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Applicant Schaffer Construction 
Property Owner Joe P. Covington Jr., Janet R. Covington, B. Harrison 
James, III, Karen Bonney Fleming & Julie Bonney Crockett 
Planning Commission Public Hearing October 13, 2021  

City Council Election District Kempsville 

Request  
Conditional Use Permit (Automobile Service 
Station) 
 
Staff Recommendation 
Approval 
 
Staff Planner 
Marchelle Coleman 
 
Location  
152 Newtown Road, 5790 Princess Anne Road 
GPINs 
1457948279, 1457947361 
Site Size  
1.39 acres 
AICUZ  
Less than 65 dB DNL 
Watershed 
Chesapeake Bay 
 
 
Existing Land Use and Zoning District  
Vacant lot, office / B-2 Community Business 
 
Surrounding Land Uses and Zoning Districts 
North  
Newtown Road   
City of Norfolk, office, restaurant 
South 
Princess Anne Road 
Pharmacy, shopping center / B-2 Community 
Business, I-1 Light Industrial 
East  
Office, commercial use / B-2 Community 
Business  
West 
Newtown Road 
City of Norfolk, bank  
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• The 1.39-acre site at the corner of Newtown Road and Princess Anne Road is located within the Newtown Strategic 

Growth Area and is zoned B-2 Community Business District. 

• A portion of the property is currently developed with a row of office buildings while the remainder of the site was 
previously occupied by an automobile service station that has since been demolished.  

• The site is proposed to be redeveloped with a new 4,650 square foot convenience store and 5 fueling stations with 
10 fueling pumps. The fuel sales require a Conditional Use Permit for an Automobile Service Station.  

• As depicted on the Conceptual Layout Plan, three of the existing five vehicular access points along the rights-of-way 
will be removed resulting in one remaining on Newtown Road where a new right-turn lane will be installed, and a 
second vehicular access point along Princess Anne Road.  
 

• The proposed convenience store features an urban-style architecture using traditional materials that features fiber 
cement panels with a vintage brick finish. The columns of the fuel canopy and dumpster enclosure will be built using 
the same architectural materials as the main building. An outdoor patio with decorative fencing is proposed for use 
by customers and as a feature to engage pedestrians in the surrounding area.  

 
• The landscaping features include two-foot high berms with evergreen and ornamental plantings at the intersection 

and along Newtown Road. If required for stormwater management purposes, a pond will be constructed behind the 
berm. A 10-foot wide landscape buffer is proposed along the streetscape frontage as well as building foundation 
plantings and interior parking lot plantings, as depicted on the plan.  

 
• An eight-foot tall, monument-style, freestanding sign with a brick base is proposed on the corner of Newtown Road 

and Princess Anne Road, as depicted on page 11 of this report. Building signage is also proposed on the site. 
According to the Zoning Ordinance, only one freestanding sign, no more than eight feet in height, and two building 
and/or canopy signs are allowed on this site. Due to the unique orientation of the building, the applicant is 
proposing an additional fourth sign at the rear of the building facing the corner of Newtown Road and Princess Anne 
Road. According to the applicant, it is the intent to pursue a variance from the Board of Zoning Appeals for the 
additional sign at the rear of the building. 

 
• The 31 parking spaces, depicted on the Concept Layout Plan, are sufficient to satisfy the off-street parking 

requirements for this use, as identified in the Zoning Ordinance.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Background & Summary of Proposal 
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Zoning History 
# Request 
1 CRZ (I-1 to Conditional B-2) Approved 10/28/1997 
2 CUP (Cosmetology School) Approved 02/24/2009 
3 CUP (Automobile Repair Garage) Approved 06/09/1998 
4 CUP (Private Club, Lodge, Social Center, Eleemosynary 

Establishment, Athletic Club) Approved 11/08/1995 
5 CUP (Automobile Repair Garage) Approved 07/13/2021 

CUP (Automobile Repair Garage) Approved 10/18/2016 
6 CUP (Automobile Repair Garage) Approved 08/16/2017 

 

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 

 

 
This request for a Conditional Use Permit for an Automobile Service Station, in Staff’s opinion, is acceptable.  
 
The proposal will contribute to the quality of the surrounding area by replacing aging office buildings and a vacant site 
with a new building that reflects the recommendations for the Newtown Strategic Growth Area (SGA) and the Special 
Area Development Guidelines for Urban Areas. The overall vision for this area is to establish a pedestrian friendly, 
walkable district that provides easy access to businesses from streets, bus stops, sidewalks, and adjacent structures. 
Given that the property is located at a highly visible intersection and is regarded as one of the gateways into the City of 
Virginia Beach, the elements of building design, site layout, pedestrian orientation, and landscaping were discussed at 
great length with the applicant. The applicant worked with Staff to provide an architectural design that is consistent with 
the Newtown SGA and with the Special Area Development Guidelines for the Urban Area, adopted by reference, as part 
of the Comprehensive Plan’s Reference Handbook. 
 
The Special Area Development Guidelines for Urban Areas include design recommendations that address setbacks and 
building location, access and circulation, parking areas, landscaping, natural features, stormwater management as 
landscaping features, lighting, signs, and outdoor art. A summary of how the proposal addresses each Guideline is 
provided below.   
 

 Setbacks and Building Location – This Guideline recommends buildings at a street intersection be placed at 
the corner and parking and loading and services areas are sufficiently screened from view of the intersection. 
Consistent with the Guidelines, the building is placed at the corner of the site and plantings will be installed 
to provide an attractive screening along the rights-of-way.  

 
Access and Circulation – This Guideline addresses the ease by which one can leisurely walk throughout the 
area whereby reliance on automobiles is reduced. The site layout for this project is designed to allow 
pedestrians to easily enter and exit the site and the building using the sidewalks. The Guidelines also 
recommends that bike racks are close to the main building entrances, so they are visible and convenient to 
use. The bike racks depicted on the concept plan are consistent with this Guideline.  
 

Evaluation & Recommendation 

 
1 

2 

3 4 5 6 
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Parking Areas – As indicated in this Guideline, parking areas should not dominate the frontage of streets. Off-
street parking areas should be located behind buildings and should create an internal circulation network 
that minimizes or eliminates curb cuts. To address this Guideline, the parking lot, as depicted on the 
Conceptual Layout Plan, is located behind and on the side of the building. Also, three existing curb cuts will 
be eliminated reducing ingress/egress access points from five down to two, one entrance on each roadway.  
 
Landscaping – This Guideline emphasizes that the need for quality landscaping is essential to the built urban 
environment. The corners of significant street intersections, gateways or site entries should be enhanced by 
special landscape treatments. The Conceptual Landscape Plan for this site depicts landscaping beyond the 
minimum standards which includes two-foot berms at the intersection and along Newtown Road, a potential 
pond, as well as evergreen and deciduous trees, shrubs, and plantings at the intersection. The Guidelines 
indicates that fences should be complementary to the building design and the open space should be visible 
from the sidewalk allowing passersby to see directly into the space. The site proposes an outdoor area that is 
visible and accessible from the rights-of-way. A decorative fence is planned that will complement the 
building’s design and provide definition to the space with transparency for visibility.   
 
Natural Features – This Guideline recommends that undisturbed natural areas and important natural features 
be identified during the design process. Since the site is entirely impervious, there are no known natural 
features on this site that are proposed to be protected.  
 
Stormwater Management as Landscaping Features – This Guideline encourages stormwater retention and 
detention systems be designed as open space or landscape amenities. To address this, if a stormwater pond 
is deemed necessary, a potential pond is depicted on the Conceptual Layout Plan at the intersection of 
Newtown Road and Princess Anne Road as part of the open space and landscaping features.  
 
Lighting – This Guideline indicates that site lighting be designed to reduce light trespass and glare. Lighting 
for pedestrians should be provided from storefronts using either indirect illumination from the building or 
direction illumination under canopies or awnings, which is noted in Condition 8. The proposed site is deemed 
to be consistent with the lighting Guideline, as lighting is proposed to reduce glare and trespass under the 
canopies, internal parking lot areas, and under the awning on the building.  
 
Signs – As indicated in this Guideline, signs should primarily serve to identify the name, street number and 
nature of a business. The color and theme of signs should be consistent with the primary building and 
surrounding area and should be in compliance with the Zoning Ordinance. All signage as proposed appears to 
meet the intent of this Guideline with regard to color, theme and identification content; however, an 
additional (third) building sign is proposed on the rear of the building facing the intersection of Newtown 
Road. Based on this, a Board of Zoning Appeals variance will be requested to address the additional signage.  
 
Outdoor Art – This Guideline encourages the incorporation of outdoor art into the overall design of a project. 
Despite this, at this time, the proposed Conceptual Layout Plan does not indicate any outdoor art for this site.  

 
In synopsis, the applicant revised the plan to relocate the building closer to the corner of the site so that the fuel 
stations and parking areas are not prominent. In addition, the applicant submitted a quality landscaping plan; minimized 
unnecessary curb cuts; and eliminated parking between the building and the street, ultimately enhancing the views from 
the rights-of-way.  
 
As the proposed use is not specifically recommended in the Newtown SGA Plan for this site, design and land use 
compatibility were considered paramount in Staff’s review. As presented, Staff believes these topics have been 
addressed in an acceptable manner through a logical site layout with improved ingress/egress, interesting and quality 
architecture, and landscaping beyond minimum standards.  
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Historically, Conditional Use Permits for Automobile Service Stations have been conditioned to exclude vending machine 
and outdoor merchandising outside of the building associated with fuel sales in an effort to maintain orderly and 
attractive sites. Additionally, the Retail Design Guidelines found in Section 245(e)(2) of the Zoning Ordinance state that 
vending machines shall not be visible from a public street, and that if vending machines are present, building facades 
should include an area screened from public streets but visible to security personnel. As depicted on the Conceptual 
Layout Plan, a screen wall with landscaping is proposed to screen the outdoor merchandising visible along Newtown 
Road. Staff is supportive of the extra measures to increase screening, in this instance, and recommends a condition that 
the outdoor display of merchandise may be permitted if screened from view from the public rights-of-way.  
 
As mentioned previously, one of the existing entrances along Newtown Road and two of the entrances along Princess 
Anne will be removed, leaving one entrance into the site on each of these roads. In addition, the existing access 
connection to the office space east of the site will be preserved. A right-turn lane has been proposed along Newtown 
Road to ease access into the site with entrance being directly next to an intersection. Traffic Engineering will evaluate 
the turn lane further during final site plan review and the site plan will be reviewed by the City of Norfolk, as this portion 
of Newtown Road is located in Norfolk.  
 
Based on these considerations, Staff recommends approval of this request with conditions noted below.  
 

 
1. When the property is developed, it shall be in substantial conformance with the submitted Concept Plan entitled 

“CONCEPTUAL SITE PLAN, 7-ELEVEN PRINCESS ANNE ROAD & NEWTOWN ROAD (VIRGINIA BEACH, VA)”, prepared by 
Kimley-Horn, dated September 09/08/2021, which has been exhibited to the Virginia Beach City Council and is on 
file in the Department of Planning & Community Development.  

2. The exterior of the proposed building and the fuel canopy which shall remain free of a logo and stripping shall 
substantially adhere in appearance, size and materials to the elevations entitled “7-ELEVEN STORE, 5790 PRINCESS 
ANNE ROAD, VIRGINIA BEACH, VA, prepared by buf STUDIO, dated 09/15/2021, which has been exhibited to the 
Virginia Beach City Council and is on file in the Virginia Beach Department of Planning & Community Development. 

3. A Landscape Plan shall be submitted to the Development Services Center of the Department of Planning and 
Community Development for review and ultimate approval prior to the issuance of a Certificate of Occupancy. The 
Landscape Plan shall be reflective of the plant material depicted on the submitted Landscape Plan entitled 
“CONCEPTUAL LANDSCAPE EXHIBIT, 7-ELEVEN PRINCESS ANNE ROAD & NEWTOWN ROAD (VIRGINIA BEACH, VA)”, 
prepared by Kimley-Horn, dated 09/08/2021, which has been exhibited to the Virginia Beach City Council and is on 
file in the Department of Planning & Community Development.  

4. The freestanding sign shall be monument style, be no taller than eight (8) feet in height measured from the ground 
to the top of the sign and substantially adhere in appearance, size, and materials to the submitted freestanding sign 
exhibit entitled “Monument Sign”, prepared by Everbrite, LLC, dated 09/03/2021, which has been exhibited to the 
Virginia Beach City Council and is on file in the Virginia Beach Department of Planning & Community Development.  

5. All signage on the site shall meet the requirements of the Zoning Ordinance unless otherwise approved by the Board 
of Zoning Appeals (BZA). A separate sign permit shall be obtained from the Department of Planning & Community 
Development for installation of any signage.  

6. Outdoor display of merchandise shall be permitted and screened from view from the public right-of-way, as 
depicted on the conceptual site plan referenced in Condition 1.  

7. All outdoor lights shall be shielded to direct light and glare onto the premises, said lighting and glare shall be 
deflected, shaded, and focused away from all adjoining properties.  

Recommended Conditions 
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8. Lighting for pedestrians shall be provided from storefronts using either indirect illumination from the building or 
direction illumination under canopies or awnings. 

9. The dumpster shall be enclosed with a solid wall in a color and material to match the building and any required 
screening shall be installed in accordance with Section 245 (e) of the Zoning Ordinance.  

10. The applicant/owner shall submit a subdivision plat with the City of Virginia Department of Planning & Community 
Development to vacate the interior property lines. Said plat shall be subject to review and approval of the 
Department of Planning & Community Development, and plat shall be recorded with the City of Virginia Beach 
Circuit Court Clerk’s Office within 365 days from the date of the City Council action.  

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. 
 

 
The Comprehensive Plan designates the subject property as being located within the Newtown Strategic Growth Area, 
which the Comprehensive Plan designates as one of the eight urban areas in the City that envisions a vertical mix of 
urban uses, urban streetscapes, pedestrian connectivity, mobility and transit alternatives, urban gathering places, land 
use patterns that foster economic growth through efficient use and reuse of land, neighborhood protection, “green” 
building and infrastructure opportunities, and a variety of civic, commercial, artistic, and ethnically diverse areas. 
Transformation of underutilized commercial properties into a series of mixed-use development opportunities and public 
infrastructure improvements are key initiatives in the Newtown SGA Master Plan.  
 

 
The site is located in the Chesapeake Bay watershed. As the property is almost entirely impervious, there do not appear 
to be any significant nature or cultural resources associated with the site. 
 

 
Street Name Present Volume Present Capacity Generated Traffic 

Princess Anne Road 27,400 ADT1 32,700 ADT 1 (LOS 4 “D”) 
Existing Land Use 2 – 1,643 ADT 

Proposed Land Use 3 – 2,305 ADT 
Newtown Road No Data Available  

(City of Norfolk roadway) 32,700 ADT 1 (LOS 4 “D”) 

1 Average Daily Trips 2 as defined by an automotive 
service station with convenience 
store with 8 fueling stations 

3 as defined by an automotive 
service station with convenience 
store with 10 fueling stations 

4 LOS = Level of Service 

 
 
 

Comprehensive Plan Recommendations 

Natural & Cultural Resources Impacts 

Traffic Impacts 
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Master Transportation Plan (MTP) and Capital Improvement Program (CIP) 
Princess Anne Road, in the vicinity of this site, is a four lane minor arterial roadway. Princess Anne Road 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. 
There are currently no roadway CIP projects scheduled for this segment of Princess Anne Road.  
 

 
Water & Sewer 
This site is currently connected to both City water and sanitary sewer service. 
 

 
Planning Commission 
 

• As required by the Zoning Ordinance, the public notice sign(s) was placed on the property on September 13, 
2021. 

• As required by State Code, this item was advertised in the Virginian-Pilot Beacon on Sundays, September 26, 
2021 and October 3, 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 September 27, 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 October 7, 2021. 

 
 
 

  

Public Utility Impacts 

Public Outreach Information 

http://www.vbgov.com/pc
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Proposed Conceptual Layout Plan 
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Proposed Conceptual Landscape Plan 
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Proposed Building Elevations 
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Proposed Monument Signage 
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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 


