
REZ-2024-101247 Page 1 

REZ-2024-101247
Pandev, LLC.
Staff Report for Board of Supervisors Public Hearing
Prepared March 3, 2025

This report is prepared by the Henrico County Planning Staff to provide information to the Planning 
Commission and the Board of Supervisors to assist them in making a decision on this application.  
It may also be useful to others interested in this zoning matter.

I. PUBLIC HEARINGS:

Planning Commission: November 14, 2024 Recommended for Approval

Board of Supervisors: December 3, 2024
February 11, 2025
March 11, 2025

Deferred by Board of Supervisors
Deferred at Applicant’s Request
Pending
(Deferral requested to April 8, 2025)

II. IDENTIFICATION AND LOCATIONAL INFORMATION:

Requested Zoning: B-2C Business District (Conditional) (Amendment of Existing 
Proffers); 
R-3C One-Family Residence District (Conditional)

Existing Zoning: B-2C Business District (Conditional); 
R-3 One-Family Residence District

Acreage: 2.67 acres

Proposed Use: Convenience store and automobile filling station
Note: Case PUP-2024-101250 has been filed concurrently to allow for the 24-
hour operation of the proposed uses.

Location: North line of West Broad Street (U.S. Route 250) between Pine 
Grove Drive and Hollybrook Avenue

Magisterial District: Brookland

2026 Comprehensive 
Plan Recommendations: Commercial Arterial (CA); and Suburban Residential 2 (SR2), 

density should not exceed 3.4 units per acre

Parcel Nos:  761-754-8398, 761-755-5910, 761-755-6607, 761-755-6824,
761-755-7503, and 761-755-8413

Zoning of Surrounding   
Properties: North:  R-3 One-Family Residence District
               South: B-3C Business District (Conditional)

East: B-3C Business District (Conditional)
West: B-3C Business District (Conditional)

R-3 One-Family Residence District
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III. SUMMARY OF STAFF REPORT: 
The applicant proposes to amend existing proffers for the B-2C Business District (Conditional) 
portion of the site; and to conditionally rezone the 0.88-acre R-3 One-Family Residence District 
portion of the site to R-3C One-Family Residence District (Conditional). The intended use for the 
property is a convenience store with automobile fueling pumps. The subject 2.67-acre property 
includes six parcels located on the north line of West Broad Street (U.S. Route 250), between 
Pine Grove Drive and Hollybrook Avenue, approximately 550 feet west of East Parham Road. 
The applicant has also filed a companion provisional use permit case, PUP-2024-101250, to 
request 24-hour operation. Consideration of the companion PUP could occur based on the site’s 
existing B-2C zoning, regardless of the outcome of this rezoning request.  
 
The proffers accepted with REZ2018-00022 would allow the proposed automobile filling station 
and convenience store on the property. The proposed proffer amendments would largely limit the 
use of the four B-2C parcels to a convenience store with automobile fueling pumps and would 
provide updated language for various items regulating development on the property. The proffers 
on the two R-3 parcels to the rear of the site are provided with the intent of creating buffers to the 
existing B-2C property. If this request is approved, the proffers previously accepted with 
REZ2018-00022 will be superseded, and the proffers submitted with this rezoning request will 
apply to all six parcels of this site. 
 
The 2026 Comprehensive Plan recommends Commercial Arterial (CA) and Suburban Residential 
2 (SR2), and the density should not exceed 3.4 units per acre. Commercial uses are consistent 
with the site’s current zoning and Commercial Arterial designation on the 2026 Plan, as well as 
the existing pattern of development along West Broad Street. The applicant has submitted 
proffers and exhibits to regulate the proposed use of the property, which are generally consistent 
with similar requests of this type. The proffered conceptual plan is consistent with the previous 
rezoning approval on the property. The elevations reflect the corporate styling of the Sheetz 
brand. Additional buffer areas proposed with this request should help reduce impacts from the 
proposed development. Staff recognizes the proposed convenience store is currently permitted 
by the proffers of REZ2018-00022, and that the inclusion of additional buffer area could provide 
additional protections for adjacent residents. For these reasons, staff does not oppose this 
request. 
 
The applicant has hosted two community meetings to discuss the project with area property 
owners and residents: March 3, 2024, with approximately 15-20 persons attending, and 
September 17, 2024, with approximately 15 persons in attendance. During both meetings, 
numerous citizens voiced concerns, including the over-proliferation of automobile filling stations, 
light, noise, safety of a 24-hour use, litter, reduced property values, the need for enhanced 
screening, and traffic congestion, particularly for those trying to access North Skipwith Road and 
the traffic signal at that location. 
 
At their meeting on November 14, 2024, the Planning Commission recommended approval of this 
request. The Board of Supervisors deferred this request at their December 3, 2024, public 
hearing. At the time this report was written no additional information has been provided by the 
applicant. The applicant has requested a one-month deferral to the March Board of Supervisors 
hearing. The case was deferred at the February 11, 2025, Board of Supervisors public hearing at 
the applicant's request. The applicant has requested another month's deferral to the April 8, 2025, 
Board of Supervisors public hearing. 
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IV. LAND USE ANALYSIS AND IMPLICATIONS: 
The 2.67-acre subject property is located on the north line of West Broad Street (U.S. 250) 
between Pine Grove Drive and Hollybrook Avenue. The subject property comprises six lots initially 
platted as part of the Pine Grove subdivision; all were previously developed with single-family 
homes. The four parcels fronting West Broad Street are vacant and zoned B-2C Business District 
(Conditional). The rear two parcels are zoned R-3 General Residence District and are accessed 
from Pine Grove Drive and Hollybrook Avenue, respectively. Existing single-family homes are 
present on these two parcels.  
 
Residential parcels with existing single-family homes, included in the Pine Grove subdivision, are 
located directly north of the subject site. Other surrounding properties, including those across 
West Broad Street, are zoned and developed for commercial use (B-2C and B-3C).  The intensity 
of these commercial uses varies, with larger properties developed as automobile dealerships. 
Directly west of the site is a smaller B-2C parcel developed with a lower-intensity general retail 
building.  
 
A previous case, REZ2018-00022, rezoned the four parcels fronting West Broad Street from R-3 
One-Family Residence District to B-2C Business District (Conditional). Although no specific uses 
were proposed with that request, a number of proffered conditions were accepted, including 
limiting access to the site from Hollybrook Avenue and Pine Grove Drive. The proffers submitted 
with this case would largely limit the use of the four parcels to a convenience store with automobile 
fueling pumps and would continue to prohibit a large number of potentially incompatible uses. 
The proffers on the two R-3 parcels to the rear of the site are intended to provide buffers to the 
existing B-2C property. If the request is approved, the previously approved proffers on the B-2C 
property will be superseded, and the proffers supporting this rezoning request will apply to all six 
parcels of this site. 
 
This request would allow more substantial buffers along the site’s northern property line and a 
larger building footprint for the proposed convenience store on the existing B-2C property. The 
proposed Sheetz convenience store would be 6,132 square feet with six fuel pumps housed under 
a canopy. The applicant has also filed a companion provisional use permit, PUP-2024-101250, 
to allow the 24-hour operation of the convenience store and automobile filling station. 
 
The proffered concept plan dated October 23, 2024 (Exhibit A) provides a layout of the proposed 
development and shows two points of access to the site, one from Hollybrook Avenue and the 
other from Pine Grove Drive. The fuel pumps would be located closer to the access from 
Hollybrook Avenue, as would an unloading zone for fuel at the site’s southeastern corner, which 
is the farthest point on the site from any residential uses. The 6,132-square-foot convenience 
store is planned in the central portion of the site. The layout also shows internal sidewalks 
surrounding the building and extending to the access points along the northern edge of these 
parcels and a 5-foot-wide sidewalk along West Broad Street. In the revised proffers, the applicant 
has proffered to construct 4-foot-wide sidewalks along the property’s frontages on Hollybrook 
Avenue and Pine Grove Drive. A limited amount of outdoor seating is on the side fronting West 
Broad Street.  
 
Landscaped strips are shown along the street frontages (Pine Grove Drive, West Broad Street, 
and Hollybrook Avenue).  A minimum 10’ landscaped area is required between these right-of-way 
and parking. A 15’ wide landscape area is shown (but not proffered) along West Broad Street. 
The most substantial buffer would be provided within the two rear parcels, identified as ‘Northern 
Buffer’ in the submitted proffers. As shown on the concept plan and described in the proffers, the 
Northern Buffer would contain two defined areas - ‘Buffer Area’ and ‘Open Space’.  
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The Buffer Area is intended to be a 50-foot-wide area along the northern edge of the property to 
be planted to the level of a Transitional Buffer 50. The Buffer Area will also include a six-foot-high 
opaque fence along the northern edge of the property, which will also extend 50 feet on either 
side of the Buffer Area along Pine Grove Drive and Hollybrook Avenue. The fence will be 
constructed of vinyl, wood (board on board), composite material, pre-cast concrete, or any such 
other material as determined at the Plan of Development.  
 
The ‘Open Space’ area of the Northern Buffer will include lighting and security cameras as 
determined during the Plan of Development. As depicted on the concept plan, no fencing will be 
provided along any portion of the ‘Open Space’. The Northern Buffer will be used solely as a 
buffer and open space, and no building will be constructed within this area. The concept plan also 
shows a large stormwater management pond along Pine Grove Drive, closer to West Broad 
Street. 
 
The exterior appearance and architectural material of the building would be consistent with the 
proffered architectural elevation Exhibit B, which shows masonry materials covering all sides of 
the structure. In terms of materials, lighting, and design, any other buildings on the site would also 
be compatible with this exhibit.  
 
Along with the layout and elevations, other assurances in the proffers address prohibited uses, 
loudspeakers, signage, lighting, trash dumpsters, sidewalks, and mechanical equipment. Any 
loudspeakers located on the property would be prohibited from being heard beyond the property 
line. Signage would be ground mounted and of materials complementary to the buildings with no 
changeable messages, or inflatable/attention-getting devices allowed. Loading docks/doors would 
be prohibited from facing West Broad Street. Lighting would be limited to 23’ or 20’ depending on 
location on the site and it would be designed in a manner to minimize glare. In addition to internal 
sidewalks, sidewalks would be constructed along all adjacent roadways. Staff notes some additional 
proffers are already in the Zoning Ordinance and would need to be met regardless of the results of 
this request.  
 
The 2026 Comprehensive Plan designates the parcels of the subject site fronting West Broad 
Street as Commercial Arterial, and the rear parcels as Suburban Residential 2 (density not to 
exceed 3.4 units per acre). As the proposed use is allowed by the existing proffers of REZ2018-
00022 and the zoning, the Commercial Arterial future land use designations indicate commercial 
development on the portion of the property fronting West Broad Street could be appropriate. The 
proposed layout of the property would also be consistent with the Suburban Residential 2 
designation because there would not be any commercial uses on those parcels. 
 
The additional buffer areas proposed with this request, made possible by the inclusion of the two 
residential parcels, should help reduce impacts from the proposed development. Staff recognizes 
the proposed convenience store is currently permitted by the proffers of REZ2018-00022, and 
that the inclusion of additional buffer area could provide additional protections for adjacent 
residents. For the reasons identified above, staff does not oppose this request. 
 
The applicant has hosted two community meetings to discuss the project with area property 
owners and residents: March 3, 2024, with approximately 15-20 persons attending, and 
September 17, 2024, with approximately 15 persons in attendance. During both meetings, 
numerous citizens voiced concerns, including the over-proliferation of automobile filling stations, 
light, noise, and safety of 24-hour use, litter, reduced property values, the need for enhanced 
screening, and traffic congestion, particularly for those trying to access North Skipwith and the 
traffic signal at that location. 
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At their meeting on November 14, 2024, the Planning Commission recommended approval of this 
request. The Board of Supervisors deferred this request at their December 3, 2024, public 
hearing. At the time this report was written no additional information has been provided by the 
applicant. The applicant has requested a one-month deferral to the March Board of Supervisors 
hearing. The case was deferred at the February 11, 2025, Board of Supervisors public hearing at 
the applicant's request. The applicant has requested another month's deferral to the April 8, 2025, 
Board of Supervisors public hearing. 
 
 
V. COMPREHENSIVE PLAN ANALYSIS: 
2026 Comprehensive Plan Recommendation: 
The 2026 Comprehensive Plan recommends Commercial Arterial (CA) for portions of the subject 
site fronting West Broad Street and Suburban Residential 2 (SR2), density should not exceed 3.4 
units per acre, for the remainder portions of the subject site. Commercial uses of a proper intensity 
and form could be consistent with the CA recommendation. The proposal would also be generally 
consistent with the SR2 recommendation due to a lack of commercial activity on those parcels.  
  
Vision, Goals, Objectives, and Policies: 
This request is not consistent with the following Goals, Objectives and Policies of the 2026 
Comprehensive Plan: 
 

 General Development Policy 2: Encourage the design of new development to be 
compatible with and complementary to existing land uses. Incompatible uses should not 
be closely located. Site design and buffering should be used to the maximum extent 
feasible to reduce the impacts on adjacent properties, especially between residential and 
nonresidential areas.  

 Land Use and Community Character Objective 39: Protect existing development and 
residential areas from encroachment by incompatible or inappropriate land uses. 

 Residential Keystone Policy 2: Focus on promoting a high quality of life for residents by 
providing safety and stability within neighborhoods. 

 
VI. PUBLIC SERVICE AND SITE CONSIDERATIONS: 
Major Thoroughfare and Transportation: 
No additional comments. 
 
Drainage: 
All proposed improvements must comply with all applicable Public Works plan of development 
requirements. Land disturbance greater than 2,500 sq. feet will require an Environmental 
Compliance Plan. The site is located within 50/10 detention area and must comply with applicable 
regulations. The site must comply with applicable stormwater quality and quantity requirements.   
 
Public Utilities Services: 
All properties at the site are currently connected to County water and sewer.   
 
Schools: 
This rezoning request does not involve the addition of any housing and thus does not have any 
educational impacts.  
 
Division of Fire: 
No comments. 
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Division of Police: 
The Police Division does not have concerns regarding the proposed conditional rezoning companion 
case (REZ-2024-101247). Below are recent calls for service and crime data for four nearby 
convenience stores with gas pumps. According to their websites, the Wawa located at 8017 W. 
Broad Street closes between 1:30am and 3am. The Wawa located at 9100 Three Chopt Road closes 
between 12am (midnight) and 5am. The Exxon located at 8208 W. Broad Street is 24-hour and the 
Sheetz at 7035 W. Broad Street operates 24-hour and hires uniformed security to assist with criminal 
activity. This data could be used to determine the appropriateness of the request for the proposed 
Sheetz to operate for 24-hours each day. 
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Recreation and Parks Department: 
No park or recreation facilities, historical, archeological or battlefield impact. There is a ranch 
style home, built ca. 1954, on one of the parcels (GPIN 761-755-6824) that is not historically or 
architecturally significant. 
 
Topography and Land Characteristics Adaptability: 
There are no known topographic reasons why the site cannot be used as proposed. 
 
Libraries: 
No comments. 
 
Recreation and Parks: 
No park or recreation facilities, historical, archeological or battlefield impact. 
 
 
Community Revitalization:  
No comments. 
 
Topography and Land Characteristics Adaptability: 
The applicant has identified an area of wetlands in the southwestern corner of the site. Otherwise, 
there are no known topographic reasons the site cannot be developed as proposed. 
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BUFFER EXHIBIT

ZONING: R-3C

ZONING: B-2C ZONING: B-2C ZONING: B-2C ZONING: B-2C

ZONING: R-3C

ZONING: R-3

ZONING: R-3

OPEN SPACE (LIGHT GREEN)
WITH LIGHTING AND SECURITY
CAMERAS

EXTEND FENCE
ALONG EDGE OF
BUFFER AREA

EXTEND FENCE
ALONG EDGE OF
BUFFER AREA

BUFFER AREA

TRANSITIONAL BUFFER 50:
  -6FT OPAQUE FENCE (RED)
  -50FT BUFFER WIDTH (DARK GREEN)

NO FENCING
ALONG OPEN
SPACE

NO FENCING
ALONG OPEN
SPACE

50 FT

50 FT

13

EXHIBIT
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TYPICAL EXTERIOR ELEVATION NOTES:

EXTERIOR ELEVATION KEYNOTES:

ALL LIGHTS SHOWN ABOVE AND/OR BELOW DOORS OR WINDOWS ARE
TO BE CENTERED ON THE DOOR OR WINDOW UNLESS NOTED
OTHERWISE.

FIXTURES/EQUIPMENT BETWEEN TWO DOORS OR WINDOWS ARE TO BE
CENTERED EQUALLY.

EXTERIOR SEALANT FOR STONE SHALL COMPLY WITH SECTION 07 9005
JOINT SEALANTS, GENERAL BUILDING FASCADE WEATHER SEALANT
AND SHALL MATCH THE COLOR OF THE STORE.

BRICK VENEER, COLOR: 680 BY CONTINENTAL BRICK COMPANY. SEE
MASONRY SPEC

CAST STONE SILL, COLOR: CRAB ORCHARD. SEE MASONRY SPEC

ANCHORED CAST STONE MASONRY VENEER, COLOR: CRAB ORCHARD.
SEE MASONRY SPEC

EXTERIOR LIGHT FIXTURE, REFER TO ELECTRICAL DRAWINGS

ARCHITECTURAL CANOPY, COLOR: REGAL RED, PREMIUM TWO-COAT
KYNAR FINISH

BRICK PAVER WALKWAY

LIGHTED CURVED FASCIA CANOPY ATTACHMENT

METAL COPING, COLOR: DARK BRONZE

WALL MOUNTED BUILDING SIGN, SEE SHEET A200.

STANDING SEAM METAL ROOF, COLOR: BRITE RED

ROOF EQUIPMENT SCREEN, COLOR: DARK BRONZE

GUTTER, COLOR TO MATCH CUPOLA COLOR

DOWNSPOUT, COLOR: DARK BRONZE

DRIVE-THRU WINDOW (IF APPLICABLE)

METAL STANDING SEAM SHED STYLE AWNING AND FRAME ASSEMBLY,
ROOF COLOR: BRITE RED, FRAME COLOR: DARK BRONZE

BRICK SOLDIER COURSE, COLOR: 680 BY CONTINENTAL BRICK
COMPANY. SEE MASONRY SPEC
BRICK ROWLOCK COURSE, COLOR: 680 BY CONTINENTAL BRICK
COMPANY. SEE MASONRY SPEC

CONTROL JOINT, SEE MASONRY SPEC

STEEL ROOF LADDER AND CRANKY POST, COLOR: DARK BRONZE

STANDARD THROUGH WALL SCUPPER WITH CONDUCTOR HEAD &
DOWNSPOUT, COLOR: DARK BRONZE
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30' Commercial Entr. to align with existing

 access on the East side of Hollybrook Dr.

30' Commercial Entr. to align with existing

 access on the west side of Pine Grove Dr.
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