21SN0653 – Cosby Village LLC;
American Pet Resort LLC
Matoaca
Agent – Andrew Condlin (804-977-3373)
BOS Public Hearing – February 23, 2022
Magisterial District –

Request
Amend Prior case

Time Remaining

365 Days
Case Manager

Harold Ellis
(804-768-7592)

Planning Commission Recommendation
Approval

Amend previously approved zoning case to permit a
commercial kennel.

The Property

Site Size

15901 Cosby Road

8.32 Acres

Staff Recommendation
Approval
Comprehensive Plan –
Land Use Designation

Plan Area
County Wide Plan

Neighborhood Business
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
Cosby Village, LLC requests amendment of zoning approval (Case 19SN0625) relative to proffers, textual statement,
and master plan to permit a commercial kennel (dog daycare and boarding facility) on the subject property.
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Recommendations
PLANNING COMMISSION - APPROVAL
STAFF - APPROVAL
Architectural design of the facility results in a development that blends well with nearby residential and non-residential
development and potentially adverse impacts mitigated with proffered conditions of approval.
NOTES FOR THE PLANNING COMMISSION AND BOARD OF SUPERVISORS
1. Conditions may be imposed, or the property owner may proffer conditions.
2. Proffered Conditions, Textual Statement, Conceptual Plan and Elevations have been submitted by the applicant.

Cosby Village LLC; American Pet Resort, LLC

21SN0653

Page 2 of 22

Table of Contents
Summary of Proposal .............................................................................................................................................................. 1
Recommendations .................................................................................................................................................................. 2
Table of Contents .................................................................................................................................................................... 3
Planning................................................................................................................................................................................... 4
Current Zoning Map ................................................................................................................................................................ 6
Supplemental Analysis ............................................................................................................................................................ 7
Community Enhancement .................................................................................................................................................. 7
Environmental Engineering................................................................................................................................................. 7
Fire & Emergency Medical Services .................................................................................................................................... 7
Police ................................................................................................................................................................................... 7
Transportation - County Department of Transportation .................................................................................................... 7
Transportation - Virginia Department of Transportation ................................................................................................... 7
Utilities – Water and Wastewater ...................................................................................................................................... 8
Community Engagement & Public Hearings ........................................................................................................................... 9
Proffered Conditions (1/18/2022) ........................................................................................................................................ 10
Textual Statement - Ordinance Exceptions (1/18/2022) ...................................................................................................... 12
Cosby Center Master Development Plan – Exhibit A ............................................................................................................ 13
Site Layout Plan – Exhibit B ................................................................................................................................................... 14
Exterior Elevations – Exhibit C .............................................................................................................................................. 15
Case Contacts ........................................................................................................................................................................ 20
Appendix ............................................................................................................................................................................... 21
Fire & Emergency Medical Services .................................................................................................................................. 21

Cosby Village LLC; American Pet Resort, LLC

21SN0653

Page 3 of 22

Planning
Zoning History
19SN0625: Approved (3/20) – Initial Cosby Village, LLC Case

Rezoning from Agricultural (A), and Light Industrial (I-1) to Neighborhood Business (C-2) with Conditional Use Planned
Development for use and bulk exceptions relative to uses, parking, setbacks, and architectural standards, to permit a
Neighborhood Business (with certain Community Business uses) development. Conditions of approval included:
conceptual plan, master/general plan, enhanced architectural standards, utilities, right-of-way dedication, access, road
improvements, phasing, density, open/space and pedestrian areas, utilities, engineering, sidewalks, and street lighting.

Comprehensive Plan – Land Use Plan Designation
The Comprehensive Plan designates the Property for Neighborhood Business, which suggests the Property is appropriate
for commercial uses that serve neighborhood-wide trade areas. The size of individual stores is typically larger than that
found in a convenience business area, and typical uses could include grocery stores, clothing stores, medical clinics,
hardware stores, restaurants or other uses that primarily serve weekly or bi-weekly household needs.

Proposal
The property owner requests amendment to case 19SN0625 to permit development of a commercial kennel (dog
daycare and boarding facility) on the subject property. The previous zoning case limited land uses to those permitted in
the Neighborhood Business (C-2) district and limited Community Business (C-3) uses. A commercial kennel is permitted
by-right in the Community Business (C-3) district but was not enumerated as a permitted use in the previous zoning
case.
As detailed on the Conceptual Layout Plan contained in Exhibit B (at the end of this report) and Figure 1 below, an
approximately 15,218 square foot facility is proposed on a 1.47-acre parcel within the larger 8.32-acre Cosby Center
development (Exhibit A). The facility contains both indoor and outdoor space for dogs, and proffers limit the number of
dog suites to 185. Access to the site is from single access point to a private drive, connecting to Cosby Road. Surface
parking is proposed. All outside areas which are accessible by dogs are fenced (8-foot-tall perimeter fence), as detailed
in the Design section of this report.
Operational measures proffered by the applicant to limit impacts of the requested use include twenty-four (24) hour onsite staff, limitations on the number of dogs permitted outside at any one time, with monitoring staff, and limiting hours
dogs are permitted to be in outside play areas.

Figure 1.
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Design
High quality development addresses the Comprehensive Plan goals for strong and sustainable projects that are visually
attractive, well-planned, and well-maintained. Further, the purpose and intent of the zoning ordinance to promote the
health, safety, convenience and general welfare of the public includes the creation of convenient, attractive and
harmonious communities, protection against overcrowding of land, and protection of the natural environment. As such,
developments that promote unique, viable and long-lasting places and enhance the community are encouraged.
In accordance with Comprehensive Plan guidelines, the applicant has proffered high quality building materials. As
illustrated on Exhibit C and (excerpt from Exhibit C below in Figure 2) the primary exterior façade of the building
proposed shall be brick or brick veneer. A variety of architectural detail and trim materials are also proposed as detailed
on the proposed elevations. Additionally, perimeter fencing materials around outdoor activity areas are stucco and
masonry. Further, the applicant has proffered sound attenuation with walls and roofs being constructed to reduce

and minimize sound.

Figure 2.
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Current Zoning Map
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Supplemental Analysis
Community Enhancement
No comment on this request.

Environmental Engineering
Proffered Conditions 10 and 11 of Case 19SN0625 were offered to address downstream drainage impacts, as well as
impacts to existing on-site steep slopes. These proffered conditions will not be affected with this amendment.

Fire & Emergency Medical Services
Service Area
The Magnolia Green Fire Station, Company Number 25

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

Police
Division

Beat

District

Swift Creek

35

Matoaca

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

Transportation - County Department of Transportation
The Comprehensive Plan, which includes the Thoroughfare Plan, identifies county-wide transportation needs that are
expected to mitigate traffic impacts of future growth. Traffic impacts of this request will be addressed through proffered
access, right-of-way dedications, and road improvements approved with Case 19SN0625. The anticipated traffic impact
of this request is anticipated to be similar to the existing permitted uses on the property.

Transportation - Virginia Department of Transportation
The applicant is requesting to amend Case 19SN0625 Textual Statement and Proffers dated February 17, 2020 to provide
an updated Master Plan and updated proffered conditions, and (2) to amend CUPD condition (Textual Statement) 1(a)
Uses of Case 19SN0625, to permit a commercial kennel on the Property, all as set forth in the updated Master Plan.
Property is zoned Neighborhood Business (C-2) with CUPD.
The proposed conceptual layout plan indicated that the proposed streets will be private, and not eligible for state
maintenance but will be subject to VDOT corner clearance requirements. Any roads that are intended to be state
maintained must fully comply with the 2011 Secondary Street Acceptance Requirements (SSAR). Any road improvements
to Cosby Road shall be in accordance with the Department design standards and specifications for the functional
classification and design speed of the road.
VDOT will require trip generations, turn lane warrants analysis, and sight distance requirements for the proposed
entrances at the site plan process. All proposed sidewalks and shared use paths proposed in VDOT right-of-way shall be
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designed in accordance with VDOT standards. More detailed comments regarding the proposed site design will be
generated during the site plan review process.

Utilities – Water and Wastewater
1. The request site is within a mandatory water and wastewater connection area for new non-residential
development.
2. The use of the public water and wastewater systems was proffered in case 19SN0625 (Proffer #3).
3. The installation of a monitoring manhole will be addressed during site plan review.
4. The Utilities Department supports this request.
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Community Engagement & Public Hearings
A virtual community meeting was scheduled however after no members of the public signed-up to attend the meeting,
it was subsequently canceled.

Planning Commission
1/18/2022:

Citizen Comments: No citizens spoke to the request.
Recommendation: APPROVAL WITH CONDITIONS
Motion: Freye Second: Sloan
AYES: Owens, Petroski, Freye, Hylton, Sloan
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Proffered Conditions
Staff Note: Both the Planning Commission and Staff recommend approval with the following conditions agreed to by
the applicant:

The Owner-Applicant in this rezoning Case 21SN0653 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 the development of the approximately 8.32 acres (the “Property”) with Chesterfield County
Tax Identification Number 713670654800000 under consideration will be developed according to the following
conditions; however, in the event the request is denied or approved with conditions not agreed to by the OwnerApplicant, these proffers shall be immediately null and void and of no further force or effect.
1.

Master Plan. The Textual Statement dated January 18, 2022 shall be considered the Master Plan for
the Property. (P)

2.

Fencing. Perimeter wall with intermittent brick columns eight feet (8’) tall will be added along the
entire property line, as generally shown on the Concept Plan and Exterior Elevations. Outdoor dog
runs or enclosures inside of the perimeter wall shall be six feet (6’) tall and shall be screened from
view by the perimeter fencing, as shown on the renderings, or as otherwise approved at the time of
plan review. (P)

3.

Density. The development shall contain a maximum of 185 dog suites. (P)

4.

Sound Suppression. (P)
a. Walls and roofs. Walls and roofs shall be constructed to reduce and minimize sound, and at a
minimum, shall include the following: exterior walls shall be constructed with grout filled
concrete masonry; un-grouted walls shall have core-fill acoustical foam insulation that fills the
cavity within the wall; and all roofs shall be constructed with a six inch (6”) thick R-19 minimum
spray foam insulation to deaden sound within the space.
b. Limit on Number of Dogs and Hours Outside. A maximum of 15 dogs shall be permitted per
outdoor play group, with the playgroups monitored by trained staff and limited by pet size,
energy level and temperament to minimize barking and sound. All pets shall be inside the building
from 7:00 p.m. until 6:30 a.m. Monday through Friday, and from 6:00 p.m. until 8:00 a.m.
Saturday and Sunday.

5.

Business Hours of Operation. The business hours of operation for dog day camp, grooming and
boarding drop-off and pick-up are permitted between 6:30 a.m. and 7:00 p.m. Monday through
Friday, and between 9:00 a.m. and 5:00 p.m. Saturday and Sunday. (P)

6.

24-Hour Caretaker. There shall be a minimum of one (1) on-site caretaker 24-hours a day, seven (7)
days a week, to provide for the safety and security of the pets. (P)

7.

Trash Receptacle; Collection Hours. Dumpsters and trash receptacles, not including convenience
containers, shall be screened from public view at ground level at the perimeter of the Property, with
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brick on three (3) sides complementary to the main building on the Property. The fourth (4 th) side
shall have a gate or door that is of a substantial and durable material as determined at the time of
Plan of Development review. Support posts, gate frames, hinges and latches shall be of a sufficient
size and strength to allow the gates to function without sagging or becoming a visual eyesore. The
location of any dumpster on the Property shall be as generally shown on the Concept Plan, and trash
pick-up shall be limited to the hours of 7:00 a.m. to 7:00 p.m. Monday through Saturday. (P)
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Textual Statement - Ordinance Exceptions (1/18/2022)
American Pet Resort, LLC – Case Number 21SN0653
January 18, 2022
The applicant requests the following amendments to Case 19SN0625:
1. Exhibits. This Textual Statement shall include the following exhibits which by this reference are made a
part hereof:
i.

Exhibit A – Cosby Center Master Development Plan entitled, “COSBY CENTER MASTER
DEVELOPMENT PLAN MASTER LAYOUT”, dated September 17, 2021 (“Cosby Village Master
Plan”).

ii. Exhibit B – Conceptual Plan entitled, “COSBY VILLAGE SQUARE – PET PARADISE SITE LAYOUT
PLAN”, dated November 8, 2021, and prepared by Timmons Group (“Conceptual Plan”).
iii. Exhibit C - Elevations entitled “PET PARADISE V2.1 COSBY VILLAGE SQUARE EXTERIOR
ELEVATIONS”, dated November 9, 2021, and prepared by Kasper Architecture & Development,
Inc. (“Elevations”).
2. Case 19SN0625 Textual Statement Amendment. Section 1. (Uses) shall be amended to add the
following Community Business (C-3) use as a permitted use, subject to the conditions set forth in this
case (21SN0653): “(xv)Commercial kennel”. Sections 1(a)(i-xiv) shall not be amended.
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Cosby Center Master Development Plan – Exhibit A

Subject Property
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Site Layout Plan – Exhibit B
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Exterior Elevations – Exhibit C
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Case Contacts
Applicant
• Applicant’s Agent:
Andrew Condlin (804-977-3373)
acondlin@rothjackson.com
•

Applicant’s Contact:

Brian Franco (904-999-9941
bfranco@petparadise.com
District Planning Commissioner
• Tommy Owens (804-869-2214)
owenstommy@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 - Virginia Department of Transportation: Willie Gordon (804-674-2907)
willie.gordon@vdot.virginia.gov

•

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

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

Cosby Village LLC; American Pet Resort, LLC

21SN0653

Page 22 of 22

