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Time Remaining

Site Size
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Plan Area

County Wide Plan

Corporate Office/Research &
Development/Light Industrial,
General Business, and Suburban
Residential II

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
A mixed-use development, known as The Hamlet at Falling Creek is planned, incorporating residential (for sale and for
rent), commercial, and industrial development. A total of 365 residential units are planned and the site is a total of
180.15 acres. The development is planned with tree lined streets, cohesive and architecturally attractive buildings,
recreational amenities and open space, and pedestrian connectivity throughout. Exceptions to ordinance requirements
are requested to provide flexibility in overall development design.
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Recommendation
PLANNING COMMISSION - APPROVAL
STAFF - APPROVAL
The for-rent single-family home and townhome units provide a unique product type and quality design and
architecture offered by the applicant provide for a convenient, attractive, and harmonious community that
should complement the surrounding development.
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, a conceptual plan and conceptual elevations have been submitted by the
applicant.
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Planning
Zoning History

6400046C: Approved (5/1964)
Rezoning from Agriculture (A) to General Business (C-5) to bring the property’s existing commercial uses into zoning
compliance. Approximately six (6) acres of land fronting Genito Road was part of this request.

Comprehensive Plan – Land Use Plan Designation

The Comprehensive Plan designates the Property for Corporate Office/Research & Development/Light Industrial,
General Business, and Suburban Residential II uses. The Comprehensive Plan indicates the Corporate Office/Research &
Development/Light Industrial portion of the property would be appropriate for corporate office, research, laboratories,
and light manufacturing and assembly uses, and under certain circumstances, with integrated supporting retail and
service uses; the General Business portion of the property would be appropriate for more intense commercial uses
which may have outside storage and display, or light industrial/research (with screening) and development uses; and the
Suburban Residential II portion of the property would be appropriate for residential development at a maximum density
of 2.0 to 4.0 dwellings per acre.

Proposal

The applicant is proposing a rezoning from General Business (C-5) and Agricultural (A) to Community Business (C-3) and
Light Industrial (I-1) plus conditional use to permit single-family, detached homes, and townhomes units and conditional
use planned development for ordinance requirements and development standards on a total of 180.15 acres. As
detailed below and on the attached Conceptual Master Plan (Exhibit A) a mixed-use development, known as The Hamlet
at Falling Creek is planned, incorporating commercial and residential, and industrial development. In addition to
commercial development along Genito Road and industrial development along Powhite Parkway, a total of 365
residential units are planned. These units consist of 260 single-family for rent units, sixty (60) townhome units which are
for sale products, and forty-five (45) single family residential for sale lots. The development is planned with tree lined
streets, cohesive and architecturally attractive buildings, recreational amenities and open space, and pedestrian
connectivity throughout. Zoning for this property does not preclude these units designated as rental from being sold to
private parties.
The proposed Conceptual Master Plan indicates the property is accessed from Genito Road. The property fronting
Genito Road is currently zoned General Business (C-5). The applicant proposes to rezone this 8.3 acre portion of
property to Community Business (C-3), with land uses further restricted to Neighborhood Business (C-2) which provide
for a more appropriate transition to the planned abutting residential development. Uses which may be incompatible
with nearby and surrounding uses have been further restricted. A maximum of 35,000 square feet of commercial/retail
development is planned for this area.
Behind the commercial along Genito Road approximately 35.5 acres of residential development is planned. Residential
uses in this area, which is to be zoned Community Business (C-3) will be permitted by conditional use, and developed
with Residential Multifamily (R-MF), Residential Townhouse (R-TH), and Single-family Residential development
requirements as modified by the applicant. This development will be in the form of single-family detached, townhouse,
and duplex units. These units will be a mix of for sale products as well as for rent units. A maximum of twenty-five
percent (25) shall be developed as three-bedroom units. The project is designed with public and private outdoor spaces,
community amenities and parks, shared greens and streetscapes designed with sidewalk connectivity. Adjacent to the
residential development described above, a forty-five (45) lot, for sale, single-family residential development is
proposed. This area is located towards rear of the Hamlet and will serve as a transitioning land use between the
industrial and residential uses.
At the rear of the development and abutting Powhite Parkway, an approximately 6.5 acre parcel will provide for an
additional industrial/commercial area to support the existing business park. This portion of the project will have access
from the business park and is separated from any residential uses by the significant environmental areas surrounding
Middleburg Real Estate Partners, LLC
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as well as enhanced building setback requirements.

Design

High quality developments address the Comprehensive Plan goals for strong and sustainable neighborhoods 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.
The following provides a general overview of design requirements offered as part of this request which address the
Comprehensive Plan goals, described in further detail in the Proffered Conditions and Textual Statement:

 Development Design
o Conceptual Master Plan
o Integrated development with architectural styles, building types, colors, features, and materials,
with commonality throughout the development

o Open spaces and sidewalk, trail network provided throughout the development
 Commercial (Genito Road frontage)
o Conceptual elevations
o Maximum density of 35,000 square feet of commercial/retail space, with no single user larger than

o
o
o
o
o
o

20,000 square feet
Limited access points to Genito Road as detailed on Master Layout Plan
Uses limited to those permitted in the Neighborhood (C-2) District, with additional potentially
incompatible uses further limited
Quality architecture and exterior façade materials, with a minimum of 70 percent masonry, and
restricted use of EIFS material
Enhanced landscaping along Genito Road
Limitations to signage on rear of buildings facing residential area
Open space/green areas between commercial development and residential development to serve
as a buffer between land uses

 Residential Development
o Conceptual elevations
o Variety of housing types, including for rent single-family, for rent townhome, and for sale single-family
o Common areas including but not limited to clubhouse, pool, sundeck, dog park, outdoor grills, fire

o
o
o
o

pit, decorative lighting, benches, landscaped areas, bike racks and storage, and multi-purpose lawns
Quality exterior façade materials, with exterior wall surfaces constructed of brick, stone, architectural
masonry, and cementitious siding, and with EIFS and vinyl siding prohibited
Enhanced foundation plantings
Antimonotony restrictions in place to prevent repetition of building facades
HVAC and generator screening

 Industrial Development
o Access limitations which prohibit access from existing residential development to the east, as

o
o
o
o

well as from the adjacent areas of the proposed Hamlet at Falling Creek
Enhanced building setbacks from any residentially used or zoned property
Enhanced storage area and loading area screening
Rooftop screening and signage restrictions on buildings visible from Powhite Parkway
Building design requirements which prohibit appearance of “typical strip development”, and require
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Planning Department review
As suggested by the Comprehensive Plan goals and the Zoning Ordinance, the proffered conditions offered with this
request include high quality design and architectural elements that will serve to complement the surrounding
community.

Ordinance Exceptions

The applicant is proposing a number of ordinance exceptions as detailed in the charts below. These exceptions will
assist in facilitating the development of a unique product on the subject property. Accordingly, staff is supportive of
these requests.
i. Project Standards (For rent single-family).
Modification of R-MF Required Conditions – Project Standards
Requirements
Ordinance
Proposed
Density (maximum)

Recreational Area

Pavement Width of Access Drives

Pavement Width of Other Drives

Parcel Coverage for Project (maximum)
Private Pavement Setbacks:
1. Major Arterials (public)
2. Other Roads (private)

10 units per acre

260 unit maximum

10% of project
acreage, but not less
than 1.5 acres

10% of project acreage, but not less
than 1.5 acres, however, open space
or amenities across the entire
Development shall count towards this
requirement

30 feet

24 feet

24 feet

20 feet
See Private Street Plan attached
hereto as Exhibit F for more detailed
information regarding pavement
widths.

40% of acreage

70% of acreage

50 feet
15 feet

No exception requested for Major
Arterials;
0 feet for Other Roads (private)

ii. Building Standards (For rent single-family).
Modification of R-MF Required Conditions – Building Standards
Requirements
Ordinance
Proposed
Individual Building Setbacks (feet)
1. Project Property Lines
30 feet
0 feet- only for zoning district
a. Adjacent to R-MF
50
feet
boundary
lines within the Falling Creek
b. Adjacent to other than R-MF
Property where adjacent to R-MF. No
exception requested for project
property lines adjacent to other
parcels or exterior subdivisions.
50 feet
5 feet
2. Road
25 feet
5 feet
Middleburg Real Estate Partners, LLC
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3. Interior private pavement excluding
parking spaces
4. Parking spaces
5. Distance between buildings

15 feet
30 feet plus 5 feet for
each story above 3

5 feet
5 feet

iii. Accessory Building Requirements for Setbacks (For rent single-family).
Modification of R-MF Required Conditions – Accessory Building Requirements for Setbacks
Setback Requirements
Ordinance
Proposed
Project Property Lines
1. Adjacent to R-MF
30 feet
0 feet- only for zoning district
50 feet
boundary lines within the Falling Creek
2. Adjacent to other than R-MF
Property where adjacent to R-MF. No
exception requested for project
property lines adjacent to other
parcels or exterior subdivisions.
Interior Private Drives

25 feet

0 feet

Parking Areas

15 feet

0 feet

30 feet

5 feet

Distance from any other building

iv. Subdivision Standards (For sale townhouse).
Modification of R-TH Required Conditions – Subdivision Standards
Requirements

Ordinance

Proposed

Subdivision Size

10 acres

2 acres

Common Area

30% of subdivision acreage

30% of subdivision, however, open
space or amenities across the
entire Development shall count
towards this requirement

v. Lot and Building Standards (For sale townhouse).
Modification of R-TH Required Conditions – Lot and Building Standards
Requirements

Ordinance

Proposed

Lot area (square feet) for an end lot in a
row of 5 or more attached lots

2720 square feet

2320 square feet

Lot width (feet) for an end lot in a row of
5 or more attached lots

34 feet

29 feet
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Lot coverage (maximum %)

50%

70%

Principal Building Setback (feet) – Side
Yard- end unit in a row of 5 or more
attached lots

15 feet

10 feet

Principal Building Setback (feet) – Rear
Yard- Non through Lot

25 feet

0 feet

vi. Lot and Building Standards (For sale single-family).
Single Family Detached Residential – Lot and Building Standards
Requirements
Lot Area (square feet)

Proposed
7,000 square feet[1][2]

Notes
[1] Lot area requirements may be
impacted by the availability of public
utilities.
[2] The area of a lot which shares a
common boundary with a buffer,
bikeway or tree canopy preservation area
may be reduced in accordance with
County Zoning Ordinance Sec. 19.1-306.

Lot Width (feet)
Lot coverage (maximum %)

55 feet
50%

Road Frontage for lots intended for
dwelling purposes (feet) [3]
1. Other lots
a. Permanent cul-de-sac
b. Radius of a loop street
c. Other roads[4]

[3] For flag lots, road frontage may be
reduced to 30 feet.
30 feet
30 feet
50 feet

Principle Building Setbacks (feet) [5]
1. Front Yard
a. Non cul-de-sac
b. Permanent cul-de-sac

30 feet
25 feet

2. Interior side yard
3. Corner Side Yard

7.5 feet
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for road frontage unless through the
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a. Through lot, lot back to
back with another
corner lot, or lot backing
to open space or
common area [6]
b. Other lot

15 feet

[6] Open space or common area shall be
a minimum of 15 feet wide for the entire
length of the rear property line.

25 feet
4. Rear Yard
a. Non through lot
b. Through lot
Principle Building Heights
(maximum) [7]
Accessory Building Requirements

Middleburg Real Estate Partners, LLC
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30 feet
Lesser of 3 stories or 40
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Current Zoning Map
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Supplemental Analysis
Community Enhancement
No comment on this request.

Environmental Engineering
1. The subject properties are located within the Falling Creek Watershed.
2. A Resource Protection Area Designation has been confirmed by the Department of Environmental Engineering.
a. RPA exist along the northern portion of the property located at 12600 Genito Road and the southern
portion of the property located at 1700 Creek Bottom Way, to include Falling Creek and its
connected/contiguous wetlands. RPA projects southwest along a perennial tributary and around the
existing pond. 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.
3. Any areas of wetlands shall not be impacted without prior approval from the U.S. Army Corps of Engineers
and/or the Virginia Department of Environmental Quality.
4. Steep slopes greater than 20 percent are difficult to stabilize when disturbed. Steep slopes exist on the
properties 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. In
locations where the disturbance of slopes greater than 20 percent is unavoidable, enhanced erosion and
sediment control measures shall be provided as directed by the Department of Environmental Engineering at
the time of site plan review.
a. The applicant has offered Proffered Condition B-7 and C-14 to address this impact.
5. Most of the subject properties drains to Falling Creek, which flows southeast though several existing residential
subdivisions with homes very close or within the FEMA 100-year floodplain; therefore, increased runoff from the
proposed development may result in increased flooding within the existing neighborhoods. As a result, 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 condition B-8.a and C-13 to address this concern.
6. A portion of the property located at 12600 Genito Road currently sheet flows into an existing natural channel
which then drains through existing residential lots within the Plum Creek at South Ridge subdivision. Increased
runoff from the proposed development may result in increased flooding and erosion on these lots; therefore,
the post-development 1, 2, 10 and 100-year peak discharge rates shall not exceed the pre-development 1, 2, 10
and 100-year peak discharge rates, respectively.
a. The applicant has offered proffered condition B-8.b to address this concern.
7. If the existing pond is to remain on the property, the dam must receive a geotechnical and hydraulic clean bill of
health from a qualified professional. If the pond will be used as stormwater facility, it must be retrofitted in
accordance with the Department of Environmental Engineering’s requirements.
a. The applicant has offered proffered condition B-8.c to address this impact.
8. Portions of the property located at 1700 Creek Bottom Way currently sheet flow east onto adjacent residential
lots within the Providence Creek subdivision. Drainage shall be designed so that runoff from impervious
surfaces is collected and discharged into an adequate receiving system.
a. The applicant has offered Proffered Condition C-13 to address this impact.
9. The development will be subject to the Part IIB technical criteria of the Virginia Stormwater Management
Program Regulations for water quality and water quantity.
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Fire & Emergency Medical Services
Service Area
The Swift Creek Fire Station, Company Number 16

Community Fire Protection Capabilities Assessment*
Insurance Service Office (ISO) Public Protection Classification (PPC)

Class 2

Anticipated Impacts On Fire & EMS
Call Load in Immediate Service Area During Previous Fiscal Year
Projected Calls Generated Yearly by Proposed Development
Projected Call Load Increase in Immediate Service Area by Proposed Development

2025
77
3.8%

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

Urban / 7
Minutes
1.2 miles
1:41
minutes
4:41
minutes

Planned Capital Facility Improvements
Additional Information
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.
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Police
Division

Beat

District

Swift Creek
30
Road Miles from Closest Division Facility

Clover Hill
6.2

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

1.53
4,019
350

Average Response Time for Priority One Calls
Average Response Time / Priority One Time Goal2

3.93
Minutes / <
3.00
Minutes

Planned Capital Facility Improvements
There are no immediate plans for a new police facility in this area.

Additional Information
The proposed development falls within the Genito Community of Chesterfield using the 25
Communities framework. An additional 365 residences would be expected to produce
approximately 350 additional calls for service per year. For perspective, in the last 5 years (20162020) the Genito Community has averaged just shy of 6,000 calls for service per year.
Police ask that the Commission and Board remain cognizant of Police staffing needs prior to new,
larger developments coming online.
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.
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Schools
This application is for a development containing 260 multifamily units, sixty (60) townhouse units, and forty-five (45)
single family units. The total potential student yield for this development ranges from eighty-three (83) to 128
additional students.
Membership and Capacity (2021-22SY)
Current
Enrollment
(09-30-2021)

Program
Capacity (1)

(3)

EVERGREEN
ES
(K – 5)
SWIFT CREEK
MS
(6-8)
Clover Hill
HS
(9 – 12)

874

1,106

1,777

1014

1,112

1,927

Percent
Program
Capacity

86%

95%

92%

Zoning Case 21SN0573
Proposed
Number
of Units
45
260
60
365
45
260
60
365
45
260
60
365

Housing
Type
SF
MF
TH
SF
MF
TH
SF
MF
TH

SGF 2021(2)

Anticipated Student Yield
Range

Schoolspecific

Countywide
Average

Schoolspecific

Countywide
Average

0.20
0.06
0.09
0.11
0.05
0.07
0.14
0.08
0.07
-

0.21
0.18
0.12
0.11
0.07
0.06
0.15
0.10
0.09
-

9
16
5
30
5
13
4
22
6
21
4
31

9
47
7
63
5
18
4
27
7
26
5
38

Note:
(1) Program capacity is the maximum number of students the building can accommodate based on the Virginia Department of Education
Standards of Quality and the current school programming that may adjust the number of rooms used for core or grade-level classrooms in the
overall building design capacity. Program capacity numbers may be higher than previous years due to more spaces being designated/quantified
for capacity uses.
(2) Student Generation Factor (2021) is the actual total number of students by grade level divided by the actual total number of housing units by
housing type. Based upon the average number of students per townhome dwelling unit for each of the school attendance zones where the
proposal is located. Updated 2021 SGFs provided by County IST.
(3) Current enrollment numbers may be lower than previous years. The reduction is primarily attributed to COVID-19.
*The StratIS forecasting model predicts where students are expected to be living in the future; for clarification, this model does not predict
student enrollment as there are other programming variables outside of modeling capabilities (i.e. specialty programming, waivers, or specialty
centers) that effect actual enrollment figures.

School Capacity Analysis
Evergreen Elementary School: Current program capacity at Evergreen Elementary is at eighty-six (86) percent. StratIS
(Strategic Information Sharing) modeling results forecast capacity of this school facility is expected to increase to ninety
(90) percent by 2026. While the total potential student yield at Evergreen Elementary School from this case could range
from thirty (30) to sixty-three (63) elementary students at full build out, the number of potential students generated on
an annual basis will change incrementally while this development is under construction. As this school facility is below
capacity and expecting no significant change into the future, no additional review is necessary at this time.
Swift Creek Middle School: Current program capacity at Swift Creek Middle School is at ninety-five (95) percent. StratIS
modeling results forecast capacity of this school to decrease to ninety-five (95) percent by 2026. While the total
potential student yield at Swift Creek Middle School from this case could range from twenty-two (22) to twenty-seven
(27) middle school students at full build out, the potential number of students generated on an annual basis will change
incrementally while this development is under construction. As this school facility is below capacity and expecting no
significant change into the future, no additional review is necessary at this time.
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Clover Hill High School: Current program capacity at Clover Hill High School is at ninety-two (92) percent. StratIS
modeling results forecast capacity of this school is expected to decrease to eighty-eight (88) percent. While the total
potential student yield at Clover Hill High School from this case could range from thirty-one (31) to thirty-eight (38) high
school students at full build out, the potential number of students generated on an annual basis will change
incrementally while this development is under construction. As this school facility is below capacity and expecting no
significant change into the future, no additional review is necessary at this time.

Transportation - County Department of Transportation
For planning purposes, the applicant has proffered a maximum density of 35,000 square feet of shopping center/retail
and 365 dwelling units (320 townhome/rental single family/multi-family and 45 single family). Applying trip generation
rates for single family detached dwelling unit, multi-family (low-rise) dwelling unit, and strip retail plaza, development
could generate approximately 5,200 average daily trips (ITE, 11 th Edition). The Comprehensive Plan, which includes the
Thoroughfare Plan, identifies county-wide transportation needs that are expected to mitigate traffic impacts of future
growth. The anticipated traffic impact of the proposal has been evaluated and recommendations are detailed in the chart
below. Staff supports the request.
Recommendation

Applicant’s Proposal

Vehicular Access:
 Limited to three (3) accesses to Genito Road. (Note: Exhibit A shows two (2) accesses. It
is anticipated there will be one full Genito Road access with any other Genito Road access
being limited to right-in/right-out only.)
 Connection to Beaver Point Drive (SR 3563), a state-maintained stub out.
(As determined by VDOT, the property is required to connect to existing statemaintained stub outs per VA State Code 24VAC30-92-S60 C-1.)
Road Cash Proffer Policy:
An applicant may choose to address the development’s impacts on the county’s road
transportation network through dedication of property, construction of road
improvements, or a cash proffer. In accordance with the Policy, the traffic impact of the
proposed development could be valued at $2,318,040 (320 townhome/rental single
family/multi-family units x $5,922 + 45 single family lots x $9,400). The property is
located within Traffic Shed 5. The applicant has proffered to make payments of $5,922
for each townhome/rental single family/multi-family unit and $9,400 for each singlefamily dwelling unit.
Road Improvements (Prior to issuance of any certificate of occupancy):
Separate right turn lane at each approved access to Genito Road.

Proffered Condition B-2 &
Exhibit A

Proffered Condition B-9

Proffered Condition B-10

The applicant has proffered that the Industrial Property shall have no vehicular access to/from the residential part of the
Property, Creek Bottom Way, or West Providence Road (Proffered Condition C-1). If approved, the Industrial Property will
have public road frontage, but no vehicular access permitted to those roads. The applicant has offered this condition to
prevent future traffic impacts on adjacent residential neighborhoods. The applicant has no plans to develop the Industrial
Property in the immediate future. In the event the Industrial Property is developed, future access would likely need to be
provided from the Oak lake Business Park At this time, the Industrial Property has no public road access to the Oak Lake
Business Park.

Transportation - Virginia Department of Transportation
The zoning case is for a mixed-use residential and commercial development along Genito Road. There are 260 multifamily dwelling units, 60 townhomes, and 45 single-family detached homes to the rear of the property which will serve as
a transitioning use connecting the industrial and residential uses. Approximately 6.5 acre parcel will provide for an
Middleburg Real Estate Partners, LLC
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additional industrial/commercial area to support the existing business park. The applicant submitted a revised traffic
impact analysis report to summarize the impact of site generated traffic on the surrounding road network. VDOT is
currently reviewing the traffic analysis and will provide comments on the TIA once the review is complete. According to
the conceptual plan provided with the case documents, a majority of the internal streets will be privately owned and
maintained, but any roads that are intended to be state maintained will be subject to the 2011 Secondary Street
Acceptance Requirements (SSAR), including roadway width (with consideration for on-street parking), pedestrian
accommodations, public benefit, and connectivity requirements. More detailed comments regarding the proposed site
design will be generated during the site plan review process. Any improvements to Genito Road shall be in accordance
with the requirements of the VDOT Road Design Manual for the functional classification and design speed of the road. All
proposed roadways and sidewalks proposed in VDOT right-of-way shall be designed in accordance with VDOT standards.

Utilities – Water and Wastewater
1. The request site is within a mandatory water and wastewater connection area for new residential and nonresidential development.
2. The applicant has proffered:
a. Connection to the public water and wastewater systems.
b. Submission of a Utilities “Master” Plan for the property.
c. Incorporation of water conservation measures into their proposed irrigation systems.
3. The Utilities Department supports this request.

Middleburg Real Estate Partners, LLC

21SN0573

Page 16 of 69

Middleburg Real Estate Partners, LLC

21SN0573

Page 17 of 69

Community Engagement & Public Hearings
Virtual Community Meetings

5/10/2021 and 1/4/2022 – Discussion Topics:
1. Environmental and water runoff regulations
2. Details and residential products proposed and expected price points
3. Proposed access points to the development
4. Anticipated traffic generation
5. Development plans for industrial portion of the property

Planning Commission
2/15/2022:

Citizen Comments: No citizens spoke to the request.
Recommendation: APPROVAL WITH CONDITIONS
Motion: Freye Second: Petroski
AYES: Owens, Petroski, Freye, Hylton, Sloan
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Proffered Conditions (2/9/22)
Staff Note: Both the Planning Commission and Staff recommend approval with the following proffered conditions
agreed to by the applicant:
The Owner-Applicant in this rezoning Case 21SN0573, 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 96.25 acres with Chesterfield County Tax Identification Number
737688399500000 and the approximately 83.90 acres with Chesterfield County Tax Identification Number
739692556200000, 180.15 acres total (collectively, the “Property”) under consideration will be developed, as applicable,
as set forth below; 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.
A.

B.

The Applicant hereby proffers the following conditions, applicable to the entire Property (Districts C-3 and I-1).
1.

Master Plan. The Textual Statement last revised February 3, 2022, shall be considered the Master Plan.
(P)

2.

Burning Ban. The Developer shall not use burning to clear or timber the Property. (P)

3.

Design Guidelines. These proffers shall include the following exhibits which by this reference are made a
part hereof: (P)
a.

Exhibit A – Conceptual Plan. The Development shall be designed as generally depicted within the
Conceptual Plan entitled, “THE HAMLET AT FALLING CREEK, CONCEPTUAL MASTER PLAN,
CHESTERFIELD COUNTY, VIRGINIA”, drafted by Design Resource Group, and dated January 25,
2022 (the “Concept Plan”). The exact number, location and style of buildings, drive areas,
parking areas, common areas, open spaces, pedestrian elements, features, and other
improvements shown on the Concept Plan are illustrative and are subject to change as required
for final engineering design, compliance with governmental regulations or as otherwise
approved at the time of plan review.

b.

Exhibit B – Commercial Conceptual Elevations dated September 30, 2021 (the “Commercial
Elevations”).

c.

Exhibit C – The Hamlet Conceptual Elevations dated September 30, 2021 (the “Hamlet
Elevations”).

d.

Exhibit D – For Sale Townhome Conceptual Elevations dated September 30, 2021 (the “For Sale
Townhome Elevations”).

e.

Exhibit E – For Sale Single Family Conceptual Elevations dated September 30, 2021 (the “For Sale
Single Family Elevations”).

The Applicant hereby proffers the following conditions, applicable to the portions of the Property to be rezoned
District C-3, as shown on the Concept Plan attached hereto as Exhibit A (the “Falling Creek Property”).
The following proffers shall apply only to the Falling Creek Property to be rezoned C-3, which proffers shall be in
addition to proffers A(1)-A(3):
1.

Density. The maximum density of the Falling Creek Property shall be a maximum of: 35,000 square feet
of shopping center/retail, 260 multi-family dwelling units with no more than 25% permitted to be three
or more bedrooms, 60 townhomes, and 45 single family detached homes. (P)
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2.

Access. Direct vehicular access to and from the Falling Creek Property to and from Genito Road shall be
limited to three (3) entrances/exits. The exact location of each access shall be approved by the
Transportation Department. (T)

3.

Open Space, Amenity Areas, and Pedestrian Areas. (P)
a.

Common areas and recreational spaces for use by owners, residents, tenants, guests, and
invitees shall be provided throughout the Falling Creek Property and designed to include
amenities that provide recreational opportunities, gathering areas, and add high visual interest,
and shall include at a minimum the following: 6,000 square foot clubhouse, a pool, sundeck, dog
park, outdoor grills, fire pit, decorative pedestrian-style lighting, benches, landscaped areas,
plantings, bike racks and storage, multi-purpose lawn (for use for such activities as bocce ball),
and other pedestrian-friendly or community amenity features approved by the Planning Director
at the time of plans review.

b.

Prior to the issuance of certificates of occupancy for more than one hundred fifty (150) dwelling
units, a clubhouse of a minimum of 6,000 square feet in size with a fitness center shall be
provided.

c.

Pedestrian areas such as trails, walks and paths, and the above amenities along such areas, shall
be provided throughout the Falling Creek Property to provide pedestrian connectivity
throughout the entire development and in particular between buildings and different uses on
the Falling Creek Property. The exact design, material and location of such pedestrian elements
shall be approved by the Planning Director at the time of plan approval. The exact location and
surfacing of any path or trail within any Resource Protection Area must be approved by the
Department of Environmental Engineering at the time of plans review.

d.

There shall be an internal system of sidewalks, paths and crosswalks along and between roads
and drives providing overall pedestrian connectivity within the Falling Creek Property. Such
hardscaped walks shall be constructed of various hard and decorative materials, such as, but not
limited to pavement, concrete, stone pavers, asphalt, or stamped concrete.

4.

Public Water and Wastewater. Public water and wastewater systems shall be used, however, the
existing stormwater pond may be put to non-potable use such as irrigation. Prior to any site plan
approval, a utility plan for the Falling Creek Property shall be submitted to and approved by the Utilities
Department. Utilities for this development, and phasing thereof, shall conform to the approved utilities
plan or as otherwise approved by the Utilities Department. (U)

5.

Landscaping. (P)
a.

Street trees shall be provided along both sides of all streets. Such trees shall be planted a
minimum of every fifty (50) feet on average unless there are conflicts with utilities, sightlines,
driveway areas or other items as determined at the time of plan approval. Enhanced
landscaping shall be provided in the center of all traffic circles and any roads with a boulevard
design.

b.

Within the Single Family Detached Residential Area, the rear of any lot adjoining the pond or
common area surrounding the pond shown on the Concept Plan, shall include a fence, wall, or
landscaping to separate the rear yard of such single family detached homes from the common
area, unless otherwise approved at the time of plan review. Any common access in and around
any single family detached home within the Single Family Detached Residential Area shall
include signage designating the common areas from individual lots and private areas.
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c.

In the Commercial Area, a landscape strip shall be provided along Genito Road planted in
accordance with Zoning Ordinance requirements for 1.5x Perimeter Landscaping C. A variable
width landscape strip a minimum of ten (10) feet in width shall be provided along the boundary
of the Commercial Area adjoining any residential use, excluding any drive aisles. Hedges shall be
planted in a landscape strip six (6) feet in width along the Commercial Area parking area to
screen adjacent residential areas from vehicle sounds and headlights.

6.

Foundation Planting. Foundation plantings shall be required along the entire front façade of all
dwelling units, and shall extend along all sides of such units facing a street. Foundation planting beds
shall be a minimum of three (3) feet wide measured from the dwelling unit foundation. Planting beds
shall be defined with a trenched edge or suitable landscape edging material and shall include medium
shrubs spaced a maximum of four (4) feet apart and may include spreading groundcovers. The plant
materials used should visually soften the unit corners and complement the architecture of the home at
their mature sizes, and shall include native species and/or drought-resistant plants when located in
irrigated beds in order to minimize the need for irrigation. Planting bed deviations may be approved by
the Planning Department at the time of plan review due to unique design circumstances. (P)

7.

Slopes. With the exception of any grading or improvements required for the conversion of the existing
pond facility to a stormwater BMP, steep slopes on the portion of the property located north and west
of the existing pond, which are equal to or greater than 20%, shall remain in their natural, undisturbed
state to the maximum extent practicable, unless otherwise approved by the Department of
Environmental Engineering. In locations where the disturbance of slopes greater than 20% is
unavoidable, enhanced erosion and sediment control measures will be provided as directed by the
Department of Environmental Engineering at the time of plans review. The Department of
Environmental Engineering shall approve the exact design and implementation of these standards. (EE)

8.

Stormwater. (EE)

9.

a.

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 beyond pre-development discharge
rate. On-site detention of the post-development 100-year discharge rate to below the predevelopment 100-year discharge rate may be provided to satisfy this requirement.

b.

For any areas which will drain towards the Plum Creek at South Ridge subdivision, the postdevelopment 1, 2, 10 and 100-year peak discharge rates shall not exceed the pre-development
1, 2, 10 and 100-year peak discharge rates, respectively.

c.

The existing pond shall remain and receive an engineering and geotechnical and hydraulic clean
bill of health from a qualified professional. The conversion of the existing pond to a stormwater
facility shall be subject to documented geotechnical approval. The services provided by the
independent geotechnical engineering firm shall include full-time geotechnical inspection paid
for by the developer. In addition, the stormwater facility certification process shall be performed
by a licensed professional approved by the County at the owner’s expense.

Cash Proffer. For each dwelling unit the Owner/Developer/Applicant shall pay a cash proffer to the
County of Chesterfield for road improvements within the service district for the Falling Creek Property.
Each payment shall be made prior to the issuance of a certificate of occupancy for a dwelling unit, unless
state law modifies the timing of the payment. The amount of the cash proffer payments for each unit
shall be as follows (with corresponding titles provided per Exhibit A for clarification): townhouse (“FOR
SALE TOWNHOMES”) and single family rental (“RENTAL SINGLE FAMILY AND MULTI-FAMILY”) $5,922,
and single family detached (“FOR SALE SINGLE FAMILY LOTS”) $9,400. Should the County impose impact
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fees at any time during the life of the development that are applicable to the property, the amount paid
in cash proffers shall be in lieu of or credited toward, but not be in addition to, any impact fees, in a
manner determined by the County. At the option of the Transportation Department, cash proffer
payments may be reduced for the cost of road improvements, other than those improvements
identified in the Transportation Improvements Proffered Condition, provided by the
Owner/Developer/Applicant, as determined by the Transportation Department. (T)
10.

Transportation Improvements. Prior to the issuance of an occupancy permit, the following shall be
completed, as determined by the Transportation Department: (T)
a.

Construction of a separate right turn lane off of Genito Road into each access point into the
development.

b.

Dedication to Chesterfield County, free and unrestricted, of any additional right-of-way (or
easements) required for the improvements identified above.

11.

Protective Covenants. Prior to or concurrent with the final approval of the initial subdivision or plan of
development for the Falling Creek Property, a document setting forth covenants (the "Covenants") shall
be recorded in the Clerk's Office of the Circuit Court of Chesterfield County, Virginia, setting forth
controls on the maintenance of the Falling Creek Property and establishing an owners' association (the
"Association"). The Association may be a part of a larger association encompassing more property than
just the Falling Creek Property. 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 communities in the greater Chesterfield County area, as determined in the
reasonable discretion of the Director of Planning at the time of plan review. Any maintenance provision
in the Covenants shall not be deleted or modified without the written consent of the Director of
Planning. The Covenants shall contain a notice that there is an industrial area in the proximity of the
Falling Creek Property. The Covenants shall also prohibit boat, boat trailer and recreational vehicle
storage on the Falling Creek Property. (P)

12.

Uses (P)
a.

Commercial Area. In the area designated as “COMMERCIAL” on the Concept Plan attached
hereto as Exhibit A (the “Commercial Area”), the following shall apply:
(i)

The only C-3 Community Business District uses permitted shall be an alcoholic beverage
store, and the residential uses included in Proffered Conditions 15(b), 15(c) and 15(d)
herein.

(ii)

All uses permitted by right within the C-2 Neighborhood Business District shall be
permitted, except the following shall be prohibited:
1.
Automobile rental;
2.
Automobile self-service station;
3.
Automobile service station;
4.
Commercial kennels;
5.
Funeral home;
6.
Mortuary;
7.
Motorcycle, Go Cart, All-Terrain Vehicle, or similar type vehicle track or
operation; and
8.
Veterinary clinic or hospital with accessory kennel for overnight stays.

(iii)

No one user shall exceed 20,000 square feet.
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b.

Multi-Family Residential Area. In the area designated as “RENTAL SINGLE FAMILY AND MULTIFAMILY” on the Concept Plan attached hereto as Exhibit A (the “Multi-Family Residential Area”),
uses shall be limited to uses permitted with restriction in the Residential Multi-Family (R-MF)
District.

c.

Townhome Residential Area. In the area designated as “FOR SALE TOWNHOMES” on the
Concept Plan attached hereto as Exhibit A (the “Townhome Residential Area”), uses shall be
limited to uses permitted with restriction in the Residential Townhouse (R-TH) District.

d.

Single Family Detached Residential Area. In the area designated as “FOR SALE SINGLE FAMILY
LOTS” on the Concept Plan attached hereto as Exhibit A (the “Single Family Detached Residential
Area”), uses shall be limited to single family dwellings.

13.

Signage. In the Commercial Area, no signage attached to the rear of any commercial building facing the
Multi-Family Residential Area shall be lit. (P)

14.

Trash Receptacles. Solid waste storage areas, not including convenience containers, shall be screened
from public view at ground level from the adjacent properties and/or the public right of way with an
enclosure constructed with materials to match the building it serves. The area shall have an opaque
door which shall remain closed when not being accessed. Solid waste storage in the Commercial Area
shall not be located along Genito Road or the adjacent Multi-Family Residential Area, unless otherwise
approved at the time of plan review. (P)

15.

Street, Parking Lot and Site Lighting. Street lights shall be provided along roads and drives at a
maximum height of fifteen (15) feet. Internal site lighting shall be of a pedestrian scale, and parking lot
lights shall be provided for pedestrian safety. All site lighting, including parking lot and roadway
standards, sign lighting, walkway lighting and accent lighting, shall be of such design and/or location so
that the light source is substantially shielded from view and glare is minimized. (P)

16.

Architectural Standards and Exterior Materials. All buildings on the Falling Creek Property shall be
designed as follows: (P)
a.

Commercial Area
(i)
Any buildings constructed in the Commercial Area shall generally be in conformance
with the buildings shown on the Commercial Elevations attached hereto as Exhibit B with
respect to quality of design, massing and architecture, unless otherwise approved at the time of
plan review. All buildings in the Commercial Area shall incorporate equal four sided architecture
such that no building exterior (whether front, side or rear) shall consist of inferior materials or
be inferior in quality, appearance or detail to any other exterior of the same building. The
exterior portions of the wall surfaces of any building within the Commercial Area, excluding
windows, doors, breezeways, gables and architectural design features, shall consist of 70% of
masonry material (brick, stone, or brick veneer). EIFS shall consist of no more than 15% of the
exposed portion of any wall of any building, shall not be located less than six (6) feet from the
ground adjoining the building, and is permitted to be used primarily as an accent material.

b.

Residential Areas. Any buildings constructed within the Multi-Family Residential Area, the
Townhome Residential Area, and the Single Family Detached Residential Area, shall be subject
to the following:
(i)
Any buildings constructed in the Multi-Family Residential Area, including the clubhouse,
shall generally be in conformance with the Hamlet Elevations attached hereto as Exhibit C with
respect to quality of design, massing and architecture, unless otherwise approved at the time of
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plan review. Additionally, the exterior portions of the wall surfaces of the clubhouse, excluding
windows, doors, cornices, accent bands, breezeways, gables and architectural design features,
shall consist of 70% of masonry material (brick, stone, or brick veneer). Any buildings
constructed in the Townhome Residential Area shall generally be in conformance with the For
Sale Townhome Elevations attached hereto as Exhibit D with respect to quality of design,
massing and architecture, unless otherwise approved at the time of plan review. Any buildings
constructed in the Single Family Detached Residential Area shall generally be in conformance
with the For Sale Single Family Elevations attached hereto as Exhibit E with respect to quality of
design, massing and architecture, unless otherwise approved at the time of plan review.
(ii)
All buildings shall have exterior wall surfaces constructed of brick, stone or cultured
stone, architectural masonry, and cementitious siding and trim, or other materials comparable
in quality as approved by the Director of Planning, all exclusive of windows, doors, cornices,
accent bands, and architectural treatments which may be constructed of metal, fiberglass,
stucco, or other materials comparable in quality as approved by the Director of Planning. No
vinyl siding or EIFS shall be permitted. The exposed portion of all exterior wall surfaces (front,
rear and sides) of any building shall be similar in quality as to architectural treatment and
materials. Unit foundations shall be brick or stone and shall extend a minimum of eighteen (18)
inches above final grade. The roofs shall be sloped or flat and the roof materials shall be
standing seam metal, TPO, or thirty (30) year architectural dimensional shingles.
(iii)
In the Townhome Residential Area, architectural materials will vary every 40 linear feet
to provide diversity in material, and to minimize visual repetition of buildings, no two adjacent
townhouse units shall have the same identical individual elevation sequence pattern across the
front of the building, unless otherwise approved at the time of plan review.
(iv)
In the Single Family Detached Residential Area, to minimize visual repetition of
buildings, no two adjacent single family detached homes shall have the same identical individual
elevation sequence pattern across the front of the home, unless otherwise approved at the time
of plan review.
(v)
All dwelling units in the Townhome Residential Area and the Single Family Detached
Residential Area shall have either a porch or a minimum 4’ x 4’ covered stoop. All such porches
shall be a minimum of four feet (4’) deep unless otherwise approved at the time of plan review.
(vi)
All dwelling units in the Townhome Residential Area and the Single Family Detached
Residential Area shall have a minimum of a one (1) car garage. Front loaded garage doors shall
have a minimum of two (2) enhanced architectural features. Enhanced features shall include
windows, raised panels, decorative panels, arches, hinge straps or other architectural features
on the exterior that enhance the entry (i.e., decorative lintels, shed roof overhangs, arches,
columns, keystones, eyebrows, etc.). Flat panel garage doors are prohibited.
(vii)
A minimum of a three (3) foot wide concrete walk shall be provided to the front
entrance of each dwelling unit in all residential areas, to connect to driveways, sidewalks, or
streets.
17.

Setbacks. The minimum required setback for all structures, parking areas, drive aisles and public and
private access roads shall be as follows: (P)
a.
b.
c.

50 feet from Genito Road, other than as needed to access Genito Road;
50 feet from the eastern boundary line of the Falling Creek Property; and
25 feet from the western boundary line of the Falling Creek Property.
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18.

Irrigation. In the Single Family Detached Residential Area, an irrigation system shall be provided in all
front yards and street side yards on corner lots. An irrigation system shall also be provided at each
vehicular access entrance on Genito Road. All irrigation systems on the Falling Creek Property shall
include water conserving components and features such as, but not limited to, soil moisture and rain
sensors and micro and drip type systems. (P,U)

19.

HVAC Unit and Generator Screening. HVAC units and generators located on the roof shall be screened
from view from the adjacent public right of way. HVAC units and generators located on the ground shall
be screened from view by landscaping or low maintenance material. (P)

C.
The Applicant hereby proffers the following conditions, applicable to the portions of the Property to be rezoned
District I-1, as shown on the Concept Plan attached hereto as Exhibit A (collectively, the “Industrial Property”).
The following proffers shall apply only to the Industrial Property, to be rezoned District I-1, which proffers shall
be in addition to proffers A(1)-A(3):
1.

Access Limitations. There shall be no vehicular access to and from the Falling Creek Property from and
to the Industrial Property. Further, no access to and from the Industrial Property shall be permitted
from Creek Bottom Way or W. Providence Road. (P)

2.

Building Setback. Any building on the Industrial Property shall be set back at least two hundred (200)
feet from the boundary lines of any residentially zoned or residentially developed property. (P)

3.

Lighting. Any new parking lot or storage area lighting on the Industrial Property, within two hundred
(200) feet of any agriculturally or residentially zoned property, shall not exceed twenty (20) feet in
height as measured from the grade of the base of the lighting standard. All site lighting on the Industrial
Property, including parking lot and roadway standards, sign lighting, walkway lighting and accent
lighting, shall be of such design and/or location so that the light source is substantially shielded from
view and glare is minimized. Lighting within any site that unnecessarily illuminates or substantially
interferes with the use and enjoyment of any other site, particularly any adjacent residential or
agricultural districts adjacent to the Industrial Property shall be prohibited. (P)

4.

Storage Area Screening. Any areas used for storage shall be screened from public view by the building
on the Industrial Property, an opaque fence or wall, supplemental landscaping, or existing vegetation, as
approved at the time of plan review. (P)

5.

Sound Levels. The sound levels from any outdoor operations on the Industrial Property shall be limited
to a decibel level that does not exceed a day-night average sound level (“DNL”) of 65 decibels as
measured on the Decibel A Scale (“dBA”), as measured at the Industrial Property boundary line. Sounds
as required by law, ordinances, rules or regulations, such as but not limited to, back up alarms on
vehicles, shall be exempted from such sound limitations. (P)

6.

Vehicle and Equipment Storage. All vehicles and/or equipment shall be stored with all parts lowered to
their minimum height (bucket trucks, fork lifts, buckets, etc.) to reduce visibility from surrounding
properties. (P)

7.

Buffer. A one hundred (100) foot buffer shall be maintained along the east property line where adjacent
to residentially or agriculturally zoned property. No buildings, parking or other facilities shall be
permitted within this buffer. (P)

8.

Roofs. Special treatment shall be provided for any rooftops visible from Powhite Parkway. Such special
treatment shall ensure that any heating, ventilating and air conditioning equipment located on rooftops
are screened and/or incorporated into the building design. (P)
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9.

Signage. All building mounted signs visible from Powhite Parkway shall utilize a uniform background
color and the same color of letters. No such building mounted signs visible from Powhite Parkway shall
be lighted in any fashion. All such signage shall be submitted to the County Planning Department for
review prior to the installation of any such building mounted signs. For those businesses whose lots
adjoin Powhite Parkway right-of-way, no freestanding business signs shall be located between Powhite
Parkway and the closest façade of the closest building on that lot to Powhite Parkway. (P)

10.

Loading Areas. Sites shall be designed and buildings shall be oriented so that loading areas are not
visible or are screened from residential or agriculturally zoned properties or from any public right of
way. (P)

11.

Public Water and Wastewater. Public water and wastewater system shall be used. Prior to any site plan
approval, a utility plan for the Industrial Property shall be submitted to and approved by the Utilities
Department. Utilities for this development, and phasing thereof, shall conform to the approved utilities
plan or as otherwise approved by the Utilities Department. (U)

12.

Building Design. Buildings shall be designed and located in such a manner that architecture and site
layout do not project the appearance of typical strip development. Architectural renderings/elevations
shall be submitted to the Planning Department for approval in conjunction with schematic plan review.
There shall be no unpainted metal buildings on the Industrial Property and no untreated masonry units
visible from a public road or any agricultural or residentially zoned property. (P)

13.

Stormwater. 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 beyond pre-development discharge rate. 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. In addition, no impervious surfaces shall
sheet flow toward the Providence Creek subdivision. (EE)

14.

Slopes. Disturbance for the purposes of development on slopes greater than 20% shall be permitted
only upon approval by the Environmental Engineering Department. In locations where the disturbance
of slopes greater than 20% is unavoidable, enhanced erosion and sediment control measures will be
provided as directed by the Department of Environmental Engineering at the time of plans review. The
Department of Environmental Engineering shall approve the exact design and implementation of these
standards. (EE)

15.

Utilities. Except for junction boxes, meters and existing overhead utility lines and any wetlands
crossings, if any, all new utility lines shall be underground. All junction and access boxes shall be
screened with appropriate landscaping. All utility pad fixtures and meters shall be shown on the site
plan. The necessity for utility connections, meter boxes, etc., shall be recognized and integrated with
the architectural elements of the site plan. (U)
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Textual Statement - Ordinance Exceptions (2/3/22)

Last Revised February 3, 2022
Re: Request to rezone a total of 180.15 acres as follows:
(1) Chesterfield County Tax Identification Number 737688399500000:
a. Request to rezone the approximately 96.25 acres from A and C-5 to C-3 and I-1;
b. Request for Conditional Use for residential uses; and
c. Request for Conditional Use Planned Development for ordinance and development standard exceptions.
(2) Chesterfield County Tax Identification Number 739692556200000: Request to rezone the approximately 83.90
acres from A to I-1.
Design Guidelines. This Textual Statement shall include the following exhibits which by this reference are made a part
hereof:
1. Exhibit A – Conceptual Plan. The Development shall be designed as generally depicted within the Conceptual
Plan entitled, “THE HAMLET AT FALLING CREEK, CONCEPTUAL MASTER PLAN, CHESTERFIELD COUNTY,
VIRGINIA”, drafted by Design Resource Group, and dated January 25, 2022 (the “Concept Plan”). The exact
number, location and style of buildings, drive areas, parking areas, common areas, open spaces, pedestrian
elements, features, and other improvements shown on the Concept Plan are illustrative and are subject to
change as required for final engineering design, compliance with governmental regulations or as otherwise
approved at the time of plan review .
2. Exhibit F – Private Street Plan dated January 26, 2022 (the “Private Street Plan”).
Design Intent. The proposed development in the area of the Property to be rezoned C-3 (the “Falling Creek Property”) is
a mixed use community to live, work, shop and recreate with a focus on a variety of housing options and commercial
opportunities, with common gathering spaces, public spaces and pedestrian connections (the “Development”). The
Development is intended to provide seamless transitions to integrate the commercial areas and residential sections by
use of connecting streets, common spaces, open areas, public spaces, and walkways as generally shown within the
Concept Plan. The overall design of the Development will include common spaces for use by owners, residents, tenants,
guests, and invitees of the Falling Creek Property. The common spaces will be designed with pedestrian elements and
amenities that add high visual interest and in a manner that connect with the various uses on the Falling Creek Property.
The feel of the project will also be achieved with quality materials, finishes, design elements and architectural features on
buildings to reflect a variety of architectural styles, buildings types, textures, and colors, but providing a commonality of
quality material, finishes and styles as generally set forth in this Textual Statement and the Proffered Conditions.
Conditional Use The following uses shall be permitted on the Falling Creek Property:
1. Dwelling, multiple –family,
2. Dwelling, single family, and
3. Dwelling, townhouse.
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Conditional Use Planned Development. The Development on the Falling Creek Property shall comply with the Zoning
Ordinance requirements except as outlined herein.
2. Development Standards applicable to the entire Falling Creek Property.
a. Setbacks. All parking areas, drive aisles and public and private access roads shall not have any setback
requirements from interior streets or the exterior property lines, other than as set forth in Subsection II. “Development
Standards by Area” below and as needed to provide sufficient room for a pedestrian street environment (that may
include on-street parking, street trees, sidewalks, and a landscaping strip between internal parking and any sidewalk)
and necessary utility areas.
b. Landscaping.
i. A fifty (50) foot buffer shall be provided along the eastern boundary line of the Falling Creek
Property, as shown on the Concept Plan attached hereto as Exhibit A. Grading and clearing shall be permitted in this
buffer area provided that the area is replanted in order to meet 2x Perimeter Landscaping C.
ii. A twenty-five (25) foot landscape strip shall be provided along the western boundary line of the
Falling Creek Property, as shown on the Concept Plan attached hereto as Exhibit A. Grading and clearing shall be
permitted in this landscape strip area provided that the area is replanted in order to meet 1.5x Perimeter Landscaping C.
3. Development Standards by Area.
a. Commercial Area. The commercial area designated as “COMMERCIAL” on the Concept Plan attached
hereto as Exhibit A, shall comply with the C-3 Community Business District required standards and conditions set forth
in the County Zoning Ordinance.
b. Multi-Family Residential Area. The single family for rent and multi-family area designated as “RENTAL
SINGLE FAMILY AND MULTI-FAMILY” on the Concept Plan attached hereto as Exhibit A, shall comply with the R-MF
Multifamily Residential District required standards and conditions set forth in the County Zoning Ordinance, except as
follows:
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i. Project Standards.
Modification of R-MF Required Conditions – Project Standards
Requirements
Ordinance
Proposed
Density (maximum)

Recreational Area

Pavement Width of Access Drives

Pavement Width of Other Drives

Parcel Coverage for Project (maximum)
Private Pavement Setbacks:
3. Major Arterials (public)
4. Other Roads (private)

10 units per acre

260 unit maximum

10% of project
acreage, but not less
than 1.5 acres

10% of project acreage, but not less
than 1.5 acres, however, open space
or amenities across the entire
Development shall count towards this
requirement

30 feet

24 feet

24 feet

20 feet
See Private Street Plan attached
hereto as Exhibit F for more detailed
information regarding pavement
widths.

40% of acreage

70% of acreage

50 feet
15 feet

No exception requested for Major
Arterials;
0 feet for Other Roads (private)

ii. Building Standards.
Modification of R-MF Required Conditions – Building Standards
Requirements
Ordinance
Proposed
Individual Building Setbacks (feet)
6. Project Property Lines
30 feet
0 feet- only for zoning district
a. Adjacent to R-MF
50
feet
boundary
lines within the Falling Creek
b. Adjacent to other than R-MF
Property where adjacent to R-MF. No
exception requested for project
property lines adjacent to other
parcels or exterior subdivisions.
50 feet
5 feet
7. Road
25 feet
5 feet
8. Interior private pavement excluding
parking spaces
15 feet
5 feet
9. Parking spaces
30 feet plus 5 feet for
5 feet
each
story
above
3
10. Distance between buildings
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iii. Accessory Building Requirements for Setbacks.
Modification of R-MF Required Conditions – Accessory Building Requirements for Setbacks
Setback Requirements
Ordinance
Proposed
Project Property Lines
3. Adjacent to R-MF
30 feet
0 feet- only for zoning district
50 feet
boundary lines within the Falling Creek
4. Adjacent to other than R-MF
Property where adjacent to R-MF. No
exception requested for project
property lines adjacent to other
parcels or exterior subdivisions.
Interior Private Drives

25 feet

0 feet

Parking Areas

15 feet

0 feet

30 feet

5 feet

Distance from any other building

c. Townhome Residential Area. The area designated on the Concept Plan attached hereto as Exhibit A as
“FOR SALE TOWNHOMES” shall comply with the R-TH Residential Townhouse District required standards and
conditions set forth in the County Zoning Ordinance, except as follows:
i. Subdivision Standards.
Modification of R-TH Required Conditions – Subdivision Standards
Requirements

Ordinance

Proposed

Subdivision Size

10 acres

2 acres

Common Area

30% of subdivision acreage

30% of subdivision, however, open
space or amenities across the
entire Development shall count
towards this requirement
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ii. Lot and Building Standards.
Modification of R-TH Required Conditions – Lot and Building Standards
Requirements

Ordinance

Lot area (square feet) for an end lot in a
row of 5 or more attached lots

Proposed

2720 square feet

2320 square feet

34 feet

29 feet

50%

70%

Principal Building Setback (feet) – Side
Yard- end unit in a row of 5 or more
attached lots

15 feet

10 feet

Principal Building Setback (feet) – Rear
Yard- Non through Lot

25 feet

Lot width (feet) for an end lot in a row of 5
or more attached lots
Lot coverage (maximum %)

0 feet

d. Single Family Detached Residential Area. The area designated on the Concept Plan attached hereto as
Exhibit A as “FOR SALE SINGLE FAMILY LOTS”, shall comply with following standards and conditions
i. Lot and Building Standards.
Single Family Detached Residential – Lot and Building Standards
Requirements
Lot Area (square feet)

Proposed
7,000 square
feet[1][2]

Notes
[1] Lot area requirements may be
impacted by the availability of public
utilities.
[2] The area of a lot which shares a
common boundary with a buffer,
bikeway or tree canopy preservation
area may be reduced in accordance
with County Zoning Ordinance Sec.
19.1-306.

Lot Width (feet)
Lot coverage (maximum %)

55 feet
50%

Road Frontage for lots intended for
dwelling purposes (feet) [3]

[3] For flag lots, road frontage may be
reduced to 30 feet.

2. Other lots
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a. Permanent cul-de-sac
b. Radius of a loop street
c. Other roads[4]

30 feet
30 feet
50 feet

Principle Building Setbacks (feet) [5]
5. Front Yard
a. Non cul-de-sac
b. Permanent cul-de-sac
6. Interior side yard
7. Corner Side Yard
a. Through lot, lot back to
back with another
corner lot, or lot backing
to open space or
common area [6]
b. Other lot
8. Rear Yard
a. Non through lot
b. Through lot
Principle Building Heights
(maximum) [7]
Accessory Building Requirements

Middleburg Real Estate Partners, LLC

30 feet
25 feet

[4] Frontage on the terminus of a stub
street does not meet the requirements
for road frontage unless through the
preliminary plat review process it is
determined that extension of the stub
street is not needed to serve future
development.
[5] Setbacks may be impacted by
Buffer, Setbacks --Generally, Permitted
Yard Encroachments for Principal
Buildings, Floodplain, Chesapeake Bay
or Upper Swift Creek Watershed
regulations.

7.5 feet
15 feet
[6] Open space or common area shall
be a minimum of 15 feet wide for the
entire length of the rear property line.
25 feet
20 feet
30 feet
Lesser of 3 stories or
40 feet

[7] Height limits are subject to County
Zoning Ordinance Article IV, Division 2.

Subject to County
Zoning Ordinance
Sec. 19.1-304
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Conceptual Master Plan – Exhibit A
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Commercial Conceptual Elevations – Exhibit B
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The Hamlet Conceptual Elevations – Exhibit C
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For Sale Townhome Conceptual Elevations – Exhibit D
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For Sale Single Family Conceptual Elevations – Exhibit E
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Private Road Street Section – Exhibit F
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Case Contacts
Applicant
 Applicant’s Agent:
Andrew Condlin (804-977-3373)
acondlin@rothjackson.com


Applicant’s Contact:

Jason Pfister (919) 589-1088)
jpfister@livemiddleburg.com

District Planning Commissioner
 Gloria L. Freye, J.D. (804-768-7381)
freyeg@chesterfield.gov
Staff


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



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



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



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



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



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



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



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



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



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



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



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

Community Facilities and Infrastructure
Review the StratIS Dashboard for additional information regarding the following topics:
 Demand Indicators Report. Highlight of key community indicators and planning for future capital facilities.
 Chesterfield County School Enrollment and Capacity Report. Current and past student enrollment information.

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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Schools
Mission
High performing, high quality public schools contribute to the quality of life and economic vitality of the County. The
comprehensive plan suggests a greater focus should be placed on linking schools with communities by providing greater
access, flexible designs and locations that better meet the needs of the communities in which they are located.
Capital Improvements
The School Board FY2021 adopted Capital Improvement Plan (CIP) continues to support the 2013 voter approved school
revitalization program that will replace or renovate ten schools and construct one new elementary school to add capacity
in the Midlothian area of the county. The ten existing facilities that are part of the revitalization program are Beulah
Elementary School, Crestwood Elementary School, Enon Elementary School, Ettrick Elementary School, Harrowgate
Elementary School, Matoaca Elementary School, Reams Elementary School, Manchester Middle School, Providence
Middle School, and Monacan High School. A replacement Manchester Middle School is under construction on the existing
school site, a replacement Harrowgate Elementary School is under construction on a new site, and a replacement Matoaca
Elementary School is under construction on the site of the former Matoaca Middle School west campus building. The
Beulah Elementary School, Enon Elementary School, Old Hundred Elementary School (the new elementary school in the
Midlothian district), Providence Middle School, and Monacan High School projects are complete. The Matoaca Middle
School wing addition at the east campus site, an additional school construction project, is complete and the school now
operates as a single, unified campus. Information on the CIP and School Board approved construction projects can be
found in the financial section of the CCPS Adopted Budget for FY2021.
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