PLN-TXT-2022-003
Great Bridge Historic Gateway Overlay District

Proposal: An Ordinance amending Appendix A of the Chesapeake City Code, entitled
“Zoning,” Article 3, Section 3-403, Article 12, Sections 12-805 through 12-807, and Article
14, Section 14-703 to modify the Great Bridge Historic Gateway Overlay District regarding
permitted and conditional uses, signs, and setbacks; and to clarify architectural standards
and approval procedures for development within the overlay district.
Public Hearing Date: September 14, 2022 Staff Report Date: September 1, 2022
Project Planner: Mark Hobbs, Principal Planner
STAFF RECOMMENDATION

☒ APPROVED version dated August 16, 2022

☐ CONTINUED

☐ DENIED

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

FINDINGS:
1.

The text amendment clarifies and makes necessary revisions to the Great Bridge
Historic Gateway Overlay District, which supports the stated purpose and intent of
the ordinance.

2.

The proposed text amendment follows good zoning practices.

STAFF RECOMMENDATION:
Based on the findings contained in this staff report, staff recommends that PLN-TXT2022-003, version dated August 16, 2022 be APPROVED.
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TEXT AMENDMENT DESCRIPTION:
The proposed text amendment seeks to clarify, and address identified needs related to
the administration of the Great Bridge Historic Gateway Overlay District (GBHGOD),
since the district was adopted in June, 2020. These revisions address the following in part
and include additional minor housekeeping measures.
1.
2.
3.
4.
5.
6.

Applicability of GBHOD standards
Clarification of key terms, including “build to lines”
Design Guidelines applicability
Signage, including murals
Requiring a Conditional Use Permit for certain uses
Land use relationships between the underlying zoning district and the overlay
district
The GBHGOD extends from the
intersection of Battlefield Boulevard and
Kempsville Road south to the
intersection of Battlefield Boulevard and
the Chesapeake Expressway. It is
comprised of four (4) separate districts,
starting in the north and running south:
the Causeway Character District, the
Historic Battlefield Character District,
Great Bridge Business Character
District and the South Gateway
Character District.
BACKGROUND:
The proposed amendment was initiated
by City Council who adopted a
resolution on January 11, 2022,
requesting the Planning Commission to
consider and make recommendation
concerning the proposed amendment.

COMMENTS:
AGENCIES NOTIFIED

RESPONSE REC’D
DATE

AGENCIES NOTIFIED

RESPONSE REC’D DATE

D & P / Dev Engineering

No Objections

Public Utilities

No Objections

D & P / Zoning

No Objections

Public Works

No Objections

Economic Dev.

No Objections
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STAFF ANALYSIS:
Multiple new construction developments have occurred since the adoption of the
GBHGOD, which has led to the enhancement of architectural quality, site design and
pedestrian connectivity. This amendment seeks to continue this development trend
consistent with the objectives of the district. To that end, the following amendments are
proposed:
Applicability of GBHOD standards
Section 12-805. Development standards – Has been revised to make clear that
development standards apply to site plans and building permits, in addition to the existing
language regarding new construction and major renovations. This links this section
together with Section 12-806, which more specifically references site plans, review
processes and permitting.
Section 12-806 C. – Improvements not requiring site plan review – This section covers
permitting and has been revised to clarify and establish authority not just for building
permits, but other permit types that affect the district, including zoning permits for
accessory structures, fences, signs and temporary uses.
Clarification of key terms
Principal building build-to line - An important design characteristic of both the Causeway
and Great Bridge Business character districts is determined by the Front Facing Streets
Exhibit in each district. In these districts, buildings are to be oriented to the front facing
streets, with parking located to the rear or away from the street. This is best achieved with
build-to line requirements instead of a setback requirement; therefore, that term has been
added to the overlay district with a definition added to the definition section of the Zoning
Ordinance, shown below. This concept could be a valuable design tool in future
amendments to the Zoning Ordinance.
“Principal building build-to line - means the line parallel to the front of the
property line, where a building is required to be located. Functions as a
maximum building setback that is intended to create an even building
façade line close to the street.”
Mixture of Uses – Mixed use development is encouraged in the Causeway Character
District and the Great Bridge School Architectural Compatibility Zone. Only vertical mixed
use is currently allowed in these areas, with a conditional use permit. The term has been
more clearly defined as commercial uses on the ground floor and residential uses on the
upper floors; however, new language has been added that also allows “…other residential
uses…” that could be freestanding, without the ground floor commercial requirement.
Staff discussed this change at length and there are benefits to allowing a limited amount
of freestanding multi-family development to a mixed-use area; it increases the options for
development, provides incentives for development and contributes to better community
design and design flexibility. For instance, in the Causeway Character district, staff does
not envision this entire area redeveloping with vertical mixed-use structures. A limited and
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subordinate multi-family element could be beneficial. The Great Bridge School is the
anchor of the Great Bridge School Architectural Compatibility Zone. The School building
lends itself to a multi-family use, without commercial on the first floor, consistent with how
other school buildings have been repurposed. A repurposed school building should be
part of a larger commercial and mixed-use district. The proposed revisions provide more
flexibility and development opportunities; however, future conditional use permits, that
allow residential development, will require a close analysis to ensure that an overarching
goal of the district, to promote commercial growth, is supported. It should be noted that
residential elements are not allowed in the portion of the Great Bridge Business District
between and School Compatibility Zone and the Causeway District.
Major exterior renovations – Section 12-805 defines major exterior renovations as a
renovation that equals or exceeds 50% of the buildings assessed value. In this section,
the definition remains unchanged, but new language has been added that clarifies how it
is calculated and what information may be required to make the calculation.
Box or Cabinet Sign – This is a prohibited sign type in both the Causeway and Great
Bridge Business character districts that is not defined in the Sign Ordinance. The
definition section of the ordinance will be amended as shown below.
“Box or Cabinet Signage – A sign incorporating a rigid frame, which
supports and retains a sign face panel that is illuminated by an internal light
source.”
Design Guidelines applicability
Section 12-805. B. Incorporation of the Great Bridge Village Design Guidelines - Adopted
in December, 2008, the design guidelines are incorporated by reference into the Overlay
District. This section is revised to make clear that unless otherwise specified in the
ordinance, the guidelines are applicable to all building elevations visible from a public
right-of-way.
Signage, including murals
The existing sign standards in the Causeway Character District have been copied into the
Great Bridge Business District, since both districts have similar development forms and
benefit from the same sign standards. Also, sections have been added to each district
that allow murals consistent with the historic character of the GBHGOD.
Requiring a Conditional Use Permit for certain uses
The table of permitted and conditional uses for the GBHGOD has been revised to require
a conditional use permit for SIC 5993, Tobacco Stores and Stands, which would include
what is commonly known as tobacco and vape shops. These establishments have begun
to proliferate in the district, and should be located on a case-by-case basis with a
conditional use permit approval.
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Land use relationships between the underlying zoning district and the overlay
district
Section 12-805 of the overlay district ordinance provides the development standards for
each character district, by making reference to the development standards of a specific
zoning district and then modifying those standards in the text of the ordinance. For
instance, the Great Bridge Business Character District is governed by the development
standards of the B-1, Neighborhood Business District, unless otherwise specified in the
overlay district. The overlay district establishes the additional or overlay standards relative
to design, building location, etc. The allowed land uses for each character district are
determined by the Table of Permitted and Conditional Uses, except for the South
Gateway District which is not included in the table; therefore, the allowed uses in this
district are determined by the underlying zoning district.
The use table in the overlay district is a list of business/commercial uses with certain uses
removed that are not appropriate for the overlay. This is appropriate given the economic
development focus of the district and that most of the properties are zoned for business
uses. However, conflicts can occur for those properties with an underlying zoning that is
not a business district, such as the industrial properties in the Causeway District off of
Tilden Avenue and assorted residential properties in the Great Bridge Business District.
Also, residential properties in the Great Bridge Business District are specifically exempt
from the ordinance. This includes valuable properties in the district such as the Great
Bridge School site that is zoned R-15.
In order to make clear the application of use regulations in the overlay district, Section
12-807 Table of Permitted and Conditional Uses has been revised to allow the uses of
the underlying zoning district and the uses allowed by the use table in the overlay district.
Also, the residential exemption in the Great Bridge district has been narrowed to apply
only to properties zoned and used for residential purposes, while including the school site
and other sites strategic to the district. This makes more properties in the overlay district
subject to the development and design requirements of the district, while avoiding the
creation of non-conforming uses in the districts that are not currently zoned for business
uses. Staff considers this a fair and equitable approach that relies on market forces to
determine when the properties not zoned for business, will take advantage of the land
uses and incentives provided in the overlay district.
Staff recommends approval of this text amendment, version dated August 16, 2022.
PREVIOUS STAFF REPORTS AND UPDATES:
Staff Report version dated April 1, 2022
Staff Report version dated May 26, 2022
Staff Report version dated July 27, 2022

PLN-TXT-2022-003

Great Bridge Historic Gateway Overlay District

Page 6 of 7

ATTACHMENTS:
1.

Ordinance, dated August 16, 2022

2.

Initiating Resolution, dated January 11, 2022
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A RESOLUTION REQUESTING THE CHESAPEAKE PLANNING COMMISSION
TO CONSIDER AND MAKE RECOMMENDATIONS CONCERNING PROPOSED
AMENDMENTS TO ARTICLE 12 OF THE CHESAPEAKE ZONING ORDINANCE

TO MODIFY THE GREAT BRIDGE HISTORIC GATEWAY OVERLAY DISTRICT
REGARDING PERMITTED AND CONDITIONAL USES, SIGNS, AND SETBACKS;
AND

TO

ARCHITECTURAL

CLARIFY

STANDARDS

AND

APPROVAL

PROCEDURES FOR DEVELOPMENT WITHIN THE OVERLAY DISTRICT.

WHEREAS, the public necessity, convenience, general welfare, and good zoning
practice require that amendments to Article 12 of the Chesapeake Zoning Ordinance

establishing an overlay district be considered by the Planning Commission and City Council to
modify the Great Bridge Historic Gateway Overlay District regarding permitted and conditional

uses, signs, and setbacks; and to clarify architectural standards and approval procedures for
development within the overlay district.

NOW, THEREFORE, BE IT RESOLVED by the Council of the City of Chesapeake,
Virginia,

that the Planning Commission is hereby requested to consider and make

recommendations to City Council concerning proposed amendments to Article 12 of the
Chesapeake Zoning Ordinance, and any necessary and correlating amendments, to modify the

Great Bridge Historic Gateway Overlay District regarding permitted and conditional uses,
signs,

and

setbacks;

and to clarify architectural standards and approval procedures for

development within the overlay district.
ADOPTED

by the

Council

of

the

City

of

Chesapeake, Virginia this

2022.

APPROVED:

Mayor

City Attorney' s Office
City of Chesapeake
Municipal Ce nt e r
306 Cedar Road
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757) 382- 6586
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T
A

f)

044,

Clerk of the Council

11th

day of January,

APPROVED AS TO FORM:

Deputy City Attorney'

City Attorney's Office

City of Chesapeake
Municipal Center
306 Cedar Road

Chesapeake, Virginia
23322
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