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Applicant & Owner Grace Bible Church of Virginia Beach, Inc 

Planning Commission Public Hearing March 10, 2021  

City Council Election District Princess Anne 

Request  
Modification of Conditions (Religious Use) 

 
Staff Recommendation 
Approval 
 

Staff Planner  
Jonathan Sanders 
 

Location  
Adjacent and south of 2285 London Bridge Road 

GPIN 
2405700297 

Site Size  
13.86 acres 

AICUZ  
70-75 dB DNL 

Watershed 
Southern Rivers 

 
 
Existing Land Use and Zoning District  
Undeveloped / AG-1 & AG-2 Agricultural 

 
Surrounding Land Uses and Zoning Districts 
North  
London Bridge Road 
Agricultural buildings, undeveloped  / AG-2 
Agricultural 

South 
Single-family dwellings / R-10 Residential 

East  
Single-family dwellings / R-10 Residential  

West 
Open space / P-1 Preservation 
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• A Conditional Use Permit for a Religious Use was approved for the 13.86 acre property on November 7, 2017 subject 
to six conditions.  Condition 5 stated that the “parking lot must be at current grade with adjoining property”.  At this 
time, the applicant is requesting a Modification of Conditions to allow for changes in site design related to the 
parking layout and building footprint and elevations, as well as changes to the conceptual stormwater strategy.  The 
revision to the parking lot is now farther away from the residences than in the 2017 approval.  The revision to the 
proposed stormwater system is designed to drain to proposed onsite stormwater management facilities before 
discharging into the existing public drainage system within the London Bridge Road right-of-way.  Because this site’s 
elevation sits below the elevations of the street, a significant amount of fill is proposed.  The site grades are 
proposed to be raised three to four feet above existing ground elevations to accommodate the proposed 
underground detention system and to provide drainage toward London Bridge Road.   

• The applicant is proposing to provide landscape screening of the raised parking lot from the adjacent residential 
neighborhood in the form of two landscape buffers.  The first 10-foot landscape buffer is proposed on top of the 
three-foot berm elevated ground with a six-foot tall solid fence closest to the church and parking lot with a row of 
trees and shrubs facing the residential uses.  The second landscape buffer will be a 15-foot landscape buffer with 
trees and shrubs located along the property line with the adjacent neighborhood.  Sections of these two landscape 
buffers are provided on page 12 of this report. Parking lot landscaping with trees and shrubs is proposed along the 
northern edge of the proposed parking lot.  The landscape plan will be reviewed in more detail at the final site plan 
review.  Additionally, a perspective drawing from the residential lots is provided which illustrates how the three-foot 
berm elevated ground and the two landscape buffers (with fencing) will be seen. 

• The church building and parking are proposed to be developed in two phases. The first phase will be a 17,146 square 
foot building with a 350-seat sanctuary.  The second phase will add 27,925 square feet for a total of 45,071 square 
feet and an 800-seat sanctuary.  The two landscape buffers between the proposed church parking lot and residences 
will be completely built out during Phase 1.  

• The proposed elevations are provided for both proposed phases of the church and depict painted EIFS, aluminum 
cladding, and wood slat paneling.  

• Parking proposed for Phase 1 is 139 spaces and Phase 2 is 298 spaces.  Parking for Phase 1 exceeds the minimum 
parking by 69 spaces and Phase 2 exceeds the minimum parking by 138 spaces. 

• There will be no changes to the proposed monument sign that was approved as part of the 2017 Conditional Use 
Permit. 

 
 
 
 
 
 
 
 
 
 
 

Background & Summary of Proposal 
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Zoning History 
# Request 
1 CUP (Religious Use) Approved 11/07/2017 

CUP (Riding Academy) Approved 02/10/1975 

2 CRZ (R-20 to Conditional O-1) Approved 12/09/2008 

3 CUP (Outdoor Recreation) Approved 07/08/2008 
 

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 

 

 
In Staff’s opinion, the proposed Modification to the Conditional Use Permit for the Religious Use is acceptable. The 
revision to the proposed stormwater system is now designed to drain towards London Bridge Road, which requires the 
parking lot to be approximately three feet higher than the grade adjacent to the adjoining residential property. The two 
landscape buffers will soften the transition of the three-foot elevation increase of the proposed church and parking lot 
and eliminate possible headlight glare from vehicles on the church property.  Additionally, Staff has recommended a 
condition that lighting be shielded to direct light onto the site, limit the height of outdoor light fixtures to 14 feet in 
height, and to limit parking lot perimeter parking lot lighting to no taller than four feet in height. 
 
Ample parking will be provided to satisfy the minimum parking requirements of the Zoning Ordinance. The increase in 
the size of the building will not greatly increase the average daily trips associated with the use; therefore, it will not 
negatively impact the capacity of adjacent roadways. The request remains in keeping with the policies and goals set 
forth in the Comprehensive Plan for the Suburban Area, as the church provides a valuable service to the community and 
contributes to the sustainability of great neighborhoods. 
 
As recommended by Staff, the applicant submitted a preliminary stormwater management analysis to the Development 
Services Center (DSC) outlining the proposed stormwater strategy for this site. The DSC has reviewed the preliminary 
stormwater analysis and finds that the submitted stormwater strategy has the potential to successfully comply with 
stormwater regulations for this site. More detailed information can be found in the Stormwater Impacts section of this 
report. 
 
Based on these considerations, Staff recommends approval of the application, subject to the modified conditions below. 
 

 

 

 

Evaluation & Recommendation 

1 

3 2 



 

Grace Bible Church of Virginia Beach, Inc 
Agenda Item 4 

Page 4 

 
1. All of the conditions attached to the Conditional Use Permit for a Religious Use dated November 7, 2017 are 

hereby deleted and superseded by the conditions below.   

2. When the church site is developed and landscaped, it shall be in substantial conformance with the submitted 
site layout exhibit entitled “SITE DEVELOPMENT PLANS FOR GRACE BIBLE CHURCH”, dated 1-7-21, prepared by 
Site Improvement Associates, Inc., which has been exhibited to the Virginia Beach City Council and is on file in 
the Department of Planning & Community Development. Plantings along the two (2) property lines adjacent to 
residentially zoned properties shall be allowed to grow and shall be maintained at a height of no less than eight 
(8) feet. 

3. A Landscape Plan shall be submitted and approved by the Development Services Center Landscape Architect 
prior to final site plan approval that contains the plantings and screenings referenced in Condition 2 above that 
includes but not limited to the following:  

a. As depicted on the plan as the “15-foot landscape buffer”, along adjacent properties that are residentially 
zoned, a mix of trees and shrubs within a planting area of no less than fifteen (15) feet shall be installed with 
plants that reach a minimum height of eight (8) feet at maturity;  

b. As depicted on the plan as the “10-foot +/- landscape buffer” at a distance of no more than forty-five (45) 
feet from the property lines where improvements are located (parking lot, etc.) a second landscape buffer 
shall be installed to include both a ten (10) foot wide planting area with a mix of evergreen trees and shrubs 
and a solid privacy fence with a minimum height of six (6) feet.  

A Site Plan shall not be released until the Landscape Plan is approved by the Development Service Center 
Landscape Architect. Any dead, diseased, or dying plantings shall be replaced by the next planting cycle. The 
solid privacy fence shall be maintained in good condition. 

4. The exterior of the proposed building shall substantially adhere in appearance, size and materials to the 
elevations entitled, “Grace Bible Church, Strawbridge Campus” [“Phase 1 Elevations” & “Phase 2 Elevations”], 
prepared by Visioneering Studios, which have been exhibited to the Virginia Beach City Council and are on file in 
the Department of Planning & Community Development.  

5. All on-site signage must meet the requirements and regulations of the Zoning Ordinance. A separate permit 
from the Department of Planning & Community Development is required for any new signage installed on the 
site.  

 
6. The freestanding sign for the church shall be a monument style sign, with a total height not to exceed eight feet, 

and shall be in substantial conformance with the sign depicted on the exhibit entitled, “Proposed Grace Bible 
Church Monument Sign”, which has been exhibited to the Virginia Beach City Council and is on file in the 
Department of Planning & Community Development. 

7. All outdoor lights shall be shielded and directed downward to direct light and glare onto the premises, said 
lighting and glare shall be deflected, shaded, and focused away from all adjoining property. All parking lot 
perimeter lighting between the parking lot and property lines adjacent to residentially zoned properties shall be 
limited to lighting no taller than four (4) feet. All other outdoor lighting fixtures, including building mounted 
lights, shall not be erected any higher than fourteen (14) feet.  

 

Recommended Conditions 
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8. The plan for complying with the Stormwater Regulations submitted to the Development Services Center at Site 
Plan Review shall be in substantial conformance with the preliminary plan design and strategy for achieving 
compliance as submitted and preliminarily reviewed by Staff, unless otherwise approved by the Development 
Services Center. 
 

9. Parking areas shall be no closer than ninety (90) feet from the adjacent residentially zoned property lines as 
depicted on the site layout exhibit entitled “SITE DEVELOPMENT PLANS FOR GRACE BIBLE CHURCH”, dated 1-7-
21, prepared by Site Improvement Associates, Inc., which has been exhibited to the Virginia Beach City Council 
and is on file in the Department of Planning & Community Development. 

 
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. 
 

 
1. When the church site is developed, it shall be in substantial conformance with the submitted site layout exhibit 

entitled, “Conditional Use Permit Exhibit – Landscape Plan,” prepared by American Engineering, dated 
04/28/2017, which has been exhibited to the Virginia Beach City Council and is on file in the Virginia Beach 
Planning Department. 
 

2. The exterior of the proposed building shall substantially adhere in appearance, size and materials to the 
elevations entitled, “Grace Bible Church Red Mill Campus” prepared by Visioneering Studios, which have been 
exhibited to the Virginia Beach City Council and are on file in the Virginia Beach Planning Department. 
 

3. The freestanding sign for the church shall be a monument style sign, with a total height not to exceed eight feet, 
and shall be in substantial conformance with the sign depicted on the exhibit entitled, “Grace Bible Church 
Freestanding Sign,” in terms of materials and color scheme. Said exhibit has been exhibited to the Virginia Beach 
City Council and is on file in the Virginia Beach Planning Department. All signage on the site shall meet the 
requirements of the Zoning Ordinance. 
 

4. The applicant shall obtain all necessary permits and inspections from the Planning Department Permits & 
Inspections Division and the Fire Department. 
 

5. Parking lot must be at current grade with adjoining property.  
 

6. Existing vegetation on site plan shall remain. 
 
 
 
 
 

2017 Conditions 
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Project Stormwater Design Staff Summary 
The project site consists of a 13.87-acre parcel, with approximately 10.73 acres proposed to be disturbed for 
development. The majority of the proposed development is designed to drain to proposed onsite stormwater 
management facilities (SWMFs) before discharging into the existing public drainage system within the London Bridge 
Road right-of-way.  The remaining perimeter drainage and undisturbed forested area will continue to discharge into the 
White Pine Farms and Pine Ridge neighborhoods.  Currently over 10 acres of the site drains towards White Pine Farms 
and Pine Ridge; this will be reduced to just under 4 acres mainly consisting of perimeter grassed and tree buffer areas 
and conserved forested open space with the proposed development. 
 
The proposed SWMFs will consist of three underground stone vault detention systems that will be located under the 
proposed parking lot and grassed areas and a wet pond that will be located at the northeast corner of the site.  The 
underground storage system will be used to satisfy water quantity requirements while the wet pond will be used for 
both water quantity and water quality purposes.  
 
The applicant previously received Conditional Rezoning and Conditional Use Permit approval with a Preliminary 
Stormwater Analysis that proposed routing the drainage to the south through existing stormwater infrastructure in the 
Pine Ridge neighborhood.  Prior to site plan submittal, the consulting engineer proposed significant changes to the 
stormwater strategy which necessitated a resubmittal of the stormwater analysis. The current proposal routes the 
majority of stormwater runoff to the existing stormwater system in London Bridge Road, and because this site’s 
elevation sits below the elevations of the street, a significant amount of fill is proposed.  It is important to note site 
grades are proposed to be raised 3 to 4-feet above existing ground elevations to accommodate the proposed 
underground detention system and to provide positive drainage toward London Bridge Road.  An estimated 4 to 6-feet 
of fill is proposed for the building pad with a total estimated fill volume of 67,000 cubic yards. 
 
The provided preliminary stormwater management design demonstrates conveyance of the runoff from the proposed 
development for storms up to and including the 100-year event plus 1.5’ of sea-level rise (SLR).  The submitted 
stormwater model included an offsite analysis to verify that the project will not have a negative impact or increase 
flooding levels on the existing stormwater system upstream or downstream. 
 
Based on the information provided by Site Improvement Associates, Inc. in the Preliminary Stormwater Analysis, the DSC 
agrees that the proposed conceptual stormwater management strategy has the potential to successfully comply with 
the stormwater requirements. Final design and detailed updates will be made during site plan submittal. More detailed 
project stormwater information is listed below. 

Project Information 

Total project area: 13.87 Acres 

Pre-Development impervious area: 0.00 Acres (conservative assumption used for water quality calculations) 

Post-Development impervious area: 5.33 Acres 

Does the analysis utilize the City of Virginia Beach Master Drainage Model: Yes 

Does the analysis incorporate into design increased rainfall amounts (NOAA plus 20%) and account for 1.5’ SLR: Yes 

Stormwater Management Facility Design Information 

Type of facility proposed: Underground storage stone vaults and wet pond 

Stormwater Impacts 
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Total storage volume provided in proposed stormwater management facility: 210,803 cubic feet in the underground 
storage and 92,531 cubic feet in the wet pond for a total of 303,334 cubic feet. An additional 62,000 cubic feet of 
surface depression storage was provided near the entrance to prevent ponding on adjacent properties. 

Description of outfall:  Runoff will leave the site in two directions, with a majority of the developed site (approximately 
82% of the developed area) being attenuated and treated by the wet pond before discharging and connecting to the 
existing public storm system along London Bridge Road.  A small area around the perimeter of the site mainly consisting 
of managed turf will be collected and will drain towards the existing storm system within the White Pine Farms 
neighborhood.  Approximately 3.14 acres of the entire 13.87 acres site is proposed to be conserved as forest open space 
and will maintain its drainage pattern which currently drains into the Pine Ridge storm systems.  The overall area and 
amount of runoff draining towards the White Pine Farms and Pine Ridge neighborhoods will be reduced.  Both flow 
directions leaving the site from London Bridge Road and the White Pine Farms and Pine Ridge neighborhoods ultimately 
drain into the Hunt Club Tributary. 

Downstream conveyance path:   The Hunt Club Tributary leads to the Upper West Neck Creek and subsequently drains 
into the North Landing River, through the Currituck Sound and ultimately out into the Atlantic Ocean.  

Stormwater Quality Compliance Design Information 

Pounds of phosphorus removal per year (lb/yr) required: 8.86 lb/yr  

Method of treatment proposed: 5.96 lb/yr will be removed with the wet pond, and the remaining 2.9 lb/yr is proposed 
to be provided through the purchase of nutrient credits from an offsite nutrient bank.  

Stormwater Quantity Compliance Design Information 

Channel protection: Provided stormwater model demonstrates non-erosive velocities of stormwater discharge. 

Flood protection: Attenuation of peak flow rates with no increase in flooding for 10-year storm in all evaluated 
stormwater structures upstream and downstream.  

100-Year storm evaluation: Stormwater modeling demonstrates project meets the requirement of no increase in 
flooding for 100-year storm in all evaluated structures upstream and downstream.   
Sea-Level Rise: Project evaluated, and stormwater modeling demonstrates proposed buildings will not be impacted by 
stormwater during 100-year (including 1.5’ SLR) storm event. 

 

 
The Comprehensive Plan designates the subject property as Suburban Area. Guiding principles have been established in 
the Comprehensive Plan to guard against possible threats to the stability of the Suburban Area and to provide a 
framework for neighborhoods and places that are increasingly vibrant and distinctive. The Plan’s primary guiding 
principle for the Suburban Area is to create “Great Neighborhoods,” and to support those neighborhoods with 
complementary non-residential uses in such a way that working together the stability and sustainability of the Suburban 
Area is ensured for now and the future. 
 

 
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 is a forested section on the western portion of the site that will remain as a wetland area.  There are no 
known cultural resources on the site. 
 

Comprehensive Plan Recommendations 

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

London Bridge Road 18,360 ADT1 32,700 ADT 1 (LOS 4 “D”) 
Existing Land Use2 – 139 ADT 

Proposed Land Use3 – 313 ADT (Weekday) 
Proposed Land Use3 – 1,246 ADT (Sunday) 

1 Average Daily Trips 2 as defined by 13.86 acres of AG-2 
property. 

3 as defined by a proposed 

45,100 square foot church. 

4 LOS = Level of Service 

 

Master Transportation Plan (MTP) and Capital Improvement Program (CIP) 
London Bridge Road in the vicinity of this site is a four-lane divided minor arterial suburban roadway.  It has a variable 
width right-of-way, and the MTP shows a divided roadway with a bikeway and an ultimate right-of-way width of 100 
feet. 
 

 

Water 
The site must connect to City water.  There is an existing 10-inch City water main along London Bridge Road.   
 

Sewer 
The site must connect to City sanitary sewer.  There is an eight-inch gravity sanitary sewer along Mayberry Drive. 
 

 
Planning Commission 
 

• The church met virtually with members of the surrounding neighborhoods with 26 registered speakers to discuss 
the project on January 28, 2021.  Overall, the proposal was well received by those in attendance according to 
the applicant. 

• As required by the Zoning Ordinance, the public notice sign(s) was placed on the property on February 8, 2021. 

• As required by State Code, this item was advertised in the Virginian-Pilot Beacon on Sundays, February 21, 2021 
and February 28, 2021.                    

• As required by City Code, the adjacent property owners were notified regarding the request and the date of the 
Planning Commission public hearing on February 22, 2021.   

• 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 March 4, 2021. 

City Council  
 

• As required by City Code, this item was advertised in the Virginian-Pilot Beacon on Sundays, April 18, 2021 and 
April 25, 2021.                    

Traffic Impacts 

Public Utility Impacts 

Public Outreach Information 

http://www.vbgov.com/pc
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• As required by City Code, the adjacent property owners were notified regarding both the request and the date 
of the City Council’s public hearing on April 19, 2021  

• The City Clerk’s Office posted the materials associated with the application on the City Council website of 
https://www.vbgov.com/government/departments/city-clerk/city-council/Documents/BookmarkedAgenda.pdf 
on April 30, 2021.  

  

https://www.vbgov.com/government/departments/city-clerk/city-council/Documents/BookmarkedAgenda.pdf
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2017 Approved Site Layout 
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Proposed Site Layout 
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Proposed Phase 1 Site Layout 
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Landscape Sections 
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Perspective from Adjoining Residences 
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Front Rendering 
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Proposed Elevations - Phase 1 
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Proposed Elevations - Phase 1 
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Proposed Elevations - Phase 2 
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Proposed Elevations - Phase 2 
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Proposed Monument Sign 
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Site Photos 
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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 




