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The City�s comprehensive plan, �Framework for the Future,� which was 
adopted by City Council in June 2001, cites poor development quality and 
unattractive visual appearance of a number of its city streets, including 
Warwick Boulevard.  The comprehensive plan recommended the 
preparation of corridor plans �to identify improvements to the visual quality 
and traffic flow, and reducing the chaotic signage, multiple commercial 
entrances and overhead utilities.�  The Planning District III Plan in the 
�Framework for the Future� recommended improving Warwick Boulevard, 
reducing and consolidating its commercial entrances, improving the visual 
quality of commercial strips, providing quality landscaping, removing 
overhead wires, and providing better sign control1. The plan advocates a 
study to �ensure a higher degree of landscaping, better sign control, and 
the construction of quality structures.�  
 
The City has invested substantial public funds within the corridor as 
represented by the building of the new Mary Passage Middle School, the 
new Waterworks Maintenance Building and upgrade of the Lee Hall 
Treatment Plant.  In the near future, additional investments are planned in 
the City�s Capital Improvements Program for Stoney Run Park, including a 
new five ball field complex and other improvements to Stoney Run Park, 
and construction of a second access road to Ft. Eustis. Careful planning 
and more attractive development and redevelopment within the corridor 
are desired to protect this public investment and attract private 
development. 
 
 
 
 
The comprehensive plan recommends the preparation of corridor plans �to 
identify improvements to the visual quality and traffic flow, and reducing 
the chaotic signage, multiple driveways and overhead utilities.� 
 
 

                                            
1 Framework for the Future, pg. 14.8, City of Newport News, Va., adopted on June 26, 
2001 
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SUMMARY 
 
 
 
 
 
 
 

 
Warwick Boulevard & Bland Boulevard 
 
The Warwick Boulevard corridor (North Denbigh), from Oyster Point Road 
to Fort Eustis Boulevard, has become one of the most blighted 
commercial districts in the City of Newport News.   Factors contributing to 
its run down physical appearance include strip malls with large vacant 
stores, poor building quality, cheaply constructed housing and apartments, 
poorly controlled and excessive commercial signage, excessive curb cuts, 
and the absence of any thoughtful physical design relationship between 
the street and the adjoining businesses.  As with most aging retail 
corridors, the North Denbigh section of Warwick Boulevard has seen a 
decline in retail activity and investment over the last few decades.  
Consequently, the City has embarked upon an effort to study the existing 
issues and commit to revitalizing the corridor. The City recognizes a sense 
of urgency for this endeavor and the need for action in its determined 
effort to prevent further deterioration, vacancies, and abandonment in the 
corridor to accomplish its objective of commercial corridor revitalization. 
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Summary (Cont.) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Though much of the City�s recent development activity is occurring in the 
mid-town area of Oyster Point, areas such as the Warwick Boulevard 
Corridor present many important redevelopment opportunities.  However, 
the initial challenge before the residents, landowners, public officials, and 
business people has been to assess the existing conditions and current 
trends.  In addition to assessing the corridor�s existing conditions, a goal of 
this study is to make recommendations that will be used to establish a 
focus for public officials when considering new and redeveloped property 
along the corridor and funding priorities.  Over time, it is anticipated that 
this study will serve as a reference to all who will shape the corridor 
through future decisions and actions. It will also provide a foundation for a 
community partnership to begin working together to implement the study�s 
recommendations to achieve long term vitality for the area as mixed use 
business areas, emphasis of unique natural features, and overall 
improvement of the aesthetic appearance. 
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Key Issues 
 
Important issues addressed in the 
Warwick Boulevard Corridor Study 
are listed to the right��.   
 
 
 
 
Recommendations of this study are 
intended to improve the vitality and 
redevelopment opportunities of the 
corridor by enhancing its aesthetic 
appeal.  The desired result would 
reverse the trend toward business 
activity decline and reduced 
investments. 
 
 
 
 
 
Establishing the framework for a 
Landscape Character 
 
 
 
 
 
Aesthetic Improvements for 
Public Rights-of Way  
 
 
Shopping Center  
Revitalization Opportunities 

Analyze the physical appearance of Warwick Boulevard and 
adjoining development between Ft. Eustis Boulevard and Menchville 
Road (identify potential aesthetic enhancements and reduce visual 
clutter) 
 
• Identify and recommend opportunities for redevelopment 
 
• Propose street design enhancements to improve the corridor�s 

appearance 
 
• Recommend strategies for redevelopment  
 
• Recommend new standards for commercial signs 
 
• Prepare landscape plans and design standards 
 
• Include Implementation Recommendations 
 
• Identify role of city government 
 
• Proposes the development and initiation of a unified landscape 

character.  Build upon existing strengths of the corridor and 
connections to the surrounding residential communities.   Protect the 
natural landscape features (such as Stoney Run Creek and the 
Warwick River) so that the enhancement and preservation of these 
areas can be integrated in future development. 

 
• Recommends opportunities to improve the City�s public right-of-way to 

enhance the visual attractiveness of the corridor and encourage 
revitalization through public and private investments. 

 
• Provides recommendations regarding the strip commercial and 

neighborhood centers at prime locations within the corridor. Promotes 
efficient access and combines an appropriate scale of activities which 
may include retail, residential, offices and community facilities. 
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Stoney Run  
 
 
 
 
 
 
 
Multi-modal Transportation 
Improvements 
 
 
 
 
Implementation Strategies 

 
• Identifies opportunities to improve the attractiveness and market image 

of the corridor's established business areas through coordinated 
landscaping efforts and other visual improvements, e.g., a corridor 
beautification committee and business association, and tax deductible 
site and structure improvements program.   

 
• Identifies other opportunities for future redevelopment that will be 

compatible with surrounding single family residential and enhance the 
corridor. 

 
• Recommends a compact, yet fully integrated mixed use development 

located at the northeast corner of Oriana Road�s intersection with 
Warwick Boulevard.  The proposed activity would encourage social 
interaction and have a pedestrian oriented centralized commercial 
activity with adjoining park space (Stoney Run Park).  The residential 
element of such a plan would fill a growing demand in the City for 
affordable quality housing. 

 
• Enhance the pedestrian support facilities along Warwick Boulevard to 

include transit bus shelters. Bus lanes, and/or graffiti-proof benches, 
handicap access and pedestrian crosswalks.  Limit curb cuts and 
lengthen turn lanes where necessary.  Repair and widening of the 
existing sidewalks is needed to provide for pedestrian travel. 

 
• Foster joint cooperation between major stakeholders representing a 

range of public and private sector interests that could facilitate the 
aesthetic enhancement and business climate revitalization efforts. 
Recommend the formation of a corridor improvement association 
implementation group. Develop a plan to address absentee 
landowners through community associations.   
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INTRODUCTION 
 

As Newport News has evolved, the pattern of development along the 
Warwick Boulevard north Denbigh corridor, from Oyster Point Road to Ft. 
Eustis Boulevard, can be defined as haphazard and has lacked a unified 
aesthetic vision (See Existing Land Use Map). Once a main thoroughfare 
through predominately a rural area of the City, the corridor (an Urban 
Minor Arterial) now provides access primarily to residential subdivisions 
and to decreasing commercial services: Most major shopping and 
employment centers are located elsewhere in the City (Jefferson Avenue 
midtown corridor).  An established area, the north Denbigh corridor 
presents many opportunities, as well as numerous challenges for 
redevelopment. 
 
The various elements of the study reveal an in-depth examination into the 
existing condition of the Warwick Boulevard corridor and provide specific 
measures suggested to enhance its potential as a quality place for living 
and working. The City�s comprehensive plan, �Framework for the Future,� 
adopted by City Council in June 2001, cites poor development quality and 
unattractive visual appearance of a number of its city streets, including 
Warwick Boulevard. The comprehensive plan recommends the 
preparation of corridor plans �to identify improvements to the visual quality 
and traffic flow, and reducing the chaotic signage, multiple driveways and 
overhead utilities.�  The Planning District III Plan in the Framework for the 
Future recommends improving Warwick Boulevard, reducing and 
consolidating its driveways, improving the visual quality of commercial 
strips, providing quality landscaping, removing overhead wires, and 
providing better sign control2. The plan advocates creating a Highway 
Corridor Overlay District along Warwick Boulevard to �ensure a higher 
degree of landscaping, better sign control, and the construction of quality 
structures.� 
 
The visual appearance of Warwick Boulevard is a concern of the City 
Council. On November 21, 2001, the City Council directed the City 
Manager to initiate a �comprehensive revitalization planning process� for 
the Warwick Boulevard corridor between Oyster Point Road and Ft. Eustis  

                                            
2 Framework for the Future, pg. 14.8, City of Newport News, Va., adopted on June 26, 
2001 
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INTRODUCTION (cont.) Boulevard.  The poor physical appearance of the corridor starts to become 
really discernible around Menchville Road.   It is feared that the decline of 
Warwick Boulevard will continue to adversely impact adjoining residential 
areas and lead to further building deterioration, vacancies, and 
abandonment in the corridor.   
 
It is important to note that the City has invested substantial public funds in 
the corridor through the construction of Mary Passage Middle School, the 
City of Newport News Waterworks Maintenance Building, and a major 
upgrade of the Lee Hall Treatment Plant (see also continuing initiatives 
and Past Accomplishments).  In the near future, additional investments 
are planned in the City�s Capital Improvements Program for creating 
Stoney Run Park, including a new five ball field complex and other 
improvements to Stoney Run Park, and construction of a second access 
road to Ft. Eustis. Careful planning and more attractive development in the 
corridor are desired to protect this public investment and attract private 
development. 
 
This comprehensive study is intended to serve as a guide to the public 
officials, landowners, business community, and citizens.  These groups 
will ultimately shape the area through future decisions.  Within the 
Framework for the Future, there will be increased potential for achieving 
long-term vitality for the corridor. 
 
Finally, this study is the result of a shared effort representing varied 
perspectives and knowledge of the citizens and City staff who participated. 
The study represents a continuing process that requires periodic review 
and assessment as new situations and opportunities occur. 
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Study Goal 
 
�To analyze the existing conditions of 
the corridor and to provide 
recommendations to City leaders 
and citizens that when implemented 
will result in the aesthetic and 
commercial revitalization of the 
corridor and its surrounding 
environs.�   
 
 
The desired result seeks to improve 
the overall quality of life for the 
citizens of Newport News.   The 
accomplishment of this ambitious 
goal requires a sustained effort by 
City leaders, citizens, and all major 
stakeholders to implement the 
study�s recommendations 
 
 
 
 

 
Warwick Boulevard near intersection with Lucas Creek Road. 
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Objectives 
 
 
 
The objectives listed to the right 
were developed from an initial 
survey with property/business 
owners and a citizen public meeting. 
These objectives must be aligned 
with a comprehensive 
implementation process if real 
physical improvements and positive 
change are to be realized for the 
Warwick Boulevard North Denbigh 
Corridor.   
 

Enhance the streetscape and aesthetic qualities of Warwick 
Boulevard as a means to improve the overall attractiveness and 
economic prosperity of the corridor.   
 

• Develop and implement landscape plans for the corridor. 
• Establish a strong sense of aesthetic quality and civic pride.  
• Promote harmonious site planning, landscape design for new 

development, and encourage aesthetic improvements on existing 
properties. 

• Encourage neighborhood and community focal points. 
• Encourage community involvement. 

 
Ensure that the redevelopment of properties (e.g. conditional use, 
special exception permits, and infill properties) within the corridor is 
compatible with the scale and character of adjacent neighborhoods 
as well as adjoining land uses. 
 

• Develop strategies that create an environment for successful 
redevelopment opportunities and strategic infill. Promote an 
efficient and compatible redevelopment strategy that establishes a 
community focal point in the Corridor (gateways). 

• Increase business patronage through public commitment, 
investments, and partnerships. 

• Minimize corridor impacts to existing environmental features.  
 

Support improvements to existing infrastructure and community 
facilities. 
 

• Recommend public improvements to the City�s right-of-way  
• Provide for necessary public improvements and community 

services to reflect demographic changes and market demand. 
• Increase pedestrian and traffic safety. 
• Enhance public transit access and facilities. 
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Corridor Location 
 
The Warwick Boulevard Corridor 
Study area is located in the northern 
end of the City of Newport News.  
Beginning at the intersection Oyster 
Point Road and Warwick Boulevard, 
it extends approximately 5.8 miles 
north to Fort Eustis Boulevard. (See 
map at right)  Major cross-streets 
within the corridor include Bland 
Boulevard, Denbigh Boulevard, and 
Industrial Park Drive.  These cross-
streets funnel traffic west to east 
from the Warwick Boulevard corridor 
to the Jefferson Avenue corridor, and 
beyond to access points for 
Interstate 64.  In the City�s long-
range transportation plan, Atkinson 
Way (adjacent to Mary Passage 
Middle School) would create an 
additional cross street and help 
relieve the congested corridor. 
 
 
 
 
 
 
 
 
 
 

 
Map � corridor location 
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Major components 
 
 
Citizen Participation  
 
 
Existing Conditions  
 
 
Findings and Opportunities  
 
 
 
Ongoing Initiatives and Past 
Accomplishments  
 
 
Recommendations  
 
 
 
Implementation Strategies 

 
 
 
• Identifies the important contributions obtained from the citizens and 

major stakeholders throughout the study area. 
 

• Describes the current condition of the corridor. 
 

• Describes the existing problems based on the analysis by City staff 
and input from citizens through public meetings and a survey of 
property and business owners.   
 

• The City has operated under a sustained effort to focus its resources 
and programs on comprehensive improvements to this area of the City 
and its adjoining residential communities.    

 
• Outline ways to achieve the main goal of the study and present related 

actions that should be taken to implement its various elements. 
 

• Propose steps to carry out recommendations of the study and to 
remedy problems/issues to the extent possible recognizing city fiscal 
constraints and private property considerations. 
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CITIZEN PARTICIPATION 
 
Citizen participation is an important 
element of this study.  
Recommendations contained herein 
reflect this valuable input which was 
solicited by City staff.  A Warwick 
Boulevard Corridor survey was 
conducted in August 2002 in order to 
solicit input regarding the current 
problems and opportunities along the 
corridor and to reveal potential 
solutions.  Meetings were sponsored 
by the City of Newport News 
Planning Department to provide a 
forum for the public to share ideas 
and information, and to provide input 
to City staff. At initial public 
meetings, citizens helped identify 
problems and opportunities that are 
present within the study area.  A 
second public meeting gave citizens 
opportunities to provide feedback 
regarding the City�s 
recommendations. Through public 
involvement activities that included 
community meetings, area residents 
and property owners assisted in the 
development of the Corridor Study.  
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         Sample of Warwick Boulevard Corridor Survey Results 
 



                                                WARWICK BOULEVARD CORRIDOR STUDY - 18  

The Survey 
 
 
 
 
 
 
 
 
 
 

 

 
 

 

 
�503 surveys were mailed and 188 
were returned.  This 37% 
response rate was nearly four 
times the expected norm of 10%, 
indicating a high level of interest� 

During the summer of 2002, a survey was conducted addressing the 
condition of Warwick Boulevard in the Denbigh area of the city.  The need 
for this survey was based on anecdotal evidence gathered through site 
visitation and a review of real estate records that indicated that this area 
was in decline.  In order to validate or dispel this observation, the thoughts 
and opinions of those who work and live in the area were needed.  To this 
end 503 surveys were sent and 188 were returned.  This 37% response 
rate was nearly four times the expected norm of 10%, indicating a high 
level of interest by those contacted.   
 
The survey validated the perception of an area in decline.  A majority of 
respondents (67%) stated dissatisfaction with the business climate and 
the overall visual appearance of Warwick Boulevard.  Recurring themes 
within the survey results addressed fundamental issues such as traffic, 
codes compliance, public safety and landscaping.  
 
Some findings of interest were that 63% of the respondents have been 
affiliated with the area for more than eleven years and 62% were business 
owners.  24% stated a combination of business and property ownership.   
 
The Survey results indicated that nearly two-thirds (2/3) of respondents 
stated that improvements in cleanliness and visual clutter were needed.  
Citizens expressed consistent dissatisfaction with the corridor�s existing 
conditions.  The keen interest of the respondents can be attributed to the 
fact that 75% plan to continue ownership of their business and/or property 
in the future and 12% plan to make improvements.  Only 9% stated 
consideration for leaving the study area altogether.  Appendix A contains 
the complete survey and results.  Also included are the unabridged open-
ended responses and comments.  Open-ended comments allowed 
citizens to voice concerns and opinions not directly addressed in the 
formal survey. 
 
A second public meeting gave citizens opportunities to provide feedback 
regarding the City�s recommendations. Through public involvement 
activities that included community meetings, area residents and property 
owners assisted in the development of the corridor study and its 
recommendations.   
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EXISTING CONDITIONS  
 
 
 
 
 
 
 
Demographic and Economic 
Analysis  
 
 
 
 
Population Growth  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Analysis of existing conditions in the Warwick Boulevard corridor, 
including information generated through a property/business owner 
survey, identified planning issues and factors. An understanding of the 
characteristics and trends that influence development and redevelopment 
potential in the area provides a sound basis for planning and policy 
decisions and study recommendations that will shape the corridor's future. 
The following key factors are highlighted from these reports: 
 
Analysis of data from the 2000 U.S. Census presents a useful profile of 
the study area's population and economic trends. Although some of this 
data describes population trends in the larger corridor market area (See 
Map), these circumstances are expected to influence the study area and 
its revitalization potential.  
 
The study area is comprised of nine (9) Census Tracts and their 
respective total populations are reflected on the Census Population map 
as shown on pg. 26.  According to the 2000 Census, the total population 
of the study area is 54,237 residents.  Compared to the 1990 Census 
figures, this population has remained unchanged.  The population includes 
military personnel living on the Fort Eustis military reservation. Although 
the total population of the City has increased, recent Census data 
indicates that the population in the study area has remained steady.  
However, several other factors have influenced the area including the 
overall decrease in the average family size (national trend), other 
changing demographics, the continued relocation of the upper and middle 
class to the suburbs (the Counties of York, James City, New Kent, and 
cities on the Southside), and changes to the housing market demands by 
families.  Some shifts have been offset by increases in the availability of 
the multi-family housing market.  As mentioned further in the analysis, the 
study area has seen increases in the construction of the multi-family 
market over the last two decades.   
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Median Age 
 
 
 
 
 
 
 
Income 
 
 

Overall, the median age of the study area has increased from 29.8 years 
in 1990, to 32.1 years in 2000.  Although a slight increase (2.3%), the 
increased median age does reflect national trends of an aging �Baby 
Boomer� generation.  Other factors contributing to these figures may 
include younger families relocating to suburbs from multi-family housing 
and natural age increases in the lesser transient �aging in place� 
neighborhoods.  
 
Large disparities exist in the Median Household Income in the study area 
(See map p.27).  Depending on the Census Tract, Median Household 
Income is as high as $71,786 (See Census Tract 320.01), and as low 
$29,208 (See Census Tract 322.12).  The lower incomes are mostly 
prevalent immediately adjacent to, and east of the corridor. The income 
disparities exist in part because of housing stock (multi-family-vs.-single 
family detached)3, concentrated areas of transient populations, and overall 
degradation and decline of the corridor and its tax base.   
 
Approximately ten percent (10%) of the study area�s population are at or 
below the poverty level status.  Poverty levels are defined by the 
Department of Housing and Urban Development and change each year 
depending on variables related to national economic conditions, family 
size, and wage rates.  For example, for the year 2002, a single person 
would be classified as poverty level status if they earned less than $9,359 
per year.  For a family of three, the poverty threshold would be $18,307 
per year.  Using information and data derived from the 2000 Census, over 
5,000 residents within the Study area are at or below the poverty level.  
Most noteworthy, the percentages of those below the poverty level status 
tend to be concentrated in the following three Census Tracts:  320.04, 
322.12, and 322.22 (See Census Tract Map) The chart below breaks 
down the percentages that are below the poverty level status within each 
Census Tract.  On the ensuing graph, the total poverty level is shown for 
the study area.  The Census Tracts with the highest percentage of poverty 
levels are those areas with high concentrations of subsidized housing, 
multi-family housing, and higher percentages of rental properties.   

                                            
3 Citizens occupying multi-family housing tend to be single and/or lower income wage 
earners.  
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Employment 
Employment varies within the Study 
area, and there are a several major 
employment centers that attract 
workers to the area.  Past 
employment figures indicate that a 
majority of residents are employed 
by the Department of Defense 
(DOD) or a defense related industry.  
These include active duty, reserve, 
and civil service personnel at the 
following military reservations: Fort 
Eustis, Fort Monroe, Langley Air 
Force Base, and the Naval Weapons 
Station in Yorktown.  Other DOD 
related employment centers include 
the Northrop Grumman Shipyard, the 
Army and Air Force Exchange 
Systems (AAFES) in Oakland 
Industrial Park, and private sector 
businesses that complement 
defense related employment. 
 
As indicated in the demographic 
data, unemployment for the area fell 
from 6.4% in 1990 to 5.5% as 
reported in the 2000 Census.  These 
figures may not reflect the recent 
national economic conditions which 
may have actually increased 
unemployment figures.  It is worth 
noting, however, that the Hampton 
Roads region as a whole generally 
holds a steady low unemployment 
rate because of the stable defense 
related job opportunities within the 
sectors of employment.  
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Homeownership  
Because of the large presence of 
multi-family housing and rental 
properties, homeownership in the 
area has proportionally declined.  
Other factors that have contributed 
to this trend include a transient 
population, the natural cycle of aging 
communities, and the aging of the 
housing stock.  All these factors 
contribute to the decline in housing 
values.   
 
As the charts to the right indicate, 
rental properties in the study area 
exceed forty percent (40%) of total 
residential units.  Homeownership 
can be a determining factor in the 
community�s long-term efforts to 
revitalize the corridor.   It is also 
indicative of the abundance of multi-
family housing which is typically a 
leased dwelling unit.   Without major 
improvements and redevelopment, 
the natural cycle of aging housing 
stock steadily shifts the character of 
neighborhoods from homeownership 
to rental properties.   
 
A disproportionate amount of multi-
family rental property exists in a 
community that was originally 
developed using single family 
housing as a base land use.  
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Racial Composition 
As indicated by the graphs on the 
right, the percentage of the white 
population has decreased from 
65.8% in the 1990 Census, to 53.9% 
in the 2000 Census -- an 11.9% 
decrease.  However, it must be 
noted that the 1990 Census did not 
offer survey categories for multi-
racial populations, as well as other 
more defining ethnic backgrounds.  
Multi-racial and other categories 
were added to the 2000 Census that 
provided survey respondents more 
options to choose when indicating 
their racial ethnicity.  Consequently, 
although there was a decrease in the 
white population in the study area, a 
percentage of the decrease may be 
a result of the respondent�s 
opportunity to more accurately define 
their ethnic background in the 2000 
Census.   
 
According to the 2000 Census 
definition of racial categories, the 
definition of the racial category has 
changed.  The 2000 Census offered 
more racial categories, such as dual 
and multi-racial categories.     
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1990 to 2000 Population Change by Census Tract 
Warwick Boulevard Corridor Study Area 

1990 2000 1990 2000 1990 - 2000 1990 - 2000 

Census Tracts  Census Tracts  Population Population # Change % Change 

320.01 320.01 2,841 3,001 160 5.6% 

320.02 320.02 4,529 5,868 1,339 29.6% 

320.03 320.04 / 320.05 10,243 10,385 142 1.4% 

322.11 322.11 6,812 6,723 -89 -1.3% 

322.12 322.12 4,251 4,243 -8 -0.2% 

322.21 322.21 8,929 10,424 1,495 16.7% 

322.22 322.22 6,668 7,855 1,187 17.8% 

323 323 9,967 5,738 -4,229 -42.4% 

Total 54,240 54,237 -3 0.0% 
 

 
Population Change by Census Tracts 

(See Census Tract map) 
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1990 to 2000 Demographic Change by Census Tract 

Warwick Boulevard Corridor Study Area 

1990 2000 1990 2000 1990 2000 

Census Tracts  Census Tracts  Median Age Unemployment rate 

320.01 320.01 41.6 45.2 4.5% 3.2% 

320.02 320.02 32.4 35.0 2.5% 3.2% 

320.03 320.04 / 320.05 27.9 33.2 8.8% 5.3% 

322.11 322.11 34.0 38.8 3.0% 3.8% 

322.12 322.12 26.8 27.1 8.1% 10.3% 

322.21 322.21 27.1 28.9 6.1% 6.5% 

322.22 322.22 26.6 27.0 8.0% 7.6% 

323 323 22.0 21.9 9.8% 4.0% 

Total 29.8 32.1 6.4% 5.5% 
 
 

Demographic Change by Census Tract 
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Map - Study Area Population 
 
The Total Population of the study 
area has remained stable between 
the last Census counts.  However, 
population shifts have occurred 
between Census Tracts. 
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Map - Median Household Income by 
Census Tract  
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MARKET ANALYSIS 
 
 
 
 
 
 
 
 
 
 
 
�The decline of the Warwick 
Boulevard commercial corridor in 
North Denbigh has been 
documented through lagging real 
estate property tax assessments and 
increased crime rates� 
 
 
 

The Warwick Boulevard commercial corridor in the North Denbigh 
neighborhood of Newport News has been in a state of decline for the past 
decade.  This is the primary commercial corridor serving the everyday 
shopping needs of residents within the corridor area and the families who 
are stationed at the U.S. Army�s base at Fort Eustis.  Fort Eustis has 
announced a major upgrade to on-base housing that will be taking place 
during the next ten years, as well as the construction of a second entrance 
that connects the base directly to the commercial corridor.  Therefore, 
revitalizing the Warwick Boulevard commercial corridor in North Denbigh 
is important to provide the quality of life that the City is seeking for its 
residents. 
 
The decline of the Warwick Boulevard commercial corridor in North 
Denbigh has been documented through lagging real estate property tax 
assessments and increased crime rates (see Economic Impact pg. 31).  
Significant and negative socio-demographic changes have also occurred 
in the neighborhoods surrounding the commercial corridor during the past 
decade.  These changes have contributed to the decline of the 
commercial corridor while, as pointed out below, the decline of the 
commercial corridor also contributes to the further destabilization of the 
mixed-income character of the North Denbigh neighborhoods. 
 

 
Warwick Boulevard approaching Denbigh near Campbell Road 
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Demographic Changes 
Between 1990 and 2000, according 
to U.S. Census data, average 
household income within the North 
Denbigh census tracts that adjoin the 
corridor (including Fort Eustis) rose 
more gradually than those of the City 
of Newport News, as a whole (28.2% 
versus 33.2%) so that, by 2000, 
average household income was 
94.6% of the citywide average and 
only 81.5% of the metropolitan area 
average.  Similarly, per capita 
income rose by only 29.4%, 
compared to 40.4% citywide, 
reducing the neighborhood�s 
average per capita income to only 
83.4% of the citywide average and 
only 73.2% of the metropolitan area 
average. 
 
While the percentage of people living 
below the poverty line fell modestly 
(by 0.2%) from 1990 to 2000, 
citywide, it rose by 2.6% in the North 
Denbigh neighborhoods.  The 
number of female-headed 
households in the North Denbigh 
neighborhoods rose by 81.5% during 
the decade, while the number of 
female-headed households citywide 
rose by only 26%. 
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Table � Change in Demographics (1990 � 2000) 

 
  
The North Denbigh neighborhood went from having a lower incidence of 
female-headed households than the City in 1990 (12.2% versus 15.1%) to 
a higher incidence (18.7% versus 17.5%) in 2000.  Even more dramatic, 
the percentage of female-headed households living in poverty rose 2.4% 
in the North Denbigh neighborhoods, while declining 10.9%, citywide. 
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Business Closures 
The Warwick Boulevard commercial 
corridor has suffered from increased 
vacancies and store closures, with 
these vacancies most often filled by 
commercial uses of a less desirable 
nature.  This has led to an increase 
in the number of pawn shops, check-
cashing stores and �one price� stores 
in the corridor and a corresponding 
decrease in the variety of higher 
quality retail shopping and services 
available to the surrounding 
population.  Additionally, because of 
the low rents that are a result of 
decreases in property values, 
religious institutions (churches) now 
have increased to a disproportionate 
amount of the taxable retail 
properties.  Churches now occupy 
many commercial areas utilizing the 
existing declined economic 
environment as an opportunity to 
expand.   
 
 

           Former fast food restaurant 

 
 
                             Commercial property for sale 
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Economic Impact 
 
 
 
 
 
 
 
 
�During the past ten years, real 
estate assessments on existing 
retail commercial properties, 
citywide, have increased 50%.  In 
contrast, assessments of 
properties along the Warwick 
Boulevard commercial corridor in 
North Denbigh have increased by 
only 20% during the same period.� 

A revitalization of the Warwick Boulevard commercial corridor in the 
North Denbigh neighborhood of Newport News would have far-reaching 
and positive economic benefits for the City of Newport News and its 
citizens.  Benefits would particularly extend to service personnel 
stationed at the U.S. Army Transportation Center at Fort Eustis, many of 
whom live either on base or in nearby subdivisions in North Denbigh.  
The benefits of a revitalized Warwick Boulevard commercial corridor 
include both measurable and non-measurable effects. 
 
One measurable effect is a projected increase in real estate property tax 
revenue to the City.  Due to the disinvestment that has been occurring in 
the corridor, increases in property values have not kept up with those 
experienced elsewhere in the City.  During the past ten years, real estate 
assessments on existing retail commercial properties, citywide, have 
increased 50%.  In contrast, assessments of properties along the 
Warwick Boulevard commercial corridor in North Denbigh have increased 
by only 20% during the same time period.  If the revitalization activities 
conducted by the City were to stimulate property owners to invest in 
property upkeep and were to stimulate increased rents and business 
revenue so that real estate assessments keep pace with the Citywide 
average, the City would experience a significant increase in real estate 
property tax revenues over a ten-year period.   The present value of this 
tax revenue stream is estimated at $720,000.  Furthermore, the City of 
Newport News has traditionally had one of the highest fiscal stress levels 
in the Commonwealth of Virginia, as measured by the State�s Budget 
Office.  The most recent report from the Virginia Commission on Local 
Government ranks Newport News as the ninth most fiscally stressed 
jurisdictions in Virginia out of 135 communities.  This fiscal stress index 
measures the capacity of the local tax base, the demands on that tax 
base, and the community�s efforts to raise local revenue.  Due, in part, to 
more than 20 percent of Newport News� land area being owned by non-
tax paying entities (including the federal government), the City is near the 
limit of its revenue raising capacity and this inhibits its ability to fund 
needed capital improvement and revitalization projects. Revitalization 
efforts could reduce the City�s stress level. 
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Improvements to Private Property 
To the extent that public improvements 
along the Warwick Boulevard 
commercial corridor in North Denbigh 
are successful in leveraging 
improvements by property owners, 
shoppers should be more likely to 
patronize stores in the area.  While 
this effect is not anticipated to be 
large, even a small increase in 
patronage can increase tax revenues 
to the City from business license fees 
and sales taxes.  An increase of at 
least 5% in retail and service sales 
within the North Denbigh commercial 
corridor is projected to occur due to 
the City�s revitalization efforts.  This 
would result in a gain by the City of 
more than $36,500, annually, in new 
tax revenues.  Furthermore, if 
businesses upgrade store fixtures in 
response, additional tax revenue 
would be gained through increased 
business personal property tax 
collections.  With a 5% increase in 
business personal property 
assessments within the corridor, the 
City would gain almost another 
$4,000, annually, in new tax revenue.  
Increased sales within the commercial 
corridor would produce an increase in 
jobs as well.  If the City�s revitalization 
efforts were to reduce the current 
12.6% shopping center vacancy rate 
to 5%, an estimated 80 new jobs 

would be created.  Increased sales activity within the commercial corridor 
could result in another 20 new jobs being created.  This would create 
flexible employment opportunities for corridor area residents, augmenting 
the incomes and improving their quality of life. 
 
 

  
Well landscaped fast food restaurant in Denbigh 



                                                WARWICK BOULEVARD CORRIDOR STUDY - 33  

Crime  

 
 
 

Type of Crime Economic Cost 
Savings 

Burglary $54,680 
Motor Vehicle 
Theft 

$165,380 

Total $220,060 
 
Source: FBI, Crime in the U.S., 2000, as reported by 
the National Center for Criminal Victimization.  
Economic Costs of Sexual Assault, as reported by the 
Illinois Coalition Against Sexual Assault. 

A clear benefit would accrue to the citizens of the area if crime rates 
declined due to a combination of increased police focus and a general 
upgrade of the appearance and retail mix along the Warwick Boulevard 
commercial corridor in North Denbigh.  The latter could inhibit crime by 
discouraging loitering and opportunistic crime associated with a 
deteriorating physical environment.   
 
Between 1995 and 2002, the crime rate within the study area for those 
crimes increased by 14.1%, while the citywide incidence of these crimes 
rose by only 10.9%.   
 
The incidence of burglary and motor vehicle theft was substantially higher 
within the North Denbigh commercial corridor than in other commercial 
areas throughout the City.  This computes to 37.4 more burglaries and 
24.75 more motor vehicle thefts than expected annually.   
 
Bringing the incidence of these crimes to a level comparable with the 
average for other commercial districts would result in more than a 
$220,000 annual savings in the cost of crime. The City does expect there 
to be targeted increases in the capital budget for police services and 
code enforcement as these funding initiatives are balanced or leveraged 
with other monetary opportunities. The table to the left indicates 
estimates as described above, which are based upon FBI reporting and 
other sources. 
 
 
�The incidence of burglary and motor vehicle theft was substantially 
higher within the North Denbigh commercial corridor than in other 
commercial areas throughout the City.�   
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Revitalization 
 
 
 
 
 
 
 
 
 
 
 
�The visual appearance, safety, 
and commercial improvement of 
the Warwick Boulevard corridor in 
Denbigh are essential if the trend 
toward neighborhood 
deterioration is to be stemmed 
and reversed.� 
 
 
 
 
 

 
MCI call center (big box adaptive reuse) 
 
A likely result of the revitalization of the Warwick Boulevard commercial 
corridor in North Denbigh will be an increased variety and improved 
quality of retail and commercial services available.  During the past five 
years, the corridor has seen anchor tenants leave established shopping 
centers, retail establishments supplanted by churches, and an increase in 
pawnshops and check-cashing businesses along the corridor.  There has 
also been an increase in discount clothing and �dollar� stores in shopping 
centers within the district.  These occurrences are symptomatic of a retail 
district in decline.  Reversing this trend would allow neighborhood 
residents and military personnel and families to enjoy greater shopping 
choices closer to home. 
 
Finally, difficult to quantify, but a very real phenomenon, is the effect that 
a deteriorating corridor has on the neighborhoods that it serves.   
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Revitalization (continued) Currently, the neighborhoods in North Denbigh represent a diverse mix of 
incomes.  North Denbigh contains significant numbers of Section 8 
housing units, placed there in accordance with federal housing policy of 
the past three decades.  These neighborhoods are still predominantly 
middle and upper-middle income in character.  However, more affluent 
homeowners, perceiving a deteriorated commercial district as having a 
negative effect on residential property values, are increasingly likely to 
abandon these neighborhoods for other, more attractive, communities.   
 
The resulting flight actually does lower property values.  As lower income 
households supplant the more affluent households that have left the 
neighborhood, the present mixed-income character of the North Denbigh 
neighborhoods will disappear. 
 
This, in turn, will further reduce the consumer base upon which 
neighborhood shopping centers rely, resulting in further deterioration of 
the commercial district.  The visual appearance, safety, and commercial 
improvement of the Warwick Boulevard commercial corridor in North 
Denbigh are essential if the trend toward neighborhood deterioration is to 
be stemmed and reversed.   
 
If the negative cycle outlined above continues and worsens, this will have 
a seriously negative fiscal impact on the entire City, as tax revenues 
decline relative to service demands.  Recent research has shown that 
fiscally unhealthy central cities negatively impact the entire surrounding 
metropolitan area.  Therefore, this is a problem of regional magnitude. 
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Zoning 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Pyramid Zoning 
 
 
 
 
 
 
 

Listed below are the seven represented zoning classifications within the 
study area:  
 
• C1 � Retail Commercial 
• C2 � General Commercial 
• O1 � Office 
• P1 � Park 
• R3 � Single Family 
• R6 � Manufactured Home 
• R7 -  Med Density Multi-Family 
• R8 � High Density Multi-Family 
 
The majority of the parcels fronting the Warwick Boulevard corridor are 
zoned for commercial uses (See graph on next page).  In fact, 
approximately 360 acres are classified as C1 (Retail Commercial).  The 
second major zoning category is P1 (Park).  Almost 243 acres along the 
corridor are zoned for Park uses (Stoney Run).  The bulk of this zoning 
category is public property, in particular Mary Passage Middle School, 
Stoney Run Park, and Newport News watershed property.   
 
Development patterns are heavily influenced by the zoning that guides 
development.  In 1997, the City underwent a Comprehensive Rezoning to 
implement the Framework for the Future.  However, prior to 1997, 
�Pyramid� zoning dominated the development in the City that resulted in 
today�s eclectic mixture of land uses.  Under Pyramid zoning, lesser 
intense uses generally were permitted in all categories.  In other words, if 
a property was classified as general commercial, all uses considered �less 
intense,� such as residential, office, community uses, etc., were permitted 
as a matter of right.  An example of this past zoning practice is seen in 
several locations in the study area where single-family homes immediately 
abut commercial activities.  Both uses were legally permitted by right 
under the theories employed at the time under Pyramid zoning.  
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Unfortunately, this resulted in the 
unbalanced mixture of uses and 
created many land use conflicts.   
 
As indicated in the zoning 
distribution chart to the right, very 
little of the property along the 
corridor is classified as residential.  
Although historically a retail area, the 
zoning along the corridor is 
disproportionably represented by 
commercial zoning.   Consequently, 
the corridor lacks a balance of 
zoning categories that if available, 
would provide mix-type uses and 
opportunities for compatible or 
transition uses. (See zoning map on 
following page).  
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Zoning Distribution Chart 
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As noted on the Study Area Zoning 
Map to the right, the largest zoning 
category in the study area is single 
family residential.  However, there 
are several multi-family 
developments in several commercial 
zoning categories that were 
permitted under the previous 
pyramid zoning scheme.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
Study Area Zoning Map 
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The aerial map to the right indicates 
how Pyramid Zoning shaped the 
corridor through 1997 when a 
comprehensive zoning was 
approved by City council.  The result 
of this zoning scheme was a mix of 
unrelated land uses with no 
transition between them.  This past 
zoning practice created many land 
use conflicts: All uses were mixed 
together, for example, residential 
uses, single family detached, single 
family attached, and mult-family 
residential. And, all residential uses 
were intermixed with various types of 
commercial uses like retail and 
general commercial.   
 
Study Area Aerial Map 
(Campbell Road and Warwick 
Boulevard)  
 
 
 
 
 
 
 
 
 
 
 


