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Applicant and Owner Spence Crossing Properties, LC 
Public Hearing February 12, 2020  

City Council Election District Centerville 

Request  
Conditional Rezoning (Conditional B-4 to 
Conditional PD-H2 (A-36 Overlay) Planned Unit 
Development)  
 
Staff Recommendation 
Approval 
 
Staff Planner  
Bill Landfair 
 
Location  
Southwest corner of Princess Anne Road and S. 
Independence Boulevard 
GPINs 
1485153507, 1485141752 
Site Size  
14.50  acres 
AICUZ  
Less than 65 dB DNL 
Watershed 
Southern Rivers 
 
Existing Land Use and Zoning District  
Vacant/Conditional B-4 Mixed-Use with PD-H2 
Planned Unit Development Overlay 
Surrounding Land Uses and Zoning Districts 
North  
Princess Anne Road 
Single-family dwellings, assisted living facility/ PD-H1 
Planned Unit Development, O-2 Office 
South 
Single-family dwellings / PD-H2 Planned Unit 
Development 
S. Independence Boulevard 
East  
S. Independence Boulevard  
Multi-family dwellings / PD-H2 Planned Unit 
Development  
West 
Single-family & quad dwellings / PD-H2 Planned Unit 
Development 
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• In 2007, City Council rezoned 130-acre site of what was then known as the Spence Farm, in order to develop a 

community of single-family dwellings, townhouses and apartments with approximately 26 acres of commercial 
and office space.  The approved plan included nearly 200,000 square feet of retail and office, as well as a six-
floor hotel with 150 rooms.    
 

• In 2017, City Council approved a rezoning of approximately half of the original commercial acreage to 
Conditional PD-H2 (A-12 Overlay) to remove the hotel and reduce the amount of retail and office space.  In 
addition,  the site would be developed with up to 144 residential units in the form of 36 “quad” buildings.  This 
phase of development is currently under construction and has been integrated into the greater Spence Crossing 
master plan.    
 

• Since that time, and in response to market changes, the applicant now desires to eliminate the 14.50 acres of 
remaining commercially-zoned property, and instead construct up to 224 residential units in 16 buildings in the 
form of multi-family buildings, both three-story garden flats (eight buildings) and two-story quad buildings (eight 
buildings).  As such, a Conditional Rezoning from B-4 Mixed UseDistrict to Conditional A-36 with PD-H2 Planned 
Unit Development Overlay, and a Modification to Proffers applications were submitted to facilitate these 
changes to the master plan.    
 

• The submitted concept plan depicts the proposed residential units in two sections.  The 132 three-story garden 
flats will be located north of Spence Crossing Way, extending along the S. Independence Boulevard frontage to 
the intersection with Princess Anne Road, and then along the entire frontage with Princess Anne Road.   The 92 
two-story quad units, identified on the plan as “Luxury Villas,” will be located south of Spence Crossing Way 
along S. Independence Boulevard.     
 

• The residential units will be designed in substantial conformance with the existing architectural style and finish 
materials present in the other neighborhoods within the Spence Crossing community.  The three-story garden 
flats will average approximately 1,300 square feet in size, while the two-story quad units will average 
approximately 1,750 square feet in size.  Landscape buffers, including undulating berms and variable height 
plantings, will surround the residential units and be similar in style to what now exists throughout the Spence 
Crossing community.   
 

• The quad development will include a large dog park for use by all residents of the existing Spence Crossing 
community.  The three-story garden flats will be a separate condominium association, and will have its own 
amenities, including a private pool.   
 

• A minimum of 4.0 acres of open space (27.5%) is proposed for the residential development which exceeds the 
minimum requirement of 15% for a PD-H property.  Amenities will include a dog park, three pocket parks, and a 
series of walking paths which will provide access between neighborhoods, amenity areas, and parks.  In 
accordance with the Bikeways and Trails Plan, a shared use path with a minimum width of eight feet will be 
required along the frontage with S. Independence Boulevard and Princess Anne Road. 
 

• The site is proposed to be accessed via Spence Crossing Way, along S. Independence Boulevard, which will have 
a traffic signal.  A modification to an original proffer requires installation of the traffic signal following the 
occupancy of the third building, and prior to the start of the fourth building (proffer references prior to the 
issuance of the 72nd Certificate of Occupancy which is the total number of units in the first three buildings). 
Traffic Engineering Staff has reviewed this concept and found it acceptable.  A right-in access point from Princess 
Anne Road in support of commercial development has been deleted. 

 
 

Background and Summary of Proposal 
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Zoning History 
# Request 
1 MOD (Proffers) Approved 12/12/2017 

CRZ (Conditional B-4 to Conditional PD-H2 (A-12 
Overlay)) Approved 12/12/2017 
CRZ (R-5D to Conditional A-24, B-4, PD-H2 (A-12 
Overlay)) Approved 06/26/2007 

2 CUP (Bulk Storage Yard) Approved 03/25/2003 
CRZ (R-5D to Conditional B-2) Approved 06/22/1999 

3 CUP (Housing for Seniors and Disabled) Approved 
05/27/2014 
CRZ (PD-H1 to Conditional O-2) Approved 02/08/2011 

 

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 

LUP – Land Use Plan 
STR – Short Term Rental 

 

 
The Spence Crossing development continues to mature with a mixture of high-quality residential dwelling choices that 
include single-family dwellings, townhouses, quadraplexes, and apartments throughout the larger 130-acre site.  While 
the original plan called for a “main-street” style commercial development to serve the residents of Spence Crossing; 
market challenges have caused the developer to reassess this approach and instead pursue additional residential 
dwellings that will benefit from existing transportation routes and nearby employment centers.   
 
The proposed addition of the 224 dwelling units and the elimination of the commercially-zoned property is, in Staff’s 
opinion, acceptable.  The submitted proffered site layout and elevations, along with the previously approved design 
guidelines that remain in effect, all provide confidence that the site will be developed in an attractive logical manner. 
Significant amenities and plant material are also proffered to improve livability for residents, and provide a seamless 
visual transition with the existing Spence Crossing community.   
 
The request is consistent with the Comprehensive Plan’s recommendations for the Suburban Area, which calls for the 
creation of great neighborhoods and enhanced open spaces.  This is achieved through compatibility with surroundings, 
high quality and attractive site design and buildings, sufficient amounts of open space and effective buffering, and a 
reasonable relationship to the surrounding uses.  Staff believes that these principles are addressed in the application. 
The proposed dwellings will be of similar style and scale with the adjacent Spence Crossing residential neighborhood.  
The density of approximately 15 units to the acre is complementary to the adjacent area, which is a mix of between 
eight to 12 units to the acre.  The existing community amenities that all residents of Spence Crossing will have access to, 
the newly proposed amenities, the amount of open space, and expanded sidewalk network, will all ensure a high-quality 
development consistent with the original vision of the 2007 Spence Farm proposal.   
 
Based on anticipated student generation rates, the additional dwelling units will result in a total of 42 additional 
students for Salem Elementary, Middle, and High Schools.  The elementary school and high school are currently 

Evaluation and Recommendation 

1 

3 
2 

    B-4 
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operating below capacity based on current demographic information.  The Virginia Beach City Public Schools Staff has 
confidence that these new students can be easily accommodated at all three schools.         
 
The proposed Conditional Rezoning will result in significantly less traffic than originally approved with the 2007 rezoning, 
which would have yielded up to 15,140 Average Daily Trips (ADT).  With the elimination of the commercial development, 
the Average Daily Trips will be reduced to 8,915 ADT.   S. Independence Boulevard, Princess Anne Road, and other local 
roadways all operate with present capacity exceeding current volumes.   
 
Princess Anne Road is listed on the City’s Master Transportation Plan as an Access-Controlled roadway, meaning that 
direct driveway access is not permitted along Princess Anne Road.  In addition, the Transportation chapter in the City’s 
Comprehensive Plan notes that no additional access be allowed to Princess Anne Road to new development in this area.  
Consistent with this, the previously approved right-in vehicular access point along Princess Anne Road has been 
removed from the plan.  
 
The proposed development and associated  impervious cover will be in conformance with the previously approved 
Master Drainage Study for the overall Spence Crossing development.  This Master Drainage Study was updated in 2019 
and reviewed by both the Planning Department’s Development Services Center and Public Works Department’s 
Stormwater Engineering Center to verify no negative impacts upstream and downstream are anticipated with the 
project. 
 
Based on the considerations above, Staff recommends approval of Conditional Rezoning request and of the Modification 
of Proffers, subject to the submitted proffers below. 
 

 
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 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: 
Proffer number 1 in the 2007 Proffers is hereby deleted and replaced with the following “NEW PROFFER 1”: 

In order to create a sense of place featuring stormwater retention ponds as aesthetic amenities, community centers, 
and multiple residential products, the Grantor agrees to develop the Property with the elements and character set forth 
on the Land Use Plan entitled, “CONCEPTUAL MASTER PLAN” (the “Plan”), prepared by LRK and depicted in the 
Renaissance Park Design Guidelines book (the “Design Guidelines”), dated November 28, 2006, last revised March 23, 
2007, a copy of which is on file with the Department of Planning and has been exhibited to the City Council. 

Proffer 2: 
1. As referenced by Proffer 31 in the 2007 Proffers and within Recommendations 1 through 7 in Chapter 7 of the TIA 

prepared by Bryant Goodloe, last revised February 26, 2007, Recommendation 3(e) will be modified as follows: 

3(e.)  A traffic signal will be warranted.  This installation will need to be an 8-phase signal that allows the side street 
lefts on both sides to go at the same time.  Pedestrian signal heads will also be needed with ped push buttons.  
These installations will be completed prior to the issuance of the 72nd certificate of occupancy of the Three-
Story Garden Flat units called out on the exhibit entitled, “Conceptual Site Plan, Spence Crossing at Princess 
Anne”, dated October 2, 2019.    

Proffers  
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Proffer 3: 
Proffers numbered 19, 20, 22, 23, 24, 25, 26, 27, 28, 30, and 33, as contained in the 2007 Proffers, are hereby deleted. 

Proffer 4: 
Except as hereby modified or expressly deleted, the remainder of the 2007 Proffers are affirmed and remain unchanged. 

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. 
 

 
The Comprehensive Plan identifies this site as being located within the Suburban Area. The general planning principles 
for the Suburban Area focus on creating and maintaining great neighborhoods through stability and sustainability; 
protecting and enhancing open spaces and places of cultural and historical significance; and creating and maintaining a 
transportation system that provides connectivity and mobility.   Achieving these goals requires that all land use activities 
either maintain or enhance the existing neighborhood through compatibility with surroundings, quality and 
attractiveness of site and buildings, improved mobility, environmental responsibility, livability, and effective buffering 
with respect to type, size, intensity and relationship to the surrounding uses.    
 
The Comprehensive Plan includes in the Transportation chapter that no additional access be allowed to Princess Anne 
Road to serve the development.  When the property was rezoned in 2007, City Council approved a right-in access point 
on Princess Anne Road to help make commercial development on the site more viable.  With this Conditional Rezoning 
the right-in access point is no longer necessary and has been removed from the plan. 
 

 
The site is 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 do not appear to be any significant natural or cultural resources associated with the site.  The proposed project 
and associated impervious cover are in conformance the previously approved Master Drainage Study for the overall 
Spence Crossing development.  This Master Drainage Study was updated in 2019 and reviewed by both DSC and Public 
Works Stormwater Engineering Center to verify no negative impacts upstream and downstream of the project. 
 

 
Street Name Present Volume Present Capacity Generated Traffic 

S. Independence Boulevard 17,300 ADT1 
 

36,900 ADT 1 (LOS 4 
“D”)  

Existing Proffered Land Use 2 – 15,140 ADT (7,275 ADT 
for residential & 7,865 ADT for commercial)  

 
Proposed Land Use 3 – 8,915 ADT (7,275 ADT for 

existing residential & 1,640 ADT for proposed 
residential)  

Princess Anne Road 48,500 ADT1 

 
74,000 ADT 1 (LOS 4 

“D”) 
 

1 Average Daily Trips 2 as defined by the 
existing residential and 
14.5 acres of B-4 Mixed-
Use property   

3 as defined by the existing 
residential and the 
replacement of 14.5 acres of 
B-4 Mixed-Use with 
residential 

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) 
Princess Anne Road is currently an eight-lane divided major urban arterial roadway.  This roadway is classified as an 
Access Controlled Principal Arterial roadway in the Master Transportation Plan.  This section of Princess Anne Road in 
the vicinity of the proposed development is completely built out and there are no plans for any improvements to this 
roadway. 
 
S. Independence Boulevard is a four-lane divided major suburban arterial roadway.  No roadway improvements projects 
are proposed for this section of S. Independence Boulevard. 
 

 
Water 
There is an existing 24-inch City water transmission main along Princess Anne Road and an existing 16-inch City water 
transmission main along South Independence Boulevard.  The development must connect to City water.   
 
Sewer 
There is an existing 10-inch City sanitary sewer gravity main encroaching not the property (1485-14-1752) within a 30-
foot utility easement along South Independence Boulevard, and an existing eight-inch City sanitary sewer force main 
along South Independence Boulevard.  The development must connect to City sewer.    
 

 
School Current Enrollment Capacity Generation 1  Change 2 

Salem  Elementary 471  545  18  18  
Salem Middle 1,076  1,064  10  10  
Salem  High  1,711  2,047  14  14  
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 

• The applicant met with the Spence Crossing  Homeowners’ Association on January 30, 2020 to discuss the 
details of the request.  According to the applicant, there were about 100 people in attendance.   

• As required by the Zoning Ordinance, the public notice sign(s) was placed on the property on January 13, 2020. 

• As required by State Code, this item was advertised in the Virginia Pilot Beacon on Sundays, January 26, 2020 
and February 2, 2020.                    

• As required by City Code, the adjacent property owners were notified regarding the request and the date of the 
Planning Commission public hearing on January 27, 2020.   

• 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 February 6, 2020. 

Public Utility Impacts 

School Impacts 

Public Outreach Information 

http://www.vbgov.com/pc
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Proposed Rezoning Exhibit 
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Conceptual Site Plan  
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Conceptual Open Space Plan  
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Parks & Streetscape Exhibit 
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Parks & Streetscape Exhibit  
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Photos of Proposed Buildings 
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Site Photos 



Spence Crossing Properties, LC 
Agenda Item 5 

Page 14 

 

 
 

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 


