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Applicant Gee’s Group, LLC 
Property Owner Princessboro Development Company, Inc.   
Public Hearing August 28, 2019 (Deferred November 14, 2018) 

City Council Election District Princess Anne 

Request  
Conditional Use Permit (Mini-Warehouse) 
 
Staff Recommendation 
Approval 
 
Staff Planner  
Bill Landfair 
 
Location  
1964 Fisher Arch 
GPIN 
2414219632  
Site Size  
2.57 acres 
AICUZ  
65-70 dB DNL; Sub-Area 2 
Watershed 
Southern Rivers 
 
Existing Land Use and Zoning District  
Vacant / B-2 Community 
 
Surrounding Land Uses and Zoning Districts 
North  
Day-care facility, vacant / AG-2 Agricultural 
South 
Fisher Arch 
Vacant, private preschool / O-2 Office 
East  
Pump station / B-2 Community Business 
West 
Vacant / B-2 Community Business 
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• This application was deferred at the November 14, 2018 Planning Commission public hearing to provide 

additional time for the applicant to address the preliminary stormwater strategy. 
 

• In 2008, this site was conditionally rezoned from AG-2 Agricultural District to Conditional B-2 Community 
Business District to allow development of the property with specific proffers regarding building design, signage, 
and on-site lighting. 
 

• The applicant is requesting a Conditional Use Permit to develop the site with a climate controlled mini-
warehouse building.  In addition, a separate smaller office building for medical or general use is also proposed, 
which is allowed by right in the B-2 Zoning District. 
 

• The submitted site layout depicts development of a 78,400 square-foot mini-warehouse at the rear of the 
property, a 4,800 square-foot office building near the front of the site, and a dry detention stormwater 
management facility along the east side of the property.  The required streetscape plantings along Fisher Arch 
are depicted on the concept plan.  
 

• The parking area is located between the mini-warehouse and the office building, with landscaping incorporated 
throughout the parking area. A minimum of 21 parking spaces are required by the Zoning Ordinance based on a 
requirement for the mini-warehouse of one space per employee on the maximum working shift (3 spaces); and 
one space per 270 square feet (18 spaces) for medical office.  If general office, the requirement is reduced to 
one space per 330 square feet and the overall requirement is 18 spaces.  A total of 39 parking spaces are 
provided.  There will be one vehicular access point from Fisher Arch.   
 

• The submitted elevations depict the mini-warehouse building as a two-story structure.  However, the building 
will have three floors with a total height of 35 feet.  The office building is a one-story structure.  The facades 
include a neutral color brick base and metal panel walls, storefront windows, porches, shingle roofing and 
decorative doors and shutters.   The buildings will meet all the required setback and dimensional requirements 
of the Zoning Ordinance.   
 

• The administrative office for the mini-warehouse will be housed within the facility. The drive aisle and loading 
areas will extend along the west side of the building and access will be controlled via a secured gate.  
 

• A proposed freestanding sign is depicted on the submitted site layout.  In addition, there will be two building 
mounted signs with channel lettering. 
 

• Operating hours for the mini-warehouse will be from 7:00 a.m. to 7:00 p.m., seven days a week, with up to three 
employees on site. 
 

 
 
  

Background and Summary of Proposal 
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Zoning History 
# Request 
1 CRZ (AG-2 to Conditional B-2) Approved 09/16/2014 
2 CUP (Church) Approved 07/14/1993 
3 CUP (Child Education Center) Approved 05/11/2005 
4 CRZ (AG-1 and AG-2 to Conditional O-2 & Conditional B-

2) Approved 02/24/2009 
CUP (Borrow Pit) Approved 12/12/20 01 

 

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 

 
 

 
As the site is located within the Transition Area as designated by the Comprehensive Plan, Staff has reviewed this 
request for conformance to the Comprehensive Plan’s Transition Area Design Guidelines. Below is a summation of that 
analysis. 
 
Development and Uses 
Design Guidelines recommend that non-residential development should be high quality and limited to low-impact and 
low-intensity uses that are scaled to support the needs of nearby residential neighborhoods and are located at a major 
roadway intersection. In Staff’s view, the site layout and the elevations are in substantial conformance with this section 
of the Design Guidelines. The resulting development is located near the intersection of Fisher Arch and Sandbridge Road 
and will serve the needs of nearby residential neighborhoods.   
 
Design Principles  
This section of the Design Guidelines recommends that development of nonresidential buildings and sites should employ 
low-impact development techniques and creative design for stormwater management facilities and design open space 
areas as amenities.  Building design should be kept low in scale with a maximum of two stories and should have a 
footprint of no more than 10,000 square feet. Materials, site design and landscaping forms should be reflective of the 
existing traditional rural character.  
 
In Staff’s view, and as depicted on the site layout and the elevations, the application addresses most of this section of 
the Design Guidelines. The proposed layout is centered on the buildings, with meaningful open space and required 
buffers provided in conformance with the Zoning Ordinance.  As recommended in the Guidelines, the architectural style 
of the buildings is consistent with a “rural transitional” vernacular with architectural elements that include the use of 
pitched roofs, metal roof accents, and front porches typical of rural buildings.  While the footprint of the mini-
warehouse building, at 28,000 square feet, is larger than what is recommended in the Guidelines, the footprint is 
comparable in size to that of a number of other buildings in the immediate area.  The building massing is mitigated with 
a unique architectural design and elevations showing the mini-warehouse as two stories, rather than its actual three 

Evaluation and Recommendation 

1 

2 
 3 4 
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stories.  The building will maintain a substantial setback from Fisher Arch and proposed landscape screening, buffering, 
and streetscape will help to ensure conformance with the intent of the Design Guidelines.       
 
Land Use Policies 
Given conformance to the Design Guidelines, the use will be compatible with the land use policies for the Transition 
Area.  Given the nature of the proposed development, the architecture is unique and while less conventional than more 
typical mini-warehouse facilities will result in an attractive facility that maintains traditional and rural architectural 
elements found in the area.  Mini-warehouses also have an advantage over many other similarly sized commercial 
development in that they generate less traffic.   
 
Staff finds that the use will be in keeping with the proffers approved with the original conditional rezoning of the 
property.  These proffers reference architecture, signage, landscape screening, and buffering.  The architectural 
features, building materials and quality of building design are comparable with the renderings attached to the proffers.  
Freestanding signage cannot be greater than six feet in height, with no internal illumination.  Category IV landscape 
screening and buffering must be provided.      
 
As recommended by the Comprehensive Plan, the applicant has submitted a preliminary drainage study to the 
Development Services Center (DSC) outlining their proposed stormwater strategy for the subject site.  As a result of the 
review, the DSC Staff finds that the proposed conceptual stormwater strategy has the potential to successfully comply 
with the stormwater requirements of this site.  However, this review is not a formal approval of the submitted 
stormwater plan.  More details will be required, and a formal review will take place during the site plan review process. 
 
Based on the evaluation above, Staff recommends approval of the Conditional Use Permit request, subject to the 
conditions below. 
 

 
1. When the property is developed, it shall be in substantial conformance with the exhibit entitled, “CONDITIONAL 

USE PLAN, SANDBRIDGE MARKETPLACE,” dated July 12, 2019, prepared by Gaddy Engineering Services, LLC, 
which has been exhibited to the Virginia Beach City Council and is on file in the Planning Department. 

 
2. The elevations of the proposed buildings shall be in substantial conformance with the exhibits entitled, “NEW 

FACILITY, SANDBRIDGE MARKETPLACE,” dated March 1, 2019, prepared by Covington Hendrix Anderson 
Architects, which has been exhibited to the Virginia Beach City Council and is on file in the Planning Department.   
 

3. The storage units shall be used only for the storage of goods.  The units shall not be used for office purposes, 
band rehearsals, residential dwellings, auto repair, or any other purpose not consistent with the storage of 
goods.  There shall be no exterior (outside) storage of items on the property. 
 

4. There shall be no mechanical equipment permitted between the storage building and the eastern property line. 
 

5. There shall be no electric or diesel power generator or generator fueled by any other sources of energy located 
outside the building. 
 

6. Landscape material shall be installed on site in compliance with the requirements of the Virginia Beach 
Landscape Guide. All landscaping shall be shown on the site plan and reviewed by the Planning Department, 
Development Service Center’s Landscape Architect upon the formal Site Plan review process. Landscaping 
required includes, but is not limited to the following: 
(a) Category IV landscape screening along the east property line; 
(b) Foundation landscaping along the front of the storage building adjacent to the parking area; 
(c) Street frontage landscaping, a minimum ten (10) feet in width, installed along Fisher Arch. 

Recommended Conditions 
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7. All exterior lighting shall be low intensity and residential in character. Consistent with Section 237 of the City 
Zoning Ordinance, all outdoor lights shall be shielded to direct light and glare onto the mini-warehouse 
premises; said lighting and glare shall be deflected, shaded and focused away from all adjoining property. Any 
outdoor lighting fixture shall not be erected any higher than 12 feet.  A Photometric Plan shall be submitted 
during the site plan review process to ensure that all lighting on the site be shielded and directed downward to 
limit the amount of overspill outside the property’s boundary. 
 

8. Signage shall be limited to one monument-style freestanding sign, and two building signs as shown on the 
submitted building elevations and renderings.  The monument-style sign shall not exceed six feet in height and 
shall be constructed using materials to match the building.    

 
9. All signage shall be externally lit and no neon lighting visible from any adjoining property shall be permitted to 

be placed on the Property.  
 

10. There shall be no permanent dumpster located on the property. 
 
 

 
The Comprehensive Plan designates this area of the City as the Transition Area. The Transition Area serves as a unique 
land use buffer for the low density Rural Area from the more densely developed Suburban Area by promoting open 
space and low-density development. Proposed development within the Transition Area should continue the tradition of 
high quality development by adhering to the planning and design principles cited in the Transition Area Design 
Guidelines. Non-residential uses in this area should be limited to low-impact and low-intensity with open space and be 
“neighborhood-serving”. They should be located at major roadway intersections or part of a mixed-use plan of 
development located at the entrance or the interior of the neighborhood around a central green or open space. Focus 
should be placed on an attractive streetscape view into the site from the roadway. Parking areas should be situated 
behind or on the side of buildings and should incorporate landscaping throughout the parking areas. Open space should 
comprise a minimum of 30 percent for non-residential development and provide a balance of both “active” and 
“passive” open space areas. The preferred architectural design is a “Rural Transitional” theme. 
 

 
The site is located in the Southern Rivers watershed. Drainage in the Southern Rivers watershed is highly impacted by 
the presence of high ground water, poorly draining soils, and high-water surface elevations in downstream receiving 
waters.  There does not appear to be any significant natural or cultural resources associated with the site. 
 
 

 
Street Name Present Volume Present Capacity Generated Traffic 

Fisher Arch No Data Available 6,200 ADT 1 (LOS 4 “C”) 
11,100 ADT 1 (LOS 4 “E”) 

Existing Land Use 2 –   0 ADT 
Proposed Land Use 3 – 145 ADT 

1 Average Daily Trips 2 as defined by being a 
vacant site 

3 as defined by 4,800 square-foot small 
office & 78,400 square-foot mini-
warehouse 

4 LOS = Level of Service 

 

Comprehensive Plan Recommendations 

Natural and Cultural Resources Impacts 

Traffic Impacts 
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Master Transportation Plan (MTP) and Capital Improvement Program (CIP) 
Fisher Arch is considered a two-lane undivided local street in the vicinity of this application.  The existing infrastructure 
currently resides within a 60-foot right-of-way. Fisher Arch is not on the Master Transportation Plan and there are 
currently no roadway Capital Improvement Projects slated for this segment of the roadway.   
 

 
Water 
There is an existing 8” water main in front of the site in Fisher Arch with a 8” water service stubbed to the property. 
 
Sewer 
There is an existing 8” sewer main in front of the site in Fisher Arch with a 4” sewer lateral stubbed to the property. The 
pump station should have adequate capacity to serve the proposed development.  
 

Planning Commission 
• The applicant has reported that they met with surrounding property owners.  The applicant has also appeared 

twice before the Transition Area/Interfacility Traffic Area Citizen’s Advisory Committee (TA/ITA CAC), most 
recently at their November 2, 2018 meeting.  While the Committee was generally supportive of the concept of a 
mini-warehouse use for the property, they had concerns with the overall size of the buildings.         

• As required by the Zoning Ordinance, the public notice sign(s) was placed on the property on July 15, 2019. 
• As required by State Code, this item was advertised in the Virginia Pilot Beacon on Sunday, August 11, 2019 and 

Sunday, August 18, 2019.                   
• As required by City Code, the adjacent property owners were notified regarding the request and the date of the 

Planning Commission public hearing on August 12, 2019.   
• This Staff report, as well as all reports for this Planning Commission’s meeting, was posted on the Commission’s 

webpage of www.vbgov.com/pc on August 22, 2019. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Public Utility Impacts 

Public Outreach Information 
 

http://www.vbgov.com/pc
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Proposed Site Layout 
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Proposed Elevations 
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Proposed Sign Elevation 
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Site Photos 
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Disclosure Statement 
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• Upon receiving a recommendation from Planning Commission, this request will be scheduled for a City Council 

public hearing.  Staff will inform the applicant and/or their representative of the date of the hearing in the 
upcoming days. 
 

• Following City Council’s decision, the applicant will receive a decision letter from Staff.  
 

• Once the conditions of approval are in place and/or completed, the applicant must contact the Zoning Division 
of the Planning Department to obtain verification that the conditions have been met.  Contact the Zoning 
Division at 757-385-8074. 

 
• If the request requires land disturbance and/or a subdivision of property, please contact the Development 

Services Center (DSC) to discuss next steps for site plan/plat review.  Contact the DSC at 757-385-4621 or the 
Development Liaison Team at 757-385-8610. 

 
• Please note that further conditions may be required during the administration of applicable City Ordinances and 

Standards. 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 
approvals allowed by this application 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. 

Next Steps 
 


