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Applicant & Owner Willis Family Partnership      
Public Hearing April 11, 2018  

City Council Election District Beach 

Request  
Change in Nonconformity 
 
Staff Recommendation 
Approval 
 
Staff Planner  
Jonathan Sanders 
 
Location  
318 & 320 34th Street 
GPINs 
2418926937, 2418925993  
Site Size  
14,000 square feet 
AICUZ  
70-75 dB DNL 
Watershed 
Atlantic Ocean 
 
Existing Land Use and Zoning District  
Duplex, multi-family dwellings / A-12 
Apartment 
 
Surrounding Land Uses and Zoning Districts 
North  
34th Street 
Multi-family dwellings, single-family dwellings / 
A-24 & A-36 Apartment 
South 
33rd Half Street 
Multi-family dwellings / A-24 Apartment 
East  
Townhomes / A-12 Apartment 
West 
Arctic Avenue 
Single-family dwelling / A-12 Apartment 
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• The site consists of two lots that will be combined to create a 100-foot wide by 140-foot deep corner lot that 

fronts both 34th Street and Arctic Avenue.  Both existing lots are zoned A-24 Apartment District.  According to 
the applicant, 10 dwellings currently exist in four buildings that were all constructed in the 1930s through the 
1940s.  
 

• There are 10 legally, nonconforming units on the properties, and the applicant’s request is to decrease the 
number of dwelling units to nine.  Based on the existing A-24 zoning, as a matter of right, the applicant could 
redevelop the property with up to seven units. As the request remains above what can be constructed as a 
matter of right, a Change in Nonconformity is required.  
 

• The applicant proposes to redevelop the site with two, three-story buildings that will be connected by an open-
air stairwell. A total of nine dwelling units are proposed within these two building, with a mix of one and two-
bedroom apartment units. Also proposed is a one-story storage/carport structure for up to four automobiles. 
 

• The proposed concept plan depicts the buildings proposed along 34th Street setback 12 feet from the property 
line, with the porch/balconies of the corner building projecting even closer to the road, thereby encroaching 
into the 30-foot front yard setback for A-24 Apartment Districts.  An existing structure on the site is located 11 
feet from the 34th Street right-of-way.   
 

• A total of 17 parking spaces are proposed, all of which will be accessed off of the alley.  A parking lot with nine 
spaces is depicted on the concept plan along with up to eight stacked spaces, including four spaces within the 
carport. Based on the standards set forth in the Zoning Ordinance, a minimum of 18 on-site parking spaces are 
required. However, as a result of this project, five on-street parking spaces will be created along Arctic Avenue.  
 

• Proposed streetscape improvements consist of a widening of the pavement within 34th Street and Arctic 
Avenue; and the installation of curb and gutter and new sidewalks.    

 
• The submitted architectural elevations depict a red brick skirt, upgraded vinyl horizontal siding, upgraded vinyl 

board and batten, cementitious smooth paneling and trim, vinyl windows, Bahama shutters on the 3rd level and 
architectural asphalt shingles. 

 
• The conceptual planting plan depicts foundation landscaping at the base of the buildings and along the covered 

parking area; flowering small trees and large canopy trees; evergreen shrubs to provide screening along the 
eastern boundary line; and accent grasses and evergreen groundcover. 
 

• Stormwater management will be addressed in more detail during final site plan review.   
  
 
 
 
 
 
 
 
 
 

 

Background and Summary of Proposal 
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Zoning History 
# Request 
1 NON Approved 11/12/2013 
2 NON Approved 06/07/2016 
3 NON Approved 01/14/2014 
4 NON Approved 01/14/1997 

 

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 

 

 
The proposed redevelopment to construct two buildings containing nine multi-family dwellings on the site is, in Staff’s 
view, compatible with the land use policies for the Suburban Area as the proposed configuration of the site, 
architectural massing and materials, parking, landscaping and streetscape improvements are in alignment with the 
Seapines Station Voluntary Design Guidelines.  The Guidelines, which are adopted as part of the Comprehensive Plan’s 
Reference Handbook, include design recommendations for this area and address setbacks, massing, materials, parking, 
and landscaping.  Below is a brief evaluation of the applicable Guidelines. 
 
Setbacks and Massing 
The Guidelines recommend that large-scale structures be “broken up” into separate buildings, and that roof lines and 
heights be varied in order to reduce the mass of a structure. The Guidelines state that the front setback of the buildings 
should be 10 feet, the side yard setback should be eight feet and porches should be five feet. The façades of the 
proposed buildings are designed with projections, such as porches and balconies, which provides visual relief and will aid 
with reducing the overall scale of the building.  The proposed setbacks of 12 feet for the front yard and 10 and 15 feet 
for the side yards exceed the setbacks recommended by the Guidelines, which is 10 feet for the front and eight feet for 
side yards. 
 
Materials 
The Guidelines state that siding should include high quality materials that stand up over time to the effects of salt spray 
and wind.  Use of masonry and cement fiberboard is encouraged. The applicant is proposing a masonry skirt, upgraded 
vinyl siding on the façade and cement fiberboard for trim details.  The articulation of exterior materials is balanced and 
meets the intent of the Guidelines. 
 
Parking 
The Guidelines recommend for corner lots that parking areas for multi-family dwellings be on the interior of the lot and 
accessed via an alley.  The use of pervious materials for on-site parking, driveways and walkways is encouraged. Due to 
the proposed widening and streetscape improvements, more space will be available to comfortably park on the street, 
which will offset the lack of one parking space on-site. As previously noted, on-site parking will be accessed from the 
alley and will be screened from the rights-of-way by the buildings and the proposed plantings.   

Evaluation and Recommendation 

4 

3 

2 

1 
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Landscaping 
The Guidelines state that landscaping along street fronts should frame, soften and embellish the quality of the 
residential environment.  Planted areas should be designed to aid in stormwater management, where possible. The 
Guidelines recommend that a minimum five-foot wide evergreen hedge be installed along the length of any driveway 
that abuts a north/south property line, and that street trees be planted along rights-of-way on infill lots and for 
redevelopment sites.  As mentioned above, the conceptual planting plan depicts foundation plants at the base of the 
buildings and covered parking area; flowering small and large canopy trees; evergreen screening along the eastern 
boundary line; and accent grasses, perennial color and evergreen groundcover. 
 
As the property is located within the 70-75 noise zone, a reduction in the number of units from 10 to nine meets the 
goals of Article 18 of the Zoning Ordinance of minimizing residential units within the higher noise zones. 
 
Staff views this request as an enhancement and upgrade to the area.  Also, it is Staff’s opinion that the project addresses 
many of the Seapines Station Design Guidelines with regard to providing a quality streetscape and built environment 
that reduces emphasis on parking areas, providing appropriate massing and treatment of buildings, and increasing plant 
material along street frontages. Based on the considerations above, Staff recommends approval of this Change in 
Nonconformity request subject to the conditions below. 
 

 
1. When the site is developed, it shall be in substantial conformance with the submitted site layout exhibit entitled, 

“34th STREET AND ARCTIC AVE APARTMENTS, CONCEPTUAL LAYOUT,” dated March 20, 2018, and prepared by 
Timmons Group, which has been exhibited to the Virginia Beach City Council and is on file in the Department of 
Planning and Community Development.  

 
2. The exterior of the proposed buildings shall substantially adhere in appearance, size and materials to the 

elevations entitled, “34th AND ARCTIC MULTIFAMILY,” dated 2/14/2018, and prepared by Retnauer Baynes 
Associates, LLC, which have been exhibited to the Virginia Beach City Council and are on file in the Department 
of Planning and Community Development.  The exterior siding material above the brick skirt shall be cement 
fiberboard.  No vinyl siding shall be installed on the exterior of the building. 

 
3. The installation of plant material shall be, at a minimum, as depicted on the Landscape Plan entitled, “34th 

STREET AND ARCTIC AVE APARTMENTS, CONCEPTUAL PLANTING PLAN,” dated March 20, 2018, and prepared by 
Timmons Group, which has been exhibited to the Virginia Beach City Council and is on file in the Department of 
Planning and Community Development. 

 
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 Comprehensive Plan identifies this site as being located within the Suburban Area. The general planning principles 
for the Suburban Area focus on creating and maintaining great neighborhoods through stability and sustainability; 
protecting and enhancing open spaces and places of cultural and historical significance; and creating and maintaining a 

Recommended Conditions 

Comprehensive Plan Recommendations 
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transportation system that provides connectivity and mobility. Achieving these goals requires that all land use activities 
either maintain or enhance the existing neighborhood through compatibility with surroundings, quality and 
attractiveness of site and buildings, improved mobility, environmental responsibility, livability, and effective buffering 
with respect to type, size, intensity and relationship to the surrounding uses. 
 
This site is within the area associated with the Seapines Station Voluntary Design Guidelines, adopted by City Council in 
2017.  The Guidelines provide recommendations to encourage a quality streetscape and built environment that reduces 
emphasis on parking areas, provides appropriate massing and treatment of buildings, accommodates large porches, and 
increases plant material along street frontages.  
 

 
The site is located in the Atlantic Ocean watershed.  There do not appear to be any significant natural or cultural 
features associated with the site. 
 

 
Street Name Present Volume Present Capacity Generated Traffic 

Arctic Avenue 
No Data Available Existing Land Use 2 - 67 ADT1 

Proposed Land Use 3 - 60 ADT1 
34th Street 

1 Average Daily Trips 2 as defined by 10 
apartment units 

3 as defined by nine apartment units  

 
The south side of 34th Street is fully improved with pavement widening, curb and gutter, and sidewalk from Pacific 
Avenue to the eastern property line of this proposed development.  This improvement allows for pedestrian mobility as 
well as on-street parking.  As a result, Traffic Engineering is requiring the extension of these improvements along the 
entire 34th Street frontage, which the submitted Conceptual Layout does reflect. 
 
Arctic Avenue south of 33rd ½ Street is fully improved with pavement widening, curb & gutter, and sidewalk.  As with 34th 
Street, this improvement allows for pedestrian mobility as well as on-street parking.  As a result, Traffic Engineering is 
requiring the extension of these improvements along the entire Arctic Avenue frontage, which the submitted 
Conceptual Layout does reflect. 
 

 
Water 
The site must connect to City water.  There is an existing six-inch City water main on 34th Street.  There is an existing 16-
inch City water main on Arctic Avenue. 
 
Sewer 
The site must connect to City sanitary sewer.  There is an existing eight-inch City gravity sanitary sewer main on 33rd ½ 
Street. 
 
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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Existing Site Layout 
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Proposed Site Layout 
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Proposed Landscape Layout 
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Proposed Rendering 
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Proposed Elevations 
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Proposed Elevations 
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Site Photos 
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Ordinance 
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