PUP-2025-102916

Deep Run Roadhouse
Staff Report for Board of Supervisors Public Hearing
Prepared January 30, 2026

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.

L. PUBLIC HEARINGS:

Planning Commission: January 15, 2026 Recommended for Approval
Board of Supervisors: February 10, 2026 Pending

1l IDENTIFICATION AND LOCATIONAL INFORMATION:

Request: Provisional Use Permit (PUP) to allow outdoor food preparation

Existing Zoning: B-2C, Business District (Conditional)

Acreage: 1.39 acres

Location of Property: Northwest intersection of John Rolfe Parkway and Ridgefield
Parkway

Magisterial District: Tuckahoe

Comprehensive Plan Commercial Concentration

Recommendation:

Parcel Number: 736-750-6388

Zoning of Surrounding
Properties: North: ~ B-2C, Business District (Conditional)
South:  O-2C, Office District (Conditional); R-3AC, One-Family
Residence District (Conditional)
East: B-2C, Business District (Conditional)
West: B-2C, Business District (Conditional)
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111 SUMMARY OF STAFF REPORT COMMENTS:

The applicant is requesting a provisional use permit to allow outdoor food preparation at a
proposed restaurant, Deep Run Roadhouse. The restaurant is proposed on an outparcel of the
John Rolfe Shopping Center, located at the northwest intersection of John Rolfe Parkway and
Ridgefield Parkway. The parcel is zoned B-2C, Business District (Conditional), which requires a
provisional use permit to allow outdoor food preparation. The proposed restaurant and accessory
outdoor dining area are allowed by-right in the B-2C district. The 2026 Comprehensive Plan
recommends Commercial Concentration.

The proposed use is not anticipated to have negative impacts on the surrounding area and would
occupy a vacant former restaurant in an existing shopping center. The use, if properly conditioned,
could be consistent with the other commercial uses in the surrounding area and the Commercial
Concentration designation. For these reasons, staff supports this request subject to the
recommended conditions outlined in Section IV of this report.

The applicant held a community meeting on January 8", 2026; however, no residents attended
this meeting.

At their meeting on January 15, 2026, the Planning Commission recommended approval of this
request.

IV.  LAND USE ANALYSIS AND IMPLICATIONS:

The 1.39-acre subject outparcel is located at the northwest intersection of John Rolfe Parkway and
Ridgefield Parkway in the John Rolfe Shopping Center. The site was rezoned with the shopping
center to B-2C in 1989 as part of rezoning case C-66C-88. The original tenant was a Wendy’s
restaurant constructed in 2004; however, the building is now vacant. The B-2 district allows for
restaurants and accessory outdoor dining by-right; however, outdoor food preparation requires a
provisional use permit. In addition to this request, the applicant has also filed a minor construction
plan, POD-2025-102243, for the proposed building modifications.

Adjacent uses in the John Rolfe Shopping Center include Publix to the north, Twist Gymnastics
to the east, and West End CrossFit to the west. Additionally, south of John Rolfe Parkway are
office buildings, zoned O-2C Office District (Conditional). To the southeast, across the intersection
of John Rolfe Parkway and Ridgefield Parkway, is the Rolfield subdivision, zoned R-3AC, One-
Family Residence District (Conditional).

The PUP would allow an outdoor cooking area for smoking barbeque. The applicant has
submitted several exhibits including a conceptual plan showing the location of the outdoor cooking
area (Exhibit A), building elevations (Exhibit B), and a floorplan (Exhibit C) which includes the
location of the two smokers.

The outdoor cooking area would be approximately 16’ x 21.8’ located adjacent to the western
facade. Two SPK-500-SL smokers are proposed with the cooking area. At least one smoker
would be running approximately 19 hours per day from 4pm to 11am the following day. A 6’ black
aluminum privacy fence with a gate would be constructed to screen the outdoor cooking area.
The nearest residential property line in the Rolfield subdivision is located over 450’ from the
proposed location of the outdoor cooking area.

The applicant, Deep Run Roadhouse, is currently operating in one of the tenant spaces of the
Crofton Green Shopping Center on Gayton Road. If this request is approved, their operations
would move to the subject site. Staff is unaware of any complaints regarding noise or odor related
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to the existing business, which is adjacent to several single-family residences.

To mitigate potential impacts from this use, staff has proposed conditions with this request. If
approved, these conditions would regulate the use in addition to the standards in the Zoning
Ordinance (Section 24-4423.F) to ensure the use is compatible with the surrounding area. These
conditions include limitations on the total number of smokers, screening of fuel and wood, and a
prohibition on outdoor speakers and sound systems.

Additionally, Proffer #F of rezoning case C-66C-88 requires that all sides of each building in the
shopping center must be constructed of the same materials and architectural treatments. To
further ensure consistency with the existing shopping center, staff recommends Condition #4
which states that the building fagcade and proposed outdoor cooking area must be constructed in
the same color, materials, and style as the existing structures.

The 2026 Comprehensive Plan recommends Commercial Concentration for the subject parcel.
This request is not anticipated to have negative impacts on the surrounding area and, if properly
conditioned, would be consistent with the Commercial Concentration designation and surrounding
commercial uses. For these reasons, staff supports this request subject to the following
recommended conditions:

1. This provisional use permit will only apply to the outdoor cooking area of Deep Run
Roadhouse located at 2101 John Rolfe Parkway.

2. All proffered conditions accepted with case C-66C-88 must also be made part of this
provisional use permit.

3. The outdoor areas for the preparation of food must not contain more than two (2) outdoor
smokers.

4. The outdoor cooking area must be developed consistent with Exhibits A, B, and C, except that
the building fagade and outdoor cooking area enclosure must be consistent in color, material,
and style to the existing structures located in the John Rolfe Shopping Center as determined
at the time of Plan of Development review.

5. All wood and fuel shall be contained within the outdoor food preparation area and screened
from public view at ground level with an opaque fence or material in a manner approved at
the time of Plan of Development.

6. Sound production or reproduction machines or devices (including musical instruments,
loudspeakers, and sound amplifiers) must not be played in the outdoor food preparation area
at volumes clearly audible inside a dwelling not located on the same property as the
restaurant.

7. The outdoor food preparation area must not obstruct the movement of pedestrians along
sidewalks or through areas intended for public use.

8. Trash receptacles must be provided and properly serviced to control litter generated by this
use.

9. Outdoor lighting fixtures must complement the style of the building. Lighting fixtures shall not
produce glare for motorists or pedestrians on the adjacent right-of-way and parking areas and
shall illuminate only the outdoor cooking area.
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The applicant held a community meeting on January 8", 2026; however, no residents attended
this meeting.

The Planning Commission recommended approval of this request at their January 15", 2026,
meeting.

V. COMPREHENSIVE PLAN ANALYSIS:

Comprehensive Plan Recommendation:

The 2026 Comprehensive Plan recommends Commercial Concentration for the subject site. If
properly regulated, with the recommended conditions, this request would be consistent with this
designation and the commercial uses in the surrounding area.

Vision, Goal, Objectives, and Policies:
This request is consistent with the following Goals, Objectives, and Policies of the 2026
Comprehensive Plan:

o Retail/lCommercial Keystone Policy 6: Strongly encourage redevelopment of existing
Retail/Commercial areas which have become less competitive or obsolete due to market
changes. Redevelopment should be encouraged to use existing public facility availability,
prevent vacant structures, and continue providing Retail/Commercial services to established
neighborhoods in the county.

¢ Land Use and Community Character Objective 30: Minimize disruptions and conflict among
established residential, commercial and industrial uses and new uses.

e General Development Policy 6: Encourage compatible infill, redevelopment and development
in proximity to existing development and services when appropriate to avoid “leap frog” growth
patterns which may result in higher service costs.

VI. PUBLIC SERVICE AND SITE CONSIDERATIONS:

Major Thoroughfare and Transportation:
No comments received on this request.

Drainage:

o 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.

Analyze and provide solutions to minimize drainage impacts on downstream properties.

Public Utilities:
Property is served by water and sewer.

Department of Community Revitalization:
No comments received on this request.

Schools:
This provisional use permit does not propose any development of residential uses, and thus no
educational impacts are projected.
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Division of Fire:
No comments.

Division of Police:
No comments.

Recreation and Parks:
No park or recreation facilities, historical, archeological or battlefield impact.

Libraries:
No Comments.

Topography and Land Characteristics Adaptability:
None.
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