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Applicant RAW Enterprises, Inc. 
Property Owner Courthouse Outparcel A-1-B-2, LLC 
Public Hearing December 5, 2019  

City Council Election District Princess Anne 

Request  
Conditional Rezoning (B-2 Community 
Business to Conditional A-18 Apartment) 
 
Staff Recommendation 
Approval 
 
Staff Planner  
Bill Landfair 
 
Location  
2601 Princess Anne Road  
GPIN 
1494648180  
Site Size  
3.22 acres 
AICUZ  
Less than 65 dB DNL 
Watershed 
Southern Rivers 
 
Existing Land Use and Zoning District  
Vacant / B-2 Community Business 
 
Surrounding Land Uses and Zoning Districts 
North  
Princess Anne Road 
Wooded site / B-1 Neighborhood Business, AG-
2 Agricultural 
South 
Convenience Store / B-2 Community Business 
(Historic & Cultural Overlay District) 
George Wythe Drive 
East  
SWM Facility / B-1 Community Business 
(Historic & Cultural Overlay District) 
West 
Housing for Seniors and Disabled Persons / O-2 
Office 
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• The applicant is proposing to develop a residential townhouse condominium, with a maximum of 37 residential 

units, at the corner of Princess Anne Road and Nimmo Parkway.  As the property is zoned B-2 Community 
Business District, a rezoning to Conditional A-18 Apartment District is requested. 

 
• The property is located within the Princess Anne Courthouse Historic and Cultural Overlay District, which 

includes the Municipal Center campus, several small-scale commercial buildings, and single-family homes.   
 

• The Historical Review Board considered the project and issued a Certificate of Appropriateness related to the 
architectural elements of the townhouse community. The architecture will reflect many of the design features 
characteristic of the Courthouse Historic and Cultural Overlay District, with elements of neo-Georgian features, 
brick used as the dominate exterior material and visible from all rights-of-way, and window projections to 
distinguish individual units. 
 

• The property is also near the Courthouse Marketplace Shopping Center and adjacent to a senior housing 
development that was approved as a Conditional Use Permit in 2017, and a 7-Eleven convenience store.   
 

• Princess Anne Road is considered an access-controlled roadway.  A one-foot no ingress/egress easement has 
been recorded along the property frontage of this section of the right-of-way.   Vehicular access will be from two 
locations; an access drive along the west side of the property connecting the shopping center with a right-in 
access point from Princess Anne Road; and a service drive adjacent to the convenience store on the south side 
of the site.  
 

• The site layout is oriented around a central green or “gathering area” with townhouses fronting on the green 
and surrounding roadways.  Garages will not face Princess Anne Road or Nimmo Parkway. Due to a deed 
restriction on the property, the building height is limited to a maximum of 28 feet.    
  

• An entrance feature with brick and cast details to match the buildings is proposed at the northwest corner of the 
property near the entrance of the access drive from Princess Anne Road.   

 
 
 
 
 
 
 

Background and Summary of Proposal 
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Zoning History 
# Request 
1 MOD  Approved 05/10/2011 

CUP (Fuel Sales) Approved 05/10/2011 
MOD Approved 03/27/2007 
CRZ (AG-1, AG-2 & B-1 to Conditional B-2) Approved 
06/08/2004 
REZ (AG-1 to B-1) Approved 02/02/1978 

2 CRZ (AG-2 & O-2 to Conditional O-2 Office) Approved 
08/16/2017 
CUP (Housing for Seniors and Disabled Persons) 
Approved 08/16/2017 

3 MOD Approved 09/06/2016 
MOD Approved 05/24/2011 
MOD Approved 02/12/2008 
CUP (Religious Use) Approved 12/03/1996 
MOD Approved 10/27/1994 
CUP (Religious Use, Day-Care Center & School) Approved 
10/26/1993 

4 CRZ (AG-2 to Conditional B-2) Approved 09/22/1998 
CUP (Fiber-Optic Transmission Facility) Approved 
09/22/1998 

 

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 

 
 

 
The proposal to rezone the property to Conditional A-18 Apartment District is, in Staff’s opinion, consistent with the 
Comprehensive Plan’s vision for the Historic Princess Anne Center.  The sub-area of the Princess Anne Commons calls for 
highly attractive residential uses that complement the Municipal Center.  Along with the adjacent senior housing 
development, the project will provide a transition from the commercial activities of the Courthouse Marketplace 
Shopping Center to the less intense land uses of single-family residential and religious uses along Princess Anne Road.  
This site lies within the lowest, less than 65 dB DNL noise zone, where residential development is deemed compatible 
with the AICUZ overlay. 
 
The applicant has worked with Staff to provide architecture that will complement the historic district.  Given the location 
in the Princess Anne Courthouse Historic and Cultural Zoning Overlay District, the proposal has been reviewed by the 
Historical Review Board which is tasked with reviewing the exterior materials, scale, and style of architecture and 
signage for appropriateness with the historic district.  The Board granted a Certificate of Appropriateness for the 
development.   
 
The applicant also met recently with the TA/ITA Committee and, based on their recommendations, revised the 
Conceptual Site Layout to increase the setback of a row of townhouses from the access drive along the west side of the 
property.  This in turn necessitated a corresponding shift in the location of other residential units fronting Princess Anne 
Road which improved their relationship to internal roadways.   
 
The approved Traffic Impact Study (TIS) associated with the shopping center identifies this site as a commercial 
outparcel.  The proposal to rezone the property will result in a reduction in traffic from the previously approved 
commercial rezoning.  The site will not have direct access to any public street; however, sufficient access is provided 
through the shopping center and via a private access point to Nimmo Parkway.   

Evaluation and Recommendation 

4 

1 
2 

3 
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As recommended by the Comprehensive Plan, the applicant submitted a preliminary stormwater management analysis 
to the Development Services Center (DSC) outlining their proposed stormwater strategy for this site.  The DSC has 
reviewed the preliminary stormwater analysis and based on their findings, is confident that the submitted strategy has 
the potential to successfully comply with stormwater regulations for this site.  Upstream and downstream impacts will 
be more closely reviewed during site plan review for this project to ensure that negative impacts will not occur upstream 
and downstream as a result of this development. 
 
Based on the considerations above, Staff recommends approval of this request subject to the submitted proffers.   
 
 

 
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 as a residential condominium community, with no more than thirty-seven 
(37) residential units, substantially in accordance with the exhibit entitled, “Nimmo Pkwy Site Conceptual Site Layout”, 
dated July 23, 2018, as revised, which has been exhibited to the Virginia Beach City Council and is on file with the 
Virginia Beach Department of Planning (the “Conceptual Plan”). 
 
Proffer 2: 
When the Property is developed, vehicular Ingress and Egress to the Property shall be limited to the access depicted on 
the Conceptual Plan. 
 
Proffer 3: 
When the Property is developed, the total number of residential units thereon shall not exceed thirty-seven (37) and 
they will be subject to a Condominium Declaration.  The Condominium Association shall be responsible for maintaining 
all common areas including landscaped areas, streets and stormwater management facilities. 
 
Proffer 4: 
When the Property is developed, the architectural design and primary exterior building materials for the new residential 
dwellings depicted on the “Conceptual Plan” will be substantially as depicted on the exhibits entitled “Rendering 
Townhouse Condominium @ Nimmo Pkwy Site” and “Materials Board For Townhouse Condominium @ Nimmo Pkwy 
Site”, dated August 31, 2018, which have been exhibited to the Virginia Beach City Council and are on file with the 
Virginia Beach Department of Planning (“Rendering” and “Materials”). 
 
Proffer 5: 
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: 
Staff has reviewed the Proffers listed above and finds them acceptable.  The City Attorney’s Office has reviewed the 
agreement and found it to be legally sufficient and in acceptable legal form. 
 
 

Proffers 
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The Comprehensive Plan designates this site as being in Princess Anne Commons.  Specifically, the property is within the 
Historic Princess Anne Center sub-area of Princess Anne Commons.  The Plan envisions an area that offers unique 
education, entertainment, recreation, habitat preservation and quality economic development opportunities.  Within 
the sub-area, the Plan envisions a highly attractive destination with a balanced blend of residential, commercial and 
open spaces to complement the form and function of the Municipal Center, Court Complex and Historic District.  
Recommendations for this area include mixed-use town center style development in the Municipal Center and Historic 
and Cultural District and appropriate quality and character of building types.   
 

 
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.   
 
The site is also located within the Princess Anne Courthouse Historic and Cultural Zoning Overlay District.  All projects 
proposed within the Princess Anne Courthouse Historic and Cultural District must respect the heritage and reinforce the 
integrity of the district’s historic character.  The scale, placement, massing and proportion of buildings, additions and 
architectural details should be designed in a way that is consistent with the historic character of this district.  New 
development should employ high quality site and building designs that complement the classic Neo-Georgian 
architecture of the Municipal Center. 
 

 
Street Name Present Volume Present Capacity Generated Traffic 

Princess Anne Road 31,000 ADT 1 
 

39,700 ADT 1 (LOS 4 “D”) 
  Existing Land Use 2 – 1,760 ADT 

Proposed Land Use 3 - 270 ADT 
Nimmo Parkway 22,200 ADT 1 

 
31,100 ADT 1 (LOS 4 “D”) 

  
1 Average Daily Trips 2 based on 3.2 acres of B-2 

zoning 
3 as defined by 37 townhouse units   4 LOS = Level of Service 

 
Master Transportation Plan (MTP) and Capital Improvement Program (CIP) 
In the vicinity of the property, Princess Anne Road is a four-lane divided suburban major arterial roadway.  Nimmo 
Parkway adjacent to the site is a four-lane divided suburban major arterial.  There are no plans in the CIP to improve 
either roadway. 
 

 
Water 
The site must connect to City water.  There is an existing 20-inch City water main located along Princess Anne Road and 
within a public utility easement on the adjacent property to the west. 
 
Sewer 

Comprehensive Plan Recommendations 

Natural and Cultural Resources Impacts 

Traffic Impacts 

Public Utility Impacts 
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There is an existing 8-inch private gravity sanitary sewer main located on the adjacent property to the west that 
terminates at the western corner of the property.  The development may connect to the private gravity sanitary sewer 
with approval of a variance and recordation of a private sanitary sewer maintenance agreement.  The development may 
connect to the public force main with a private pump station.   
 

 

School Current Enrollment Capacity Generation 1  Change 2 

North Landing  Elementary 441 students 536 students 9 students 
 

9 students 

Landstown  Middle 1,412 students 1,481 students 4 students 4 students 
Kellam High  1,959 students 1,868 students 6 students 6 students 
1 “Generation” represents the number of students that the development will add to the school. 
2 “change” represents the difference between the number of potential or actual students generated under the existing zoning and the number generated under 
the proposed zoning.  The number can be positive (additional students) or negative (fewer students). 
 

 
Planning Commission 

• As required by the Zoning Ordinance, the public notice sign(s) was placed on the property on October 14, 2019. 
• As required by State Code, this item was advertised in the Virginia Pilot Beacon on Sunday, November 17, 2019 

and Sunday, November 24, 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 November 18, 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 November 26, 2019. 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

School 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 Elevations 
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Conceptual Amenities  
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Certificate of Appropriateness  
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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 


