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Applicant Northampton Development, LLC  
Property Owner Economic Development Authority of the City 
of Norfolk 
Public Hearing May 9, 2018  

City Council Election District Bayside 

Request  
Conditional Rezoning (R-5D Residential to 
Conditional B-2 Community Business District) 
 
Staff Recommendation 
Approval 
 
Staff Planner  
Mark Shea 
 
Location  
North side of Northampton Boulevard, adjacent 
to and east of Premium Outlets Boulevard 
GPIN 
1458783553  
Site Size  
32.93 acres 
AICUZ  
Less than 65 dB DNL 
Watershed 
Chesapeake Bay 
 
Existing Land Use and Zoning District  
Vacant (former golf course & driving range) / R-
5D Residential 
 
Surrounding Land Uses and Zoning Districts 
North  
Vacant / I-1 Light Industrial 
South 
Northampton Boulevard 
Single-family dwellings / R-15 Residential 
East  
Vacant lot, single-family dwellings / R-5D 
Residential 
West 
Premium Outlets Boulevard 
City of Norfolk, vacant land, hotel / City of 
Norfolk Community Commercial  
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• The applicant proposes to develop an approximately 250,000 square-foot commercial shopping center (Burton 

Crossing) on approximately 33 acres of land.   As the property is zoned R-5D Residential District, which only 
permits residential uses, a rezoning is required in order to develop the site with retail uses. 

 
• The 33-acre site was previously part of the City of Norfolk-owned Lake Wright Golf Course and Driving Range, 

and under the existing zoning could yield up to 200 residential units.  
 

• The proffered conceptual site layout depicts a series of detached buildings along Northampton Boulevard and 
Premium Outlets Boulevard with surface parking proposed within the interior of the site. There are five points of 
vehicular access, including a connection to Tolliver Road (currently under construction), a right-in/right-out 
connection on Northampton Boulevard, and three ingress/egress points along Premium Outlets Boulevard in 
Norfolk. 
 

• Staff worked with the applicant to ensure that the proposed buildings’ design, exterior building materials and 
shopping center signage will be of superior quality.  With the exception of the buildings that back up to a 50-foot 
buffer along the northeastern property line, all buildings are designed with double fronts, as both the front and 
back facades incorporate design features that provide the appearance of a front building façade.   
 

• The concept plan also depicts an internal sidewalk and trail network with linkages to the greater surrounding 
pedestrian network of Premium Outlets Boulevard and adjacent rights-of-ways. The multi-use trail is designed to 
be a continuation of the eight-foot wide gravel path around Lake Wright that was constructed with the nearby 
outlet mall development, extending from Premium Outlets Boulevard around the northeastern perimeter of the 
subject site to Northampton Boulevard.  A five-foot sidewalk is shown along the Northampton Boulevard 
frontage with plant material on either side. Concrete sidewalks within the shopping center will range in width of 
five to eight feet, with a landscaped verge separating the sidewalk from the drive aisles. 
 

• Stormwater management will be directed to a portion of a 7.70-acre site to the north, which is under the same 
ownership.  The applicant, as part of the purchase agreement of the subject 33-acre parcel, will be required to 
obtain a drainage easement across a portion of the adjacent parcel (located between the subject site and the 
stormwater site) in order to transmit and treat the stormwater.  The treated stormwater is proposed to outfall 
into Lake Wright, and the applicant is also pursuing an easement in order to accomplish this.  
 

• In accordance with Chapter 527 of the Virginia Code, a Traffic Impact Analysis (TIA) for the proposed rezoning 
was submitted to the Virginia Department of Transportation (VDOT) by the applicant’s traffic consultant. State 
legislation requires that VDOT provide comments to the locality within 45 days of receipt of the TIA, when 
projects are proposed to generate more than 5,000 vehicle trips per day and whose nearest property line is 
within 3,000 feet of a connection to a state-controlled highway (Interstate 64).  These comments are anticipated 
to be received by Staff in early May, and will be forwarded to the Planning Commission as soon as available. The 
following is a summary of the proposed public roadway improvements that are depicted on the proffered plan 
as well as described in the TIA, which will be installed as a result of the development.   
 

o A right turn lane on westbound Northampton Boulevard at the Northampton Boulevard/Wesleyan 
Drive/Premium Outlets Boulevard intersection. 

o A right in/right out direct access point along Northampton Boulevard and associated right turn lane. 
o Closure of the existing median break on Northampton Boulevard, and the removal of the westbound left 

turn lane currently at the median break.  

Background and Summary of Proposal 
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o Three proposed direct access points and turn lanes from Premium Outlets Boulevard in Norfolk into the 
site.  

o A 150-foot roadway section on the eastern side of the site to connect the shopping center to Tolliver 
Road.  

 
  

 

Zoning History 
# Request 
1 REZ (R-5D to I-1) Approved 06/21/2016 
2 CUP (Housing for Seniors and the 

Disabled)  Approved  12/10/2014 
3 REZ (O-2 to Conditional B-2) Approved 

01/25/2005 
CUP (Hotel) Approved 01/25/2005 

4 REZ (B-2, O-2 & I-1 to Conditional I-1) 
Approved 02/13/2001 
CUP (hotel)  Approved 02/13/2001 

5 REZ (Conditional I-1 to Conditional B-2) 
Approved 05/24/2005 

6 CUP (Automobile Service Station) 
Approved 01/26/1999 

 

Application Types 
CUP – Conditional Use Permit 
REZ – Rezoning 
CRZ – Conditional Rezoning 

MOD – Modification of Conditions or 
Proffers 
NON – Nonconforming Use 
STC – Street Closure 

FVR – Floodplain Variance 
ALT – Alternative Compliance 
SVR – Subdivision Variance 

 
 

 
Staff recommends approval of this application to rezone approximately 33 acres of property currently zoned R-5D 
Residential District to Conditional B-2 Community Business District.  
 
It should be noted that Traffic Engineering Staff have concerns related to the findings of the TIA, particularly with regard 
to the reported conclusion that traffic around the development will not be adversely impacted.  To address the concerns 
of Staff, adjustments to the intersection or additional access related improvements may be required.  
 
The Urban Area chapter of the City’s adopted 2016 “It’s Our Future: A Choice City” Comprehensive Plan outlines 12 
guiding principles for Strategic Growth Area development.  The following three principles directly support the rezoning 
request based on changing conditions since the adoption of the Burton Station Strategic Growth Area (SGA) Plan in 
2009. 

 
• Encourage efficient use of land resources 
• Maximize use of infrastructure 
• Create a compatible mix of uses 

 
 

Evaluation and Recommendation 
 
 

   

1 
2 
 

3 4 5 6 
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As this parcel of land is located less than ¼ of a mile from the Interstate 64/Northampton Boulevard (US Route 13) 
interchange, the shopping center will be able to take advantage of this existing infrastructure.  In Staff’s view, the 
development of this parcel with a more intense use is an efficient use of the land. It is Staff’s understanding that these 
two principles were also considered by the City of Norfolk when reviewing the proposal to create a regionally scaled 
outlet mall directly across the City line from this property.   The B-2 Community Business District is the most compatible, 
complementary and efficient use of the land in such close proximity of the outlet mall. 

 
Development of a commercial shopping center on the subject site, rather than the mixture of office and residential uses 
envisioned in the 2009 SGA Plan, will allow retail customers to minimize and combine trips in an efficient manner.  
Complementary and smaller-scale retail, restaurant, and neighborhood service-type uses can be developed in this 
proposed shopping center that may not be possible or desired at the nearby large scale outlet mall.   The close proximity 
to the interstate will allow for a reduction of vehicle miles traveled, as compared to a similar sized shopping center that 
could be located farther from the interstate highway system.  A network of well-designed walking paths and sidewalks 
are planned to provide an alternative mode of travel within the retail centers along Premium Outlet Boulevard and will 
also link to the remainder of the SGA.  Transit service is available along Northampton Boulevard to provide additional 
travel options. 
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The following are proffers submitted by the applicant as part of a Conditional Zoning Agreement (CZA). The applicant, 
consistent with Section 107(h) of the City Zoning Ordinance, has voluntarily submitted these proffers in an attempt to 
“offset identified problems to the extent that the proposed rezoning is acceptable,” (§107(h)(1)). Should this application 
be approved, the proffers will be recorded at the Circuit Court and serve as conditions restricting the use of the property 
as proposed with this change of zoning. 
 
Proffer 1: 
When the Property is developed, it shall be developed substantially as shown on the exhibits entitled "CONCEPTUAL SITE 
LAYOUT BURTON CROSSING VIRGINIA BEACH VIRGINIA'', dated July 23, 2017 prepared by WPL, and "PROPOSED TRAFFIC 
IMPROVEMENTS, BURTON CROSSING PREPARED FOR NORTHAMPTON DEVELOPMENT L.L.C. VIRGINIA BEACH, VIRGINIA" 
dated 05/31/ 2017, prepared by Kimley Horn, which have been exhibited to the Virginia Beach City Council and are on 
file with the Virginia Beach Department of Planning (hereinafter referred to as the "Concept Plans"). 
 
Proffer 2: 
When the Property is developed, the exterior surfaces of the buildings shall be constructed utilizing the high quality 
architectural designs, features and materials substantially as depicted on the six (6) numbered exhibits entitled 
"BURTON CROSSING", prepared by The Livas Group, Inc., which have been exhibited to the Virginia Beach City Council 
and are on file with the Virginia Beach Department of Planning (hereinafter referred to as the "Renderings"). 
 
Proffer 3: 
When the Property is developed, the Multi-Use Path, Enhanced Sidewalks and Standard Sidewalks depicted on the 
Concept Plans and Renderings shall be constructed and installed substantially as depicted on the exhibit entitled 
"CONCEPTUAL WALKWAY SECTIONS BURTON CROSSING VIRGINIA BEACH, VIRGINIA", dated July 23, 2017, prepared by 
WPL, which has been exhibited to the Virginia Beach City Council and is on file with the Virginia Beach Department of 
Planning (hereinafter referred to as the "Walkway Sections"). 
 
Proffer 4: 
When the property is developed, freestanding monument style signage may be erected on the Property as permitted for 
a Regional Commercial Center under Section 905 of the Grantee's Comprehensive Zoning Ordinance ("C.Z.0."), and 
substantially as depicted on Rendering numbered 1. All building mounted signage shall be channel letters (i.e. no box 
signs) and only the lettering may be illuminated. 
 
Proffer 5: 
As depicted on the Renderings, and with the exception of those four (4) buildings depicted closest to the northeastern 
side boundary line of the Property on the Concept Plans, the buildings shall be designed to have, or appear to have, 
"double fronts". The back walls (i.e. northeast facing) of the four (4) buildings which align parallel with and closest to the 
northeastern side boundary line of the Property shall incorporate the design features specified in Sections 245(a)(3) and 
(a)(4) of the Design Standards For Retail Establishments as set forth in the C.Z.O. Any HVAC and similar equipment 
located upon the roof of any building shall be concealed from street level view as provided in Section 245(b) (2) of the 
above referenced Design Standards. 
 
Proffer 6: 
Any Outdoor Display Areas, Vending Machines and Ground Level Mechanical Equipment shall be created, placed, 
installed, enclosed and screened as provided in Section 245(e) (1), (2) and (3) of the Design Standards For Retail 
Establishments as hereinabove referenced. 
 
  

Proffers 
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Proffer 7: 
A photometric plan (i.e. lighting plan) for the Property shall be submitted for review with the Site Plan and the outdoor 
lighting fixtures shall be coordinated as to style, material, and color. Neutral and earth tone colors of lighting fixtures will 
be utilized as depicted on the Renderings. Lighting throughout the Property shall overlap, creating an even level of 
illumination throughout the Property. 
 
Proffer 8: 
As depicted on the Concept Plans, when the Property is developed, right of way dedications and turn lane improvements 
along the Property's frontages on Northampton Boulevard and Premium Outlets Boulevard will be provided along with 
the connection to Tolliver Road. 
 
Proffer 9: 
Further conditions may be required by the Grantee during detailed Site Plan review and administration of applicable City 
Codes by all cognizant City agencies and departments to meet all applicable City Code requirements. 
 
Staff Comments: 

The proposed proffers are acceptable and provide confidence that the site will be developed as depicted in terms of 
layout, density and architectural quality. 
 
Any site plan submitted with this application may require revision during detailed site plan review to meet all applicable City Codes 
and Standards. All applicable permits required by the City Code, including those administered by the Department of Planning / 
Development Services Center and Department of Planning / Permits and Inspections Division, and the issuance of a Certificate of 
Occupancy, are required before any uses allowed by this rezoning are valid. 
 
The applicant is encouraged to contact and work with the Crime Prevention Office within the Police Department for crime prevention 
techniques and Crime Prevention Through Environmental Design (CPTED) concepts and strategies as they pertain to this site. 
 

 

 
The property is located in the Burton Station Strategic Growth Area (SGA), the Master Plan, adopted by City Council in 
2009 is currently under review for update. The proposed rezoning is a departure from the current SGA Plan’s 
recommendations for this site, as it calls for office, single-family residential and apartment uses.  Since the Plan’s 
adoption, a major retail outlet mall has been constructed on a large portion of the former public golf course, which is 
now closed, and served as the central piece of the 2009 Plan’s vision.  In addition, the Norfolk Airport Authority, who 
owns multiple parcels within the SGA, has obtained rezoning approval on these sites from primarily residential to I-1 
Light Industrial in anticipation of future development compatible with airport operations.  

 
The 2018 Burton Station Strategic Growth Area Plan Update, currently under development, proposes a gradual 
transition from high intensity, destination retail closest to the interstate to a mix of uses as one travels east along 
Northampton Boulevard.  Light industrial areas are proposed for the areas in the SGA that are closest to the Norfolk 
International Airport runways, and an extensive open space/trail system is under consideration to link and buffer the 
entire SGA.   
 

 
The property is located in the Chesapeake Bay watershed. There are no known significant natural or cultural resources 
associated with this site. 
 

Comprehensive Plan Recommendations 
 

   

Natural and Cultural Resources Impacts 
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Street Name Present Volume Present Capacity Generated Traffic 

Northampton Boulevard 66,200 ADT 1 

 
34,940 ADT 1 (LOS 4 “C”) 
56,240 ADT 1 (LOS 4 “D”) 
64,260 ADT 1 (LOS 4 “E”) 

 Existing Zoning 2 – 1,986 ADT1 
Proposed Land Use 3 – 14,132 ADT1 

Burton Station Road 3,800 ADT1  

 
6,200 ADT 1 (LOS 4 “C”) 
9,900 ADT1 (LOS 4 “D”) 

 
1 Average Daily Trips 2 as defined by 33 acres 

of residentially zoned 
property  

3 as defined by 250,000 square feet 
of retail 

4 LOS = Level of Service 

 
 
Master Transportation Plan (MTP) and Capital Improvement Program (CIP) 
Northampton Boulevard in the vicinity of this application is considered an eight-lane divided major urban arterial.  The 
MTP proposes an eight-lane facility within a 190-foot right-of-way. Currently, this segment of roadway is functioning 
over-capacity at a Level of Service F.  Northampton Boulevard is part of the Federal Highway Administration National 
Network and is used extensively by large trucks for interstate commerce.  Northampton Boulevard is also part of the 
National Strategic Highway Network, STRAHNET, and is critical to Department of Defense domestic operations.    
 
Burton Station Road is a two-lane collector street that connects Northampton Boulevard to Miller Store Road.  This road 
is currently being improved as part of the City’s Burton Station Road Phase I improvements project and construction is 
scheduled to be completed in the Fall of 2019. 
 
Premium Outlets Boulevard is a two-lane roadway that is completely within the City of Norfolk and it serves as an access 
road for the a regional-scale outlet mall, the Lake Wright Hotel and future outparcels in the City of Norfolk, including a 
busy fast food restaurant (Chic-Fil-A).  The City of Norfolk will ultimately need to approve all access to this roadway from 
the proposed shopping center site. 
 
While the required Traffic Impact Analysis (TIA) has been submitted, the City’s Traffic Engineering Staff have not 
approved the findings.  As previously mentioned, VDOT will submit comments to the City in the coming days.  
 
Based on the information provided in the TIA regarding the impacts of the proposed development on the surrounding 
public roadway network in Virginia Beach, Traffic Engineering Staff offer the following comments: 
 
The TIA Conclusions section summary states that “This project will not adversely impact the traffic service levels in this 
area, when the improvements shown in this traffic impact assessment report are implemented.”  This statement is not 
accurate as the TIA indicates that in the morning peak hour period, delay per vehicle at the Northampton 
Boulevard/Wesleyan Drive/Premium Outlets Boulevard intersection increases by seven seconds at this intersection, 
pushing the intersection to an unsatisfactory level of service “E”.  In the evening peak hour, delay per vehicle increases 
by 12 seconds at this intersection, which equates to a 24% increase.  In addition, there are a few individual traffic 
movements within the intersection that are anticipated to function at unacceptable levels of service because of the 
increase in traffic associated with this development. The proposed development is shown to have a minimal impact on 
traffic at the Northampton Boulevard intersections at Burton Station Road and Baker Road.  As such, there are no 
proposed improvements at either of these intersections within the City of Virginia Beach.  
 

Traffic Impacts 
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Water 
There are existing 12-inch and 24-inch City water mains in Northampton Boulevard.  The proposed development must 
connect to City water. A 10-inch waterline will be constructed within the Tolliver Road right-of-way as part of the Burton 
Station Infrastructure Phase I Capital Improvement Project.  Water and sanitary sewer service must be verified and 
improved if necessary so that the proposed development will have adequate water pressure, fire protection and sanitary 
sewer service. 
 
Sewer 
There is an existing eight-inch City gravity sanitary sewer main in Northampton Boulevard. There is an existing 14-inch 
HRSD sanitary sewer force main in Northampton Boulevard. The proposed development must connect to City sanitary 
sewer. A 12-inch gravity sanitary sewer main will be constructed within the Tolliver Road right-of-way as part of the 
Burton Station Infrastructure Phase I Capital Improvement Project. The site is located within the service area of the 
future Burton Station Sanitary Sewer Pump Station #370 Capital Improvement Project. Capacity for this project was 
included in the design of the proposed sanitary sewer system. 
 
  

Public Utility Impacts 
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Proposed Regional Site Layout 
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Proposed Site Layout 
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Proposed Right-of-Way Improvements 
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Proposed Elevations 
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Proposed Elevations 
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Proposed Elevations 
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Proposed Walkway Sections 
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Site Photos 
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