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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 


