
location is obtained for a public high school. In accordance with Section 7.6 of the Charter of the County
of Chesterfield, Virginia, upon approval of this rezoning Case 21SN0676 by the County Board of
Supervisors, the public high school is excepted from the requirement of a substantial accord
determination.
d. Fire Station. A minimum of five (5) acres shall be reserved for the purpose of the construction of a
future fire station. The fire station site may also be utilized for a Water Tank to be collocated on the
site. A site with both uses shall be a minimum of seven (7) acres.

Chesterfield County Board of Supervisors

21SN0676

Page 30 of 44

Concept Plan – Exhibit A
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Road Network Plan – Exhibit B
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Natural Resource Inventory – Exhibit C
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VDOT Letter dated May 6, 2022 – Exhibit D
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Case Contacts
Applicant
• Applicant’s Agent:
Andrew Gillies (804-748-1050)
GilliesA@chesterfield.gov
District Planning Commissioner
• Tommy Owens (804-869-2214)
owenstommy@chesterfield.gov
Staff
•

Planning Department Case Manager: Stephen L. Donohoe, AICP (804-768-7287)

•

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: Natalie Spillman (804-748-1370) spillmann@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
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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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