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   PUP2020-00017 
   Jocelyn Senn 
   Staff Report for Planning Commission Public Hearing 
   Prepared October 28, 2020 

 
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 land use matter. 
 
I. PUBLIC HEARINGS: 
 
Planning Commission:  November 12, 2020   Pending (Deferral requested to   

        December 10, 2020) 
 
 
II. IDENTIFICATION AND LOCATIONAL INFORMATION 
 
Request: Provisional Use Permit to allow the operation of a bed and breakfast 

with special events 
 
Existing Zoning:    R-2A One-Family District 
 
Acreage:      16.44 acres 
 
Location:   West line of Osborne Turnpike at its intersection with Battery Hill 

Drive 
 
Magisterial District:   Varina 
 
2026 Comprehensive    
Plan Recommendations: Rural Residential and Environmental Protection Area 
 
 
Parcel Nos.:     804-675-3435, 804-675-5989, 805-675-2498, and 805-676-8116  
 
Zoning of Surrounding   
Properties:     North:  R-2A One-Family Residence District 
        South:  R-2A One-Family Residence District 
        East:  R-2A One-Family Residence District 
        West:  C-1 Conservation District 
 
Staff Contact:    Lisa Blankinship (501-5486) 
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III. SUMMARY OF STAFF REPORT: 
 
The is a request to allow the operation of a bed and breakfast with special events on several parcels 
totaling 16.44 acres.  The property is zoned R-2A One-Family District and approval of a provisional 
use permit is required to operate a bed and breakfast with accessory gatherings in One-Family 
Residential Districts.  
 
The applicant has submitted an informational booklet and site plan indicating the location of existing 
buildings, site features, parking areas, and areas for proposed indoor and outdoor gatherings to 
include weddings, family reunions, anniversaries, and receptions. These events could utilize a variety 
of vendors. The applicant has indicated that she currently resides in a Cape Cod-style house on one 
of the parcels and has renovated a second home on an adjacent parcel. Both homes would be 
utilized for bed and breakfast space.  
 
The proposed facility would be the first bed and breakfast in Varina and only the third in the county 
and could help promote tourism in the area. Varina is known for several historic and recreational 
features, including the historic Route 5 corridor, National battlefields, the Virginia Capital Trail, and 
access to the James River.  
 
While the proposed use could be a unique opportunity for the property, the site is surrounded by 
large lot, residential uses; therefore, the proposed outdoor events aspect could have impacts on 
adjacent residents.  To minimize these impacts, special consideration should be given to the 
frequency of events, number of guests, access, hours of operation, and noise. Staff recommends 
this request be deferred to allow the applicant time to address these concerns.   
 
The applicant has created a web presence to inform the community about this request. In addition, 
a community meeting was scheduled for October 29th, but has been postponed due to a family 
emergency and health concerns. The applicant has requested a deferral of this request to the 
December 10, 2020 meeting to allow time to reschedule the community meeting and address the 
items outlined in Section IV. 
 
IV. LAND USE ANALYSIS AND IMPLICATIONS: 
 
The subject property and is located on the west line of Osborne Turnpike at its intersection with 
Battery Hill Drive. The site is zoned R-2A and is also within the Airport Safety Overlay District.  The 
2026 Comprehensive Plan recommends Rural Residential and Environmental Protection Area for 
the portion of the site adjacent to the James River. Adjacent property to the north, south, and east 
consists of residential uses on large lots, also zoned R-2A.  
 
The applicant is requesting a provisional use permit to allow for the operation of a bed and 
breakfast with accompanying special events. The applicant has submitted an informational booklet 
describing the proposal. The subject property consists of 4 parcels totaling approximately 16.44 
acres and includes the following: 
 

• Renovated Farmhouse - (1520 Rustling Cedar Lane - GPIN 805-675-2498) This parcel 
contains 4.56 acres and consists of a 1 and1/2 story farmhouse with a barn. The home 
was recently renovated by the applicant and consists of 3,423 square feet with a guest 
area of 2,669 square feet. There are 3 guest rooms with 3 and ½ baths.  
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• Cape Cod-Style Home – (2 San Ramon Way - GPIN 804-675-5989) This parcel contains 
4.4 acres and is the primary residence of the applicant. The Cape Code style home is 1 
and ½ stories with 1,452 square feet. The applicant has indicated this home would be 
renovated to accommodate guests of the bed and breakfast. Another barn is located on 
this parcel which extends to the James River. A pond is located to the north. Dock access 
is provided to both bodies of water. 

• Natural Habitat – (9128 Osborne Turnpike GPIN 805-676-8116) This parcel contains 6.08 
acres and fronts Osborne Turnpike. The parcel is a natural habitat and provides a maze 
of walking trails throughout for guests.  
 

• River Frontage – (1401 Rustling Cedar Lane GPIN 804-675-3435) This parcel contains 
1.4 acres and fronts the James River.  

As proposed, the bed and breakfast would eventually include five guest bedrooms, three in the 
farmhouse and two in the Cape Cod. The owner and one assistant would run the day to day 
operations of the bed and breakfast. A continental style breakfast would be provided daily for guests 
and would include pastries, preserves, juices, and coffee with posted hours. Guests would park in 
the gravel lot to the east of the farmhouse. Bikes, fishing poles, picnic supplies, and canoes would 
be made available to guests.  
 
In addition to the bed and breakfast, the applicant wishes to hold special events including weddings, 
family reunions, anniversaries, and receptions. The applicant has indicated the intent to allow up to 
60 such events per year at one of six venues featured on the site. One of the venue sites would be 
indoors while the other five would be outdoors. There would be three separate parking areas 
throughout the property. The following is a list of the proposed venues for special events which are 
listed and shown on the overall site plan submitted by the applicant: 
 

• Event Site #1 (ES1): 1520 Rustling Cedar Lane 
o Interior event space - Interior farmhouse  
o Parking provided in Parking Area #1 
o Max Occupancy – 74 guests 

 
• Event Site #2 (ES2): 1520 Rustling Cedar Lane 

o Outdoor event space - exterior farmhouse – terrace 
o Parking provided in Parking Area #1 
o Max Occupancy – 150 guests 

 
• Event Site #3 (ES3): 1520 Rustling Cedar Lane 

o Outdoor event space - Civil War earthworks  
o Parking provided in Parking Area #1 
o Temporary tents would be provided as needed for inclement weather  
o Max Occupancy - 50 guests 

 
• Event Site #4 (ES4): 2 San Ramon Way 

o Outdoor event space - riverfront  
o Parking provided in Parking Area #2 
o Temporary tents would be provided as needed for inclement weather  
o Max Occupancy - 250 guests 
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• Event Site #5 (ES5): 1420 Rustling Cedar Lane 

o Outdoor event space – riverfront 
o Parking provided in Parking Area #3 
o Temporary tents would be provided as needed for inclement weather 
o Max Occupancy - 100 guests 

 
• Event Site #6 (ES6): 9128 Osborne Turnpike 

o Natural habitat 
o Parking provided in Parking Area #1 
o Temporary tents would be provided as needed for inclement weather.  
o Maximum Occupancy – 100 guests 

 
The applicant has also submitted an informational booklet which illustrates the 6 proposed event 
sites, including tent locations and event and employee parking. However, the applicant should 
provide more detail with respect to the following items for each of the 6 proposed event spaces: 
 

• Location of sanitation facilities, garbage and sewage disposal; 
• Location of catering facilities; 
• Clarify the nature and use of the tents and other structures noted within the natural area; 
• Plan for emergency medical services and fire protection; 
• Detailed parking plan to include required parking spaces, lighting, and traffic control;  
• Sound limitations to prevent any sounds from exceeding 65 decibels at the property 

lines; 
 
The applicant recently installed a long, gravel road along the property's eastern property line. The 
applicant should clarify the use of the road, as the noise and frequency of use during proposed 
events would have a noise impact on the adjacent residences and potential traffic conflicts at the 
entrance of Battery Hill Drive.  
 
Staff notes the proposed site plan shows access to the proposed outdoor Event Site #5 via 
Rustling Cedar Lane, which is a private drive. Staff recommends an access and maintenance 
agreement be formalized between the applicant and property owners who also use Rustling 
Cedar Lane. The applicant is also encouraged to clarify if access is intended on Battery Hill Drive, 
which is a public road abutting the north line of the subject site near Osborne Turnpike.   
 
In addition, a pond is located along the northern portion of the subject property and abuts several 
adjacent parcels. To minimize future conflicts over the use of the pond, staff recommends there 
be a formal agreement between the applicant and the property owners who adjoin the pond 
regarding use and maintenance. 
 
This request could provide additional services to the community and help promote tourism in Varina, 
which is known for several historic and recreational features. However, the subject property is 
surrounded primarily by large-lot, residential uses. The proposed bed and breakfast and outdoor 
events are new uses and could have impacts on adjacent neighbors who have expressed concerns 
regarding the introduction of non-residential uses in the area. To minimize impacts on the adjacent 
neighbors, special consideration should be given to the frequency of events, number of guests, 
access into and throughout the property, hours of operation, and noise.  
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As noted above, staff believes a number of details regarding the request should be addressed by 
the applicant prior to consideration by the Planning Commission.  This additional information would 
allow staff the ability to fully evaluate potential impacts and draft applicable conditions. For these 
reasons staff recommends deferral of this request to allow the applicant time to address these 
concerns and reschedule the community meeting.   
 
The applicant has requested a deferral of this request to the December 10, 2020 meeting. 
 
V. COMPREHENSIVE PLAN ANALYSIS: 
 
Land Use Plan Recommendation: 
The 2026 Comprehensive Plan recommends Environmental Protection Area and Rural Residential 
with a recommended density not exceeding 1 unit per acre. This request is not entirely consistent; 
however, based on historical use of the property, the proposed use could be consistent with this 
designation if the applicant could address staff’s concerns identified in Section IV of this report. 
 
Vision, Goals, Objectives and Policies: 
This request could be consistent with the following Vision, Goals, Objectives, and Policies of the 
2026 Comprehensive Plan: 
 

• Infrastructure/Service Provision & Growth Coordination Goal 8: The county will have 
maintained and preserved residential character throughout the county and its 
neighborhoods to promote the creation of an attractive community.  

• Land Use & Community Character Goal 3: The county will have a diverse and balanced 
mix of land uses promoting fiscal health. 

• Land Use & Community Character Goal 4: The county will have a strong sense of 
community identity that is protected and further developed. 

• Natural, Cultural & Historic Resources Objective 22: The County will support property 
owners in efforts to maintain historic and cultural resources.   

 
VI. PUBLIC SERVICE AND SITE CONSIDERATIONS: 
 
Major Thoroughfare and Transportation: 
Traffic Engineering has no objections to this request. 
 
Drainage: 
All proposed improvements must comply with all applicable Public Works plan of development 
requirements. Land disturbance greater than 2500 square feet would require a Comprehensive 
Grading Plan and an Agreement in Lieu of an Erosion and Sediment Control Plan. The site must 
comply with applicable stormwater quality and quantity requirements. Based on information in the 
County’s GIS, there appears to be 100-year floodplain present on the site. It appears there may 
be an SPA Stream and/or an RPA stream on the property. Based on GIS, Waters of the U.S. 
and/or hydric soils are present (indicating possible wetlands).  Corps of Engineers and DEQ 
permits may be required.  
 
Public Utilities Services: 
The property does not have water or sewer available. It is in the future Roundabout Creek West 
SPS basin. The closest water lines are 3 miles away. DPU has no objections to B&B or Special 
Events. 
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Schools: 
This request does not involve the addition of any residential housing thus it does not have any 
educational impacts. 
 
Division of Fire: 
The Division of Fire recommends the events structure/activity go through a Plan of Development 
process. This would allow Building Inspections to review the structure to meet current life safety 
needs for an assembly use. This would also allow the Fire Department to review the emergency 
access to the event structures.    
 
Division of Police: 
Off-duty officers can be hired for traffic control for events. Also, placing a maximum number of 
event goers should be considered.  
 
Library: 
No comment on this request. 
 
Recreation and Parks: 
No park or recreation facilities, historical, or archeological impacts. The subject property falls within 
the Civil War battlefield area identified by the Virginia Department of Historic Resources as: 043-
0307 New Market Heights Battlefield. A Civil War line of earthworks would not be impacted by the 
requested use. 
 
Topography and Land Characteristics Adaptability: 
Use of the site of the site will need to address potential wetlands impacts, as well as any special 
flood hazard areas located within the site.   
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