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Applicant Adventureworks, Inc. 
Property Owner KOA, Inc. 
Public Hearing May 10, 2017  

City Council Election District Beach 

Request  
Modification of Conditions  
 
Staff Recommendation 
Approval 
 
Staff Planner  
Robert Davis 
 
Location  
1252 & 1304 Prosperity Road 
GPINs 
2415882856, 2415889903  
Site Size  
59.34 acres 
AICUZ  
Greater than 75 dB DNL, 70-75 dB DNL 
Watershed 
Southern Rivers 
 
Existing Land Use and Zoning District  
Outdoor Recreational Facility (paintball park) / 
AG-1 & AG-2 Agricultural 
 
Surrounding Land Uses and Zoning Districts 
North  
Redwing Lake Golf Course, Private Lodge / P-1 
Preservation, AG-2 Agricultural 
South 
Single-family dwellings / R-10 Residential 
East  
Redwing Lake Golf Course / P-1 Preservation 
West 
Prosperity Road 
Campground, duplex, single-family dwellings / 
AG-2 Agricultural, R-5D Residential 
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• A Conditional Use Permit was approved on this site in 1969 for a Campground and related facilities; however, 

the campsites were damaged by a storm in 1972 and were never reopened. 
 

• A Modification of Conditions to operate an Outdoor Recreation Facility, specifically a paintball park and laser 
tag, on a portion of the site was approved in 2014; however, there is a condition that states that any expansion 
requires a review and approval by the City Council. Based on this, the Modification of Conditions has been 
submitted to expand the Outdoor Recreation Facility on the property to include zip line tours.  

 
• The proposed zip line course is envisioned as an amenity for campers of the KOA campground as well as for the 

general public.  The applicant is proposing to install up to ten zip lines in the northeastern, wooded portion of 
the property. The zip line course will be constructed among the trees and, at certain locations, platforms on 
utility poles up to 60 feet in height will be installed. The actual construction of the course is done using 
lightweight trailers, jeeps, ladders, and common power tools with minimal use of heavy equipment. Temporary 
matting will be used to alleviate land disturbance. 
 

• A 140 square-foot check-in building and a 1,225 square foot pavilion are also proposed.  
 

• The planned hours of operation are 9:00 a.m. to dusk, seven days a week, with the addition of an evening tour 
April through October that will operate once a month until 10:00 p.m. on a Friday or Saturday evening.  The 
guided tours will consist of up to 12 people.  
 

• Customer parking for the existing paintball operation is located on-site within a gravel parking area. The zip line 
operation proposes a separate parking area, also gravel, near the check-in building.  As part of this application, a 
waiver to pavement and curbing for the parking areas is being requested.  
 

• The applicant proposes to provide portable bathroom facilities on site; however, the state building code requires 
two permanent ADA compliant bathroom facilities.  The applicant has been made aware of this requirement and 
is working with City Staff to address the restroom requirements.  

  

 
 

Zoning History 
# Request 
1 MOD (Outdoor Recreation Facility) Approved 

02/25/2014 
2 CUP (Forestry Harvesting) Approved 08/16/2016 
3 CUP (Outdoor Recreation Facility) Approved 08/13/2013 
4 REZ (AG-1/AG-2 to R-10) Approved 06/12/1989 
5 REZ (I-2 to P-1) Approved 06/09/1980 
6 CUP (Miniature Golf Course) Approved 04/18/1977 
7 CUP (Lodge) Approved 12/20/1976 
8 CUP (Campground) 10/26/1971  
9 CUP (Campground) 05/12/1969 

 

Application Types 
CUP – Conditional Use Permit 
REZ – Rezoning 
CRZ – Conditional Rezoning 

MOD – Modification of Conditions or Proffers 
NON – Nonconforming Use 
STC – Street Closure 

FVR – Floodplain Variance 
ALT – Alternative Compliance 
SVR – Subdivision Variance 

Background and Summary of Proposal 

1 
9 
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The Comprehensive Plan recognizes this property as being within the “Suburban Area.” Guiding principles have been 
established in the Comprehensive Plan to guard again possible threats to the stability of the Suburban Area and to 
provide a frame work for neighbors and places that are increasingly vibrant and distinctive. The Plan’s primary guiding 
principle for the Suburban Area is to create “Great Neighborhoods,” and to support those neighborhoods with 
complementary non-residential uses in such a way that working together the stability and sustainability of the Suburban 
Area is ensured for now and the future. (p. 1-61) 
 
More specially, the subject site is adjacent to Suburban Focus Area (SFA) 4.1 – General Booth Campgrounds. This area 
contains campgrounds that offer outdoor recreational activities for citizens and visitors to Virginia Beach and 
complements our City’s recreational programs and the resort hospitality industry. The Comprehensive Plan 
recommendations for the SFA 4.1 state that outdoor recreational activities for both citizens and visitors are appropriate 
land uses for these sites.  (p. 1-86) 
 

 
There is a cemetery located on the property which will not be disturbed.  The property is located in the Southern Rivers 
watershed. The eastern portion of the site is located in the Southern Rivers watershed buffer. Drainage in the Southern 
Rivers watershed is highly impacted by the presence of high ground water, poorly draining soils, and high water surface 
elevations in downstream receiving waters. A portion of the property is located within the Special Flood Hazard Area 
(100-year floodplain); however, the applicant has indicated that no poles or structures are proposed in this area. The 
installation of any of the utility poles will be done only in areas of the 100-year floodplain that have been previously 
disturbed (former camp sites). Staff does not anticipate any impact to floodplain storage.  
 

 
Water 
City water is available.  There is an existing 10-inch City water line within Prosperity Road.  
 
Sewer 
City sanitary sewer is not available. Health Department approval is required for septic systems. Private grinder pumps 
and force main may be an option. 
 

 
Previously, a Modification of Conditions was approved for an Outdoor Recreation Facility, the existing paintball park,  on 
the site with the following conditions: 
 

1. The hours of operation of the paintball/laser tag areas shall be limited to 9:00 a.m. to dusk. 
2. The paintball and laser tag areas (parking, play, and otherwise) shall be located in the area depicted on the 

submitted plan entitled, “Subdivision of Property Belonging to W.W. McClanan, Jr.,” dated 1/21/1970, which has 
been displayed to the Virginia Beach City Council and is on file with the Virginia Beach Department of Planning. 
Any expansion beyond those limits depicted on the Plan shall require additional review and approval of a 
modification of these conditions by the City Council. 

Comprehensive Plan Recommendations 

Natural and Cultural Resources Impacts 

Public Utility Impacts 

Evaluation and Recommendation 
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3. The applicant shall provide portable bathroom facilities on-site when the recreation area is in use. For large 
events and events advertised to the public, at least one ADA-compliant portable bathroom unit shall be 
provided. 

 
It is Staff’s opinion that the request for this modification is complementary to the existing land use and the site can 
adequately accommodate needed parking for both outdoor recreation operations. Based on information provided by 
the applicant, it appears that the installation of the zip line course will be sensitive to the existing natural features on the 
site.  The submitted layout depicts the designated zip line area in the northeast portion of the property, which is more 
than 400 feet from the nearest residential dwelling to the south. In addition, the existing heavily wooded buffer along 
the southern property line will, in Staff’s opinion, provide an excellent screen between the existing dwellings and the zip 
line area. Staff has recommended a condition that the zip line course have limited hours of operation from 9:00 a.m. to 
dusk to ensure compatibility with the residential properties.  A specific exception to this is recommended that will allow 
an evening zip line tour to occur once a month between April 1st through October 31st on either a Friday or Saturday 
evening, until 10:00 p.m. 
 
The Building Official expressed concerns with the existing and proposed portable restroom facilities. ADA complaint 
permanent restroom facilities must be provided on-site. Staff will continue to work with the applicant to address this 
requirement. Additionally, the installation of two handicap accessible parking spaces and a pathway from the parking 
spaces to the recreational facility will be required in order to meet ADA requirements. The applicant is aware of the 
necessity of these improvements and intends to meet this requirement.  
 
With this Modification of Conditions, all of the applicable conditions from the previous Conditional Use Permit and 
Modification of Conditions are now combined in an attempt to alleviate confusion. Staff recommends approval of this 
application, subject to the conditions below.  
 
 

 
All conditions attached to the Modification of Conditions granted by the City Council on February 25, 2014 shall be 
deleted and replaced with the conditions below. 
 
General Conditions for the Outdoor Recreation Facilities 

1. The paintball, laser tag, and zip line tour areas (parking, play, and otherwise) shall be located in the areas 
depicted on the site layout plan that has been exhibited to the Virginia Beach City Council and is on file with the 
Virginia Beach Department of Planning. Any expansion beyond those limits depicted on the Plan shall require 
additional review and approval of a modification of these conditions by the City Council. 
 

2. The paintball and laser tag area, and the zip line tour area shall be distinct and separate areas.  
 

3. The applicant shall provide on-site restroom facilities in accordance with the Americans with Disabilities Act and 
the City’s Plumbing Code in terms of potable water and sanitary sewer.  
 

4. A minimum of two handicap parking spaces, one of which must be van accessible, and a path leading to the 
outdoor recreational activities, shall be provided in accordance with the Americans with Disabilities Act and be 
depicted on a site layout plan to the Building Official.  
 

5. There shall be a minimum of one individual that is First Aid and CPR certified on-site during all hours of 
operation. 
 

Recommended Conditions 
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6. No use, as conditioned herein, shall cause public inconvenience, annoyance, or disturbance to the tranquility of 
the adjacent residential area or otherwise interfere with the reasonable use and enjoyment of the neighboring 
property by reason of excessive noise, traffic, or overflow parking or any other nuisance. 
 

7. If any land disturbance is proposed within the 50-foot Southern Rivers buffer, a variance request shall be 
submitted to the Department of Planning and Community Development (PCD) for review; however, the PCD is 
under no obligation to approval such a variance.  
 

8. A separate permit from the Planning and Community Development Department / Zoning Office is required for 
any signage installed on the site. A drawing of any proposed signage shall be submitted to the Planning Director 
and deemed actable by the Planning Director prior to the issuance of a permit. 

 
Modification of Conditions (Paintball Park) 

1. The hours of operation of the paintball and laser tag areas shall be limited to 9:00 a.m. to dusk. 
 
Modification of Conditions (Zip Line Course) 

1. The hours of operation shall be limited to between 9:00 a.m. to dusk, with the exception of an evening zip line 
tour that may take place once a month between April 1st through October 31st on either a Friday or Saturday 
evening and shall not operate between the hours of 10:00 p.m. and 9:00 a.m. 
 

2. The applicant shall submit all necessary plans and obtain all necessary permits and inspections from the 
Planning and Community Development Department / Permit and Inspections Division, the Health Department, 
and the Fire Department prior to operation.  
 

3. Final site plans of installation of platforms shall be submitted to the Army Corp of Engineers for determination of 
impacts to jurisdictional wetlands. 

 
Further conditions may be required during the administration of applicable City Ordinances and Standards. Any site plan submitted 
with this application may require revision during detailed site plan review to meet all applicable City Codes and Standards. All 
applicable permits required by the City Code, including those administered by the Department of Planning / Development Services 
Center and Department of Planning / Permits and Inspections Division, and the issuance of a Certificate of Occupancy, are required 
before any uses allowed by this Use Permit are valid. 
 
The applicant is encouraged to contact and work with the Crime Prevention Office within the Police Department for crime prevention 
techniques and Crime Prevention Through Environmental Design (CPTED) concepts and strategies as they pertain to this site. 
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Proposed Conceptual Site Layout 
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Proposed Check-In Building & Restroom 
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Site Photos 
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Site Photos  
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Photos Submitted by Applicant 
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Photos Submitted by Applicant 
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Disclosure Statement 
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