
Franklin Johnston Group 
Agenda Item 5 

Page 1 

 

Applicant Franklin Johnston Group Management & 
Development, LLC 

Property Owner School Board of the City of Virginia Beach 
Public Hearing January 10, 2018  

City Council Election District Kempsville 

Request  
Conditional Rezoning (B-2 Community 
Business to Conditional A-24 Apartment) 
 
Staff Recommendation 
Approval 
 
Staff Planner  
Ashby Moss 
 
Location  
273 N. Witchduck Road 
GPIN 
1467758675  
Site Size  
10.69 acres 
AICUZ  
Less than 65 dB DNL 
Watershed 
Chesapeake Bay 
Existing Land Use and Zoning District  
Mostly vacant, partially used for overflow 
parking by adjacent businesses; formerly 
Virginia Beach Central Academy / B-2 
Community Business 
Surrounding Land Uses and Zoning Districts 
North  
Auto parts store & furniture store / B-2 
Community Business 
South 
Renaissance Academy 
School / I-1 Light Industrial 
East  
Witchduck Road 
Commercial strip center / B-2 Community 
Business 
West 
Office complex / B-2 Community Business 
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• The applicant proposes a 240-unit mixed-income apartment community comprised of one, two, and three-

bedroom units on the 10.58 acre site (23 units per acre).  
 

• The proffered site plan shows six detached apartment buildings, 478 surface parking spaces, a two-story 
clubhouse, swimming pool, dog park and tot lot, and three stormwater ponds designed to also provide an 
aesthetic outdoor amenity. A network of sidewalks connects the buildings to each other through the parking lots 
and to Witchduck Road.  

 
• Vehicular access for residents and visitors is limited to one right-in/right-out access point on Witchduck Road. 

Interior gates restrict access beyond the front entrance and clubhouse area. An access for emergency vehicles 
only is provided from the neighboring Renaissance Academy.  

 
• The proffered elevations depict contemporary style buildings with some design features, materials, and colors 

similar to the adjacent Renaissance Academy. The four-story buildings will be constructed of cement fiber board 
panels, brick veneer, and commercial grade vinyl siding. The buildings are divided into modules that project and 
recess to provide variation in the vertical and horizontal planes of the building.  

 
• The applicant will apply for tax credits from the Virginia Housing and Development Authority (VHDA) for 80% of 

the units. This would cap household incomes for those units at 60% of area median income.  
 

• The applicant may decide to pursue tax exempt bonds for financing through VHDA for the remaining 20% of 
units, which would cap household income for those units at 150% of area median income. 

 
• The project is divided into two phases, with the last two buildings on the north side reserved for the second 

phase. 
  

 

Zoning History 
# Request 
1 CUP (Line-of-site relay device) Approved 02/01/2000 
2 CUP (Automobile Repair Garage) Approved 11/12/2013 

STC (Portion of Jersey Avenue) Approved 06/23/2009 
CUP (Automobile Sales and Service) Approved 
12/02/2008 
STC (Portion of Jersey Avenue) Approved 05/23/2006 

3 CUP (Adult Day Care) Approved 09/10/2013 
 

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 

2 3 
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The subject property is one of a few of excess properties owned by the City of Virginia Beach Public Schools. With the 
help of the City’s Economic Development Department, Schools initially marketed the property for commercial use 
consistent with its current B-2 zoning. However, due to limited street frontage and vehicular access, there was no 
commercial interest in developing this site. The applicant submitted an unsolicited offer to purchase the property for 
multi-family residential, contingent on obtaining zoning approval for that use.  
 
Although apartment buildings were not originally included in the vision for the Western Campus District, the proposal is 
consistent with the broader vision for the Pembroke SGA as described in the Plan’s six Development Principles. When 
the plan was adopted in 2009, the subject site was tagged for a new elementary or middle school since it had been the 
traditional practice of Schools to retain all of their property. However, with declining enrollment Citywide, Schools has 
deemed this as excess property to be sold and developed rather than continuing to sit vacant. Introducing new, medium 
to high density residential within this predominately commercial area forwards the Plan’s principle of providing a 
compatible mix of residential and non-residential uses within reasonable walking distances of one another. The proposal 
also addresses a demonstrated need for high quality, mixed-income affordable housing.  
 
The site is well-suited for multi-family residential, given appropriate buffers from the adjacent commercial properties 
lining Virginia Beach Boulevard. There are bus stops headed in both directions on Virginia Beach Boulevard within easy 
walking distance of the site. Once Witchduck Road Phase 2 is complete, residents will be able to enjoy the improved 
pedestrian infrastructure to access the expanding public transportation network. 
 
Based on the considerations above, Staff recommends approval of the request subject to the proffers listed below. 
 

 
The following are proffers submitted by the applicant as part of a Conditional Zoning Agreement (CZA). The applicant, 
consistent with Section 107(h) of the City Zoning Ordinance, has voluntarily submitted these proffers in an attempt to 
“offset identified problems to the extent that the proposed rezoning is acceptable,” (§107(h)(1)). Should this application 
be approved, the proffers will be recorded at the Circuit Court and serve as conditions restricting the use of the property 
as proposed with this change of zoning. 
 
Proffer 1: 
When developed, the Property shall be developed in substantial conformity with the conceptual site plan entitled 
“Renaissance Apartments”, dated November 30, 2017, and prepared by Cox, Kleiwer & Company, P.C. (the “Concept 
Plan”), a copy of which has been exhibited to the Virginia Beach City Council and is on file with the Virginia Beach 
Department of Planning. 
 
Proffer 2: 
The quality of architectural design and materials of the multifamily residential buildings constructed on the Property, 
when developed, shall be in substantial conformity with the exhibit prepared by Cox, Kleiwer & Company, P.C., entitled 
“Conceptual Elevations – Renaissance Apartments”, and dated November 30, 2017 (the “Elevations”), a copy of which is 
on file with the Department of Planning and has been exhibit to the Virginia Beach City Council.  Upgrades to the 
architectural design and materials of the multifamily residential buildings constructed on the Property shall be permitted 
subject to approval by the City Planning Director. 

  

Evaluation and Recommendation 

Proffers 
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Proffer 3: 
Landscaping installed on the Property, when developed, shall be in substantial conformity with that shown on the 
exhibit prepared by Siska Aurand Landscape Architects, Inc., entitled “Overall Site Sheet Index – Renaissance 
Apartments”, and dated December 1, 2017 (the “Landscape Plan”), a copy of which is on file with the Department of 
Planning and has been exhibit to the Virginia Beach City Council.  The exact species of the various types of landscaping 
may vary from the Landscape Plan depending upon the availability of landscape material at the time of installation. 

Proffer 4: 
The number of multifamily residential units located on the Property, when developed, shall not exceed a total of two-
hundred forty (240). 
 
Proffer 5: 
Freestanding signage located on the Property shall be monument-style, no larger than eight feet (8’) in height, and shall 
be constructed of materials compatible with those used for the buildings located on the Property. 
 
Proffer 6: 
Further conditions lawfully imposed by applicable development ordinances may be required by the Grantee during 
detailed site plan and/or subdivision review and administration of applicable City Codes by all cognizant City agencies 
and departments to meet all applicable City Code requirements. 
 
Staff comments: 
The proffers address site layout, architectural design and materials, landscape design, signage, and the maximum 
number of multi-family dwelling units in order to ensure the end product meets or exceeds the level of quality 
presented in this rezoning application. 
 
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. 
 

 
The Housing & Neighborhood section of the 2016 Comprehensive Plan frequently emphasizes the importance of a varied 
housing stock with “affordable housing alternatives for all people, including members of the vital services community, 
young professionals, the workforce, families, and senior citizens” (p. 2-63). According to the 2017 Virginia Beach Housing 
Needs Assessment, Market Analysis, and Re-investment Study, the City’s affordable housing stock is decreasing while our 
population of low income households is increasing (p. 3). The Study goes on to demonstrate how neglecting the problem 
will lead to further deterioration of our aging housing stock. Recognizing the challenges private developers face 
financing low-to-moderate-income multi-family rental housing, especially units priced for households with incomes 
between 30-80% of the area median income, the Study recommends the City offer a range of incentives to encourage 
private developers to fulfill this need (p.6). 
 
The property is located within the Pembroke Strategic Growth Area (SGA), the master plan for which was adopted by 
City Council in 2009. The Plan identifies six Development Principles to guide future development throughout the 
Pembroke SGA (pp. 15-18): 

1. Efficient use of land resources 
2. Full use of urban services 

Comprehensive Plan Recommendations 
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3. Compatible mix of uses 
4. Transportation opportunities 
5. Detailed human-scale design 
6. Environmental stewardship 

 
More specifically, the site is located in the Pembroke SGA’s Western Campus District, envisioned to become a “mid to 
low-rise academic village and service district” consisting of a mix of commercial, office, residential, and educational 
facilities (pp. 35-36). Building heights should not exceed a range of 30 to 50 feet, and open space district-wide should 
equal at least 40% of the land area, three-quarters of which should be green (p. 58). 
 
 

 
There do not appear to be any significant cultural or natural resource impacts resulting from the proposed development. 
 

 
Master Transportation Plan (MTP) and Capital Improvement Program (CIP) 
The MTP shows an ultimate eight-lane facility within a 155-foot right-of-way.  Currently, this segment of roadway is 
functioning over capacity at Level of Service D. 
 
N. Witchduck Road in the vicinity of this application is under construction and will be completed in early 2020 as a six-
lane divided major urban arterial (CIP 2-025, Witchduck Road-Phase II). Enhanced streetscapes will include moving 
overhead utilities underground and constructing a 16-foot-wide sidewalk with brick paver accents, street trees, and 
street lights. 
 
Access to the site will be limited to a right-in/ right-out only from Witchduck Rd.  
The developer will need to coordinate with the contractor for the Witchduck Road capital project in order to install the 
required right turn lane, curb and gutter, and sidewalk at the correct alignment on Witchduck Rd.  
 

Street Name Present Volume Present Capacity Generated Traffic 

N. Witchduck Road 47,814 ADT 1 42,100 ADT 1 (LOS 4 “D”) 
48,200 ADT 1 (LOS 4 “E”) 

Existing Land Use 2 – 5,940 ADT 
Proposed Land Use 3 – 1,596 ADT 

1 Average Daily Trips 2 as defined by 10.8 acres of 
B-2 zoning 

3 as defined by 240 multi-family 
dwellings 

4 LOS = Level of Service 

 

 
Water 
This site must connect to City water.  There is an existing 16-inch City water main along North Witchduck Road. 
 
Sewer 
This site must connect to City sanitary sewer.  There is an existing eight-inch City sanitary sewer gravity main along North 
Witchduck Road.  
 
Water and sanitary sewer service must be verified and improved if necessary so that the proposed development will 
have adequate water pressure, fire protection, and sanitary sewer service. 

Natural and Cultural Resources Impacts 

Traffic Impacts 

Public Utility Impacts 
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School Current Enrollment Capacity Generation 1  Change 2 

Point O’View  Elementary 702 707 24 24 
Larkspur Middle 1,523 1,763 10 10 
Kempsville High  1,632 1,969 11 11 
1 “Generation” represents the number of students that the development will  add to the school. 
2 “Change” represents the difference between the number of potential or actual students generated under the existing zoning and the number generated under 
the proposed zoning.  The number can be positive (additional students) or negative (fewer students). 

  

School Impacts 
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Proposed Site Layout 

NORTH 
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Proposed Landscape Plan 

NORTH 
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SS1.4 
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Proposed Building Elevations 
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Site Photos 

View from Witchduck Road 
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Disclosure Statement 
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