PLN-REZ-2021-023
Pine Wood Run

VICINITY MAP

Project Proposal: A conditional zoning reclassification of 1.9 acres from R-MF-1,
Multifamily Residential District to R- MF-1, Multifamily Residential District to amend
proffers to allow 3-story condominium units.
Proposed Land Use:
Residential

Low Density Existing Zoning:
Residential District

Tax Map ID: 0360-000-000-541

R-MF-1, Multifamily

Existing
2035
Land
Use
Plan
Designation: High-Density Residential

Property Address / Planning Area: 901 Pine Wood Run and former right-of-way to
east / Rivercrest
Applicant & Property Owner: Baker Public Hearing Date: January 12, 2022
Grove Avenue Inc.
Staff Report Date: January 5, 2022
Agency: Site Improvement Associates Project Planner: Bill McKay, AICP,
Inc.
Senior Planner

☐ APPROVED

STAFF RECOMMENDATION

☒ APPROVED WITH PROFFERS

☐ CONTINUED

☐ DENIED

(757) 382-6176 | CityOfChesapeake.net | Planning@CityOfChesapeake.net | 306 Cedar Road, Chesapeake, Virginia 23322

FINDINGS:
1.

The proposed rezoning supports multiple of City Council’s desired outcomes as it
promotes connectivity, and environmental responsibility, and is consistent with the
2035 Land Use Plan as the property is designated for high density residential
development.

2.

The proposed rezoning supports multiple of City Council’s desired outcomes as it
promotes connectivity, and environmental responsibility, , and is compatible with
the surrounding development pattern and land uses.

STAFF RECOMMENDATION:
Based on the findings contained in this staff report, staff recommends that PLN-REZ2021-023 be APPROVED with the following proffers:
1. The applicant/owner proffers that the development of the property subject to this
rezoning (“Property”) shall not exceed three (3) condominium buildings and eight
(8) residential condominium units. Each condominium building shall contain no
more than three (3) stories and be no greater than 35 feet tall.
2. The applicant/owner proffers that the development of the Property shall be in
substantial conformance with the general development plan titled, “LAYOUT PLAN
FOR PINE WOOD RUN CONDOMINIUMS” dated revised December 2, 2021 and
prepared by Site Improvement Associates, Inc., on file with the Planning
Department; provided that reasonable adjustments due to final engineering data
may be made at the time of final site plan review in accordance with Section 16204 of the Zoning Ordinance. All preliminary and final site plan are subject to the
approval of the Director of Planning Department or designee and /or the Director
of Development and Permits or designee.
3. The owner/applicant agrees that the materials used on the front, sides, and rear of
all residential structures shall consist of brick, masonry (stone), cement based
siding or high-quality vinyl siding or similar material as determined by the Director
of Planning, or designee. Vinyl siding shall be a minimum 0.044-inch-thick siding.
4. The applicant/owner shall submit an architecture plan for the Property, which shall
be subject to the review and approval of the Director of Planning or designee, prior
to final site plan approval. All building elevations shall be in substantial
conformance with the Architecture elevation submitted with this application and
dated December 15, 2021, as determined by the Director of Planning or designee.
5. The owner/applicant agrees to install a city-standard pedestrian sidewalk along the
property’s entire frontage on Pinewood Run. The pedestrian sidewalk shall be
installed prior to the issuance of any certificate of occupancy on the property.
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6. The applicant/owner agrees to install and maintain a 30’ reforestation buffer in
conformance with the “Dominion Boulevard Reforestation Guideline” along the
portion of the property adjacent to Dominion Boulevard that is not protected by a
sound barrier wall. All other required buffers shall be planted and maintained
according to the requirements of the Zoning Ordinance. All such landscape
materials shall be subject to the review and approval of the Landscape Coordinator
and shall be installed prior to the issuance of any certificate of occupancy on the
property.
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EXISTING ZONING MAP

2035 LAND USE PLAN MAP
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PROJECT DESCRIPTION:
The applicant seeks approval of a zoning reclassification of 1.9 acres from R-MF-1,
Multifamily Residential District, to R-MF-1, Multifamily Residential District, to amend
proffers to allow 3-story condominium units. The property is located at 901 Pine Wood
Run and includes the closed portion of Pine Wood Run purchased recently by the
applicant.
The current zoning classification with proffers allows eight (8) two-story condominium
units. The proposed zoning classification is the same, but the proffers have been
amended to allow for three-story units. The units will consist of a first-floor garage and
two floors of living area. The number of units will remain the same. In addition to the
change in the number of floors, there is a new General Development Plan (GDP) proffer.
The revised GDP includes the land to the east of the original project area that was
formerly Pine Wood
Run right-of-way that
has been purchased
by the applicant.
This portion of the
project
site
will
include one unit and
a portion of another
as well as a visitor
parking lot consisting
of six (6) parking
spaces.
There is
also a new proffer for
the
building
elevations. Proffers
regarding
building
materials, sidewalks
and a reforestation
buffer along the
Dominion Boulevard
right-of-way are carried over.
This application was submitted post July 1, 2016, and is subject to the provisions of
Virginia Code Section 15.2-2303.4. The applicant/owners have declared their intent to
“opt out” of the statutory test for unreasonable proffers and elected for this application to
be considered under Virginia Code Section 15.2-2303.4(D). The applicant/owner has
executed forms declaring this election and such forms have been approved by the City
Attorney’s office. Pursuant to the referenced statute, the applicant/owner has submitted
proffers they deem “reasonable and appropriate” as evidenced by a signed, final proffer
statement. All other applicable statutory tests are met.
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BACKGROUND:
City Council approved PLN-REZ-2017-027, Cinnamon Cove, on June 19, 2018. The RMF-1, Multifamily Residential District, zoning classification with proffers permitted eight
(8) two-story condominium units. PLN-STCL-2021-022, Pine Wood Run Street Closure,
was approved on October 19, 2021. This added 9,153 square feet to the subject property.
COMMENTS:
AGENCIES NOTIFIED
D & P / Dev Engineering

RESPONSE REC’D
DATE

AGENCIES NOTIFIED

RESPONSE REC’D DATE

December 29, 2021

Public Utilities

November 17, 2021

D & P / Zoning

No Objections

Fire Prevention

December 6, 2021

D & P / Landscape

No Objections

Police

No Objections

D & P / Code Enforce

No Objections

Parks & Recreation

No Objections

Received comments are attached.

PLN-REZ-2021-023

Pine Wood Run

Page 6 of 11

LEVEL OF SERVICE:
On March 21, 1995, the Chesapeake City Council adopted policies pertaining to
acceptable level of service (LOS) standards focusing on three areas: (1) school needs;
(2) road capacity; and (3) sewer capacity. Where the analysis of the rezoning application,
whether a conventional or conditional rezoning, indicates that the public infrastructure is
not sufficient to meet the needs that will be generated by the proposed development, then
the application will be presumed to be untimely and inappropriate. The three areas, as
they specifically apply to this application, are addressed below:
1.

SCHOOL CAPACITY:
IMPACT ON STUDENT ENROLLMENT
PROJECTED
# OF
STUDENTS
FROM
PROPOSED
REZONING

PROJECTED
TOTAL
ENROLLMENT

CAPACITY
BASED ON
10/2021
ENROLLMENT

PROJECTED
LOS
CAPACITY
BASED ON
PRELIMINARY
APPROVED
PLANS AND
THIS
APPLICATION

SCHOOLS

PORTABLES
2021-22

CAPACITY
2021-22

ENROLLMENT
10/2021

PROJECTED1
# OF
STUDENTS
FROM
ALREADY
APPROVED
PRELIMINARY
PLANS

B.M. Williams
Primary

13

725

793

0

1

794

109.4%

109.5%

Crestwood
Intermediate

7

700

697

0

0

697

99.6%

99.6%

Crestwood Middle

5

625

546

0

0

546

87.4%

87.4%

Great Bridge High

2

1700

1623

27

1

1651

95.5%

97.1%

TOTALS

27

3750

3659

27

2

3688

1.

Enrollment projections are based on the Chesapeake Public Schools average grade distribution of 43.2% in grades K-5, 23.6% in grades 6-8,

and 33.2% in grades 9-12 for the 2021-22 school year.

2.

ROAD CAPACITY:
Since the proposed rezoning will not create any additional dwelling units beyond
those already approved, it is exempt from the Level of Service test for road
capacity.

3.

SEWER CAPACITY:
Is/Are the subject parcel(s) located within the Hampton Roads Sanitation District
(HRSD) Sewer Service Area?

☒ YES
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Approved and Pending Applications for PLN-REZ-2021-023
APPLICATION
PROJECT NAME
UNITS BUILT
FINAL
PLN-REZ-2021-023
Pine Wood Run
8 N/A
Pending
All Approved and Pending Applications from December 2019 - December 2021
PLN-USE-2019-026
Greenbrier Towing and Recovery
0 N/A
Approved
PLN-USE-2019-042
C & A's Wine and Spirits
0 N/A
Approved
PLN-USE-2019-049
Celtic Tiger
0 N/A
Approved
PLN-USESW-2019-003
Paper Recycling Facility
0 N/A
Approved
PLN-USE-2019-050
St. Benedict's Parish
0 N/A
Approved
PLN-USE-2019-054
Enterprise Leasing Co
0 N/A
Approved
PLN-USE-2020-009
Knell's Ridge Group Housing
0 N/A
Approved
PLN-USE-2020-019
VA Outpatient Medical Clinic
0 N/A
Approved
PLN-USE-2020-018
Chesapeake Regional Medical
0 N/A
Approved
PLN-USE-2020-035
VA Outpatient Medical Clinic
0 N/A
Approved
PLN-REZ-2020-021
Monomoy Properties Rezoning
0 N/A
Approved
PLN-STCL-2021-002
Pine Wood Run ROW Street Closure
0 N/A
Approved
PLN-USE-2021-011
Hampton Road Tire Service
0 N/A
Approved
PLN-REZ-2020-024
Portlock Square
8 N/A
Approved
PLN-REZ-2020-022
Branford Square at Greenbrier
72 N/A
Approved
PLN-SITE-2021-008
Branford Square at Greenbrier
72
0 Approved
PLN-REZ-2019-023
Knell's Ridge Group Housing
141 N/A
Approved
PLN-PUDM-2021-004
Bryans Cove 2021
615 N/A
Approved
PLN-USESW-2019-002
Recycled Properties Resource
0 N/A
Pending
PLN-USE-2021-025
2211 S Military Hwy Mobile Det
0 N/A
Pending
PLN-PUDM-2020-006
Greenbrier Zone 4 (Mitsubishi)
0 N/A
Pending
PLN-USE-2021-040
Bainbridge Tow Yard
0 N/A
Pending
PLN-USESW-2019-001
Select Recycling Modification
0 N/A
Pending
DEV-SUB-2021-115
Sunlight Drive SUB Lots 26/27
1
0 Pending
DEV-SUB-2020-081
Rose Garden
10
0 Pending
Approved and Pending Applications with 50+ Units from December 2011 - December 2021
R(C)-12-05
Chesapeake Gateway Expansion
0 N/A
Approved
R(C)-15-30
Cypress Landing
50 N/A
Approved
SP-14-02
Riverview at the Preserve
89
89 Approved
PLN-REZ-2018-012
Knell's Ridge Group Housing
151 N/A
Approved
SP-13-04
Reunion
233
220 Approved
PLN-SITE-2016-003
Bryans Cove
388
344 Approved
PLN-PUDM-2016-003
Bryan's Cove
615 N/A
Pending

PLN-REZ-2021-023

Pine Wood Run

Page 9 of 11

STAFF ANALYSIS:
The Land Use Plan, an element of the Chesapeake 2035 Comprehensive Plan,
designates the subject property for high density residential development. The proposed
low density residential use is consistent with this designation and supports multiple of City
Council’s desired outcomes as it promotes connectivity and environmental responsibility.
The properties immediately surrounding the subject property are developed with similar
residential uses ranging from duplexes to apartments. The proffered use in the proposed
zoning district classification is compatible with the uses permitted on other property in the
immediate vicinity. The use will remain the same as currently approved but will have a
different layout by virtue of the addition of the former right-of-way of Pine Wood Run. This
enables the units to be located further to the north and east than shown on the previous
GDP. This additional separation from existing units across the stormwater pond will
lessen the impact of the increased height of the units. The height will remain in
compliance with the allowable height in this zoning district of 35 feet.
The applicant has proffered
building elevations and
must submit elevations with
the final construction plans
to be approved by the
Planning Department. The
original elevations that were
submitted were reviewed by
staff and found to be
unacceptable.
The
applicant
revised
the
elevations to comply with
most of staff’s comments and they are now approved. Staff requested cementitious board
siding instead of the high-quality vinyl that was previously approved, but the applicant
was unable to comply with this request because they are trying to provide the units at a
certain price point that would be exceeded if they used the more expensive cementitious
siding.
The rezoning with proffers supports City Council’s desired outcomes as it promotes
connectivity, and environmental responsibility. Connectivity will be provided by sidewalks
along the Pine Wood Run right-of-way. Environmental responsibility will be enhanced by
the relocation of units further away from the existing stormwater pond, the establishment
of a 30-foot reforestation buffer along Dominion Boulevard, and the provision of
landscaping as shown on the GDP. Finally, based on staff comments, adequate public
facilities and services can be provided for the use that would be permitted on the property
if it were rezoned. The application passes, or is exempt from, all Level of Service tests.
For these reasons, staff recommends approval with the proposed proffer revisions.
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FIA: Cumulative Net Surplus/Deficit Over 20 Years

$150,000

The fiscal impact analysis
shows a net positive impact of
$43,000 over twenty years.

$124,000

$100,000

$43,000

$

$50,000
$0
-$50,000
-$100,000
City of Chesapeake

-$81,000
School Board

Combined

ATTACHMENTS:
1.

Departmental Review Comments

2.

Chesapeake Public Schools LOS memo, dated January 3, 2022

3.

Fiscal Impact Analysis, dated December 28, 2021

4.

General Development Plan, dated December 2, 2021

5.

Architectural renderings, dated December 15, 2021

6.

2020 Aerial Map
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City of Chesapeake
Department of Planning
Post Office Box 15225
Chesapeake, VA 23328
(757) 382-6176
www.cityofchesapeake.net/planning

DEPARTMENTAL REVIEWING COMMENTS
DEVELOPMENT & PERMITS:
ENGINEERING: PROVIDED ON December 29, 2021
Development Engineering Comments:
1. The residential rezoning is exempt from Level of Service, per the LOS policy, no
increase in units are created.
Development Engineering Advisory:
1. Prior to final site plan approval, the interior property line must be vacated.
2. Proposed lot grading, drainage and site stormwater calculations will be reviewed
at the final site construction plan phase of development. This infill development will
be required to provide sufficient topography from surrounding lots to ensure no
adverse grading impacts.
3. NOTE: 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. Final construction plans shall meet all applicable requirements
prior to City approval.
PUBLIC UTILITIES: PROVIDED ON NOVEMBER 17, 2021
Advisory
City water and sewer are located in the right-of-way adjacent to the subject property.
There is an existing 8" water main and an 8" sewer main within Pine Run’s right-of-way.
An adequately sized public utility easement is to be recorded over the existing 8” public
water main that is located in Pine Wood Run’s right-of-way. This is required within 90
days of Street Closure application PLN-STCL-2021-002.
Proposed curb & gutter and parking spaces located over top of the existing 8” public
waterline are not acceptable. They will need to be moved to the west so that the waterline
can be excavated/repaired without interference from the curb & gutter and any parked
cars.
Final determination as to whether adequate water or sewer service is available can only
be made at the time the water or sewer connection fees are paid and accepted by the
City and the building permits are requested.

City of Chesapeake
Department of Planning
Post Office Box 15225
Chesapeake, VA 23328
(757) 382-6176
www.cityofchesapeake.net/planning

Each dwelling unit/premises requires its own connection the public water and sewer
(individual water meters and sewer clean outs). Installation of public utilities is required.
If private streets are proposed, public utilities shall be installed in adequately-sized Public
Utility Easements aligning with the private streets.
Any off-site City utility improvements installed by this developer that satisfy the conditions
set forth in the Chesapeake City Code, Section 70-123, may qualify this developer for pro
rata participation. In addition, this developer will be required to pay his pro rata share of
the cost of utility improvements installed by previous developers in accordance with
Chesapeake City Code, Section 70-123.
Street trees shall be located so that the mature canopy does not encroach on utility mains
and service lines.
The exhibit provided with the application shows elements of final design which will be
reviewed for compliance during the construction plan review process.
FIRE: PROVIDED ON DECEMBER 6, 2021
The Fire Dept. has the same advisory comments as posted on the previous review cycle,
as follows:
Fire Dept. comments: The Fire Dept. has no objection to the rezoning application and
preliminary subdivision/site plan and is providing approval with the following advisory
comments to be adequately addressed during the final subdivision/site plan approval
phase.
1. Emergency access - where the proposed road/drive aisle (fire apparatus access road)
reduces below 30 ft. to 24 ft. the Fire Code, Appendix D and PFM require posting as no
on-street parking utilizing PFM, Appendix 19 regulation fire lane signage to ensure
parking obstructions do not inhibit emergency access for fire, medical or other emergency
incidents.
2. A fire hydrant is noted as being proposed on the cul-de-sac. Indicate if this fire hydrant
will be public or private and provide fire-flow calculations utilizing PFM, Appendix 18 A. If
the hydrant will be private include a note on the subdivision/site plan that private fire
hydrants must be color coded, flow-tested and maintained in accordance with the PFM,
Appendix 18 B & C.
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Office of Planning
1016 Greenbrier Parkway, Suite 101 ౧ Chesapeake, VA 23320
Phone: (757) 547-0580 ౧ Fax: (757) 547-0142
DATE:

January 3, 2022

TO:

Bill McKay, Senior Planner, City of Chesapeake Planning Department

FROM:

John Bertocchi, Planning Office Administrator

SUBJECT:

PLN-REZ-2021-023 Pine Wood Run (application dated 10/29/2021, proffers
received 10/22/2021)
1.9 Acres
From R-MF-1 Multifamily Residential District to R-MF-1 Multifamily Residential
District to amend proffers to allow 3-story condominium units.
Maximum 8 townhouse condominium units`

ACREAGE:
ZONING:
UNITS:

IMPACT ON STUDENT ENROLLMENT
PROJECTED
# OF
STUDENTS
FROM
PROPOSED
REZONING

PROJECTED
TOTAL
ENROLLMENT

CAPACITY
BASED ON
10/2021
ENROLLMENT

PROJECTED
LOS
CAPACITY
BASED ON
PRELIMINARY
APPROVED
PLANS AND
THIS
APPLICATION

SCHOOLS

PORTABLES
2021-22

CAPACITY
2021-22

ENROLLMENT
10/2021

PROJECTED1
# OF
STUDENTS
FROM
ALREADY
APPROVED
PRELIMINARY
PLANS

B.M. Williams
Primary

13

725

793

0

1

794

109.4%

109.5%

Crestwood
Intermediate

7

700

697

0

0

697

99.6%

99.6%

Crestwood Middle

5

625

546

0

0

546

87.4%

87.4%

Great Bridge High

2

1700

1623

27

1

1651

95.5%

97.1%

TOTALS

27

3750

3659

27

2

3688

1.

Enrollment projections are based on the Chesapeake Public Schools average grade distribution of 43.2% in grades K-5, 23.6% in grades 6-8,

and 33.2% in grades 9-12 for the 2021-22 school year.

x

As noted in the table above, the proposed proffer amendment for the Pine Wood Run project
is projected to add two students. Based on 2021-22 enrollment data and the projected
number of students, B.M. Williams Primary School will be over capacity. Crestwood
Intermediate, Crestwood Middle and Great Bridge High schools will be under capacity.

x

Upon the development of this project and all unimproved residential lots on approved
preliminary subdivision and site plans within each attendance zone, no school will be over
120% LOS capacity.

x

As of September 2021, there was one home site on approved preliminary subdivision plans
in the Crestwood Middle School portion of the Crestwood/Greenbrier Middle Schools
Planning Area, which is included in the LOS calculations in the chart above. The home site
count does not include property that is already zoned for residential development for which
no site plans have yet been submitted.

The Chesapeake Public School System is an equal educational opportunity school system. The School Board of the City of Chesapeake also adheres to the
principles of equal opportunity in employment and, therefore, prohibits discrimination in terms and conditions of employment on the basis of race, sex, sexual
orientation, gender identity, national origin, color, religion, age, or disability.

OPTIONS TO PROVIDE ADDITIONAL CLASSROOM SPACE:
The timing of this rezoning application’s final plan approval and construction, the construction of
this area’s already approved plans, the subsequent enrolling of students from these
developments, and regular on-going student migration do not allow the school administration to
pinpoint specific options that may be utilized to address overcrowding resulting from any one
rezoning application. It is also important to note that it is not the school administration’s practice
to make significant attendance zone adjustments and/or construct new facilities until it is evident
that a need is warranted. In order to provide classroom space for students already enrolled,
students projected to enroll from already approved developments, and students who may enroll
from the proposed development, Chesapeake Public Schools may utilize one or more of the
following housing alternatives:
x
x
x
x
x
x

Add portable classrooms
Relocate educational programs to another facility
Shift grade-levels
Modify existing classroom space
Change attendance zones
Identify alternative space

If none of the options mentioned above provide sufficient long-term capacity to accommodate
overcrowding, one or more of the following projects included in the School Board’s Proposed
Capital Improvement Plan 2022-2032 may be necessary:
SCHOOL BOARD’S PROPOSED CAPITAL IMPROVEMENT PLAN 2022-2032 PROJECTS
PROJECT

SCHEDULED
OPENING DATE

COST

DESCRIPTION
Design and construct this replacement or
modernization project, to include enlarging
the school to support the conversion of the
instructional program from grades 3-5 to
grades K-5.

Replace/Modernize & Conversion
to K-5:
Crestwood Intermediate School
(UNFUNDED)

2026-2027

$44,810,300

Modernization & Addition: Great
Bridge High School (UNFUNDED)

2032-2033

Costs are not included in
the second five-year period
of CIP (2027-2032)

Design and construct this modernization
project, which will include enlarging
classroom sizes.

Should you have any questions or comments regarding any of the previous information, please
feel free to contact me at (757) 547-0580.
Sincerely,

John Bertocchi, Planning Office Administrator
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2 Unit Pinewood Run Proposed Elevation
“Color subject to change with approval of Planning Director or his designee".
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3 Unit Pinewood Run Proposed Elevation
“Color subject to change with approval of Planning Director or his designee".

