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Applicant C and C Development Co, Inc.  
Property Owner ETCPAC, LLC  
Public Hearing February 13, 2019  

City Council Election District Beach 

Request  
Alternative Compliance to the prescribed 
criteria of the Oceanfront Resort District 
Form-Based Code 
 
Staff Recommendation  
Approval 
 
Staff Planner  
Ashby Moss 
 
Location  
2508 Pacific Avenue & 302 26th Street 
GPINs 
24280072010000, 24280073100000 
Site Size  
9,250 square feet 
AICUZ  
65-70 dB DNL; Sub-Area 1 
Watershed  
Chesapeake Bay 
 
Existing Land Use 
Two-story office building 
 
Zoning District and Street Frontage Type 
OR Oceanfront Resort / Gateway (Pacific) & 
Beach (26th)  
 
Surrounding Land Uses and Zoning Districts 
North  
Off-site hotel parking lot / OR Oceanfront 
Resort 
South 
Strip shopping center/ OR Oceanfront Resort 
East  
Off-site hotel parking structure / OR Oceanfront 
Resort 
West 
Single-family dwelling / OR Oceanfront Resort 
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• The applicant requests to develop the site with a five-unit row house building fronting Pacific Avenue and a 

detached single-unit structure fronting the 25-1/2 Street alley. The Oceanfront Resort District Form-Based Code 
(FBC) requires each row house unit to accommodate a minimum lot width of 20 feet and a minimum lot area of 
1,500 square feet (whether or not the property is actually subdivided). As proposed, each row house unit 
exceeds the lot width requirement, but the lot area is as low as 1,250 square feet. In addition, the 1,425 square 
foot detached rear structure does not front a street, does not meet minimum lot width or area requirements, 
and adds a second building type that is not permitted with the Row House building type. Lastly, the proposed 
garages encroach well into the 25-foot parking setback. For these reasons, the applicant is requesting a Special 
Exception for Alternative Compliance.  
 

• The proposal also includes “optional forms of development” for certain prescribed criteria associated with the 
Row House building type. Optional Forms of Development, which may be approved administratively, fulfill the 
same purpose of a prescribed form through a different means. For informational purposes, the table at the end 
of the report lists the pertinent FBC prescribed criteria, the proposed criteria, and the method of approval for 
each.  
 

• The row house structure is contemporary in style and includes four stories with front stoops, second and third 
story balconies, and rooftop outdoor amenity space for each unit. High quality building materials include a 
masonry foundation accented with brick veneer on the stoops; fiber cement board and batten, horizontal 
planks, and panels with batten strips; metal railing on the balconies and rooftop; and Bahama shutters on fourth 
story windows. Units are separated by projecting stairwells with dark wood “Nichiha” (or similar material), 
horizontal planking and large metal clad windows. As recommended by the Oceanfront Resort District Design 
Guidelines, the overall row house building design clearly identifies and orients pedestrians to each unit. The rear 
detached structure follows the same contemporary design and materials but is reduced to three stories in 
height and does not include porches.  
 

• All vehicular ingress and egress will be from the alley, which will be increased to a width of 22 feet after a two-
foot dedication. As required by Public Works, the alley will be improved with an 18-foot pavement section. With 
five on-site spaces and three new metered spaces on 26th Street created as a result of this development, the 
proposal meets the minimum parking requirement of 1.3 spaces per unit. This reduced parking ratio is permitted 
only for residential uses that do not participate in the Residential Parking Permit Program. Although each of the 
five row house units has a two-car garage, these spaces do not count towards meeting the minimum parking 
requirement. 
 

• As part of this development, the applicant will construct a new, enhanced streetscape along both the Pacific 
Avenue and the 26th Street frontages. The new streetscape will contain a six-foot concrete sidewalk and a 
variable four to five-foot brick paver verge with street trees and pedestrian lights along the Pacific Avenue 
frontage. Similar improvements continue on 26th Street, minus the street trees and pedestrian lights. The closed 
curb cut and new curbline on 26th Street enable three new metered parking spaces. 
 

• Although not included as part of this project, the applicant has demonstrated that the proposed streetscape 
improvements will support a future pedestrian refuge median in Pacific Avenue. The City’s Traffic Safety 
Improvement Program has funded a similar pilot project to construct a pedestrian refuge median this year 
between 33rd and 34th Streets. The City is seeking a matching grant to fund additional blocks in future capital 
programming.   

 
 
 

Background and Summary of Proposal 
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Zoning History 

# Request 
1 NON (two single family dwellings) Approved 03/23/2004 
2 CUP (outdoor recreation) Denied 04/25/1992 

 

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 Resort Area Strategic Action Plan (RASAP), adopted in December 2008, is the guiding document for planning policy 
and development in the Oceanfront Resort District. The RASAP calls for improved transit and pedestrian connections 
between destinations, and a transition in use and design from the Resort Area to the neighborhoods. One of the nine 
development strategies is to “grow residential” in order to increase year round activity. 
 

 
Section 7.3.3 of the FBC lists the review standards for Alternative Compliance applications. Any development seeking a 
Special Exception for Alternative Compliance must:  

• advance the stated goals and objectives of the Resort Area Strategic Action Plan and Oceanfront Resort District 
Form-Based Code;  

• promote modes of transportation other than the automobile;  
• create a pedestrian-oriented and pedestrian-scaled environment;  
• contribute to a memorable and compatible mix of uses;  
• be consistent with the intent of the regulations applicable to the subject street frontage(s);  
• be physically and functionally integrated with the built environment; and  
• advance the goals and objectives of the parking strategy for the District. 

 
The predominant factor in assessing the degree to which this proposal meets the review standards listed above is the 
new streetscape. Although standard minimum improvements are required with every development project, the 
applicant has agreed to provide streetscape improvements that would normally be associated with a capital 
improvement project. This will create a comfortable pedestrian environment with similar dimensions and components 
found at the Aqua/I-Fly development between 24-1/2 and 25th Street. The new curb alignment for this project also 
creates space for three new metered parking spaces on 26th Street and sets the stage for the addition of a pedestrian 
refuge median on Pacific Avenue if future funding becomes available.  

Comprehensive Plan Recommendations 

Evaluation and Recommendation 

1 

 
 
  2 
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In addition, the height and density of the row house and detached house buildings provide a good transition from the 
more intense Pacific Avenue Gateway frontage to the Old Beach residential neighborhood to the west. Introduction of 
this type of residential product, even if used for short-term rentals, will contribute to a compatible mix of uses, enliven 
the resort area, and help support local businesses year round. 
 
Lastly, the project as a whole meets applicable design guidelines for the row house building type, including a clear 
distinction between units, front stoops and balconies, high quality building materials, and clear pedestrian-oriented 
entrances from the sidewalk.  
 
The applicant sought comments from the Resort Advisory Commission’s Planning Design Review Committee (RAC PDRC) 
on three occasions, making modifications as recommended, and the group ultimately voted unanimously to approve the 
proposal. 
 
For the reasons stated as part of this evaluation and summarized earlier in this report, Staff finds that the review 
standards have been met and recommends approval of this Special Exception for Alternative Compliance, with the 
following conditions:  
 

 
1. Site layout, improvements, easements, and plantings shall be substantially as shown on the conceptual site plan 

package titled, “DEVELOPMENT EXHIBIT LOTS 2, 4, & 6 & NORTHERN 90’ OF LOT 2 for VB HOMES” dated 
01/18/2019, as prepared by WPL. Said drawing has been exhibited to the City Council and is on file in the 
Department of Planning.  
 

2. The architectural design, colors, and materials for the row house and rear detached house buildings shall be 
substantially as shown on the exhibits titled “Elevation Concept for 2508 Pacific Avenue-Design for VB Homes,” 
dated January 24, 2019, by RBA (Retnauer Baynes Associates). Said drawings have been exhibited to the City 
Council and are on file in the Department of Planning.  
 

3. The applicant shall make all right-of-way dedications and improvements substantially as shown on the site plan 
package referenced in Condition #1 for Pacific Avenue, 26th Street, and the 25-1/2 Street alley, except the 26th 
Street improvements shall be extended beyond the subject site to accommodate a total of three on-street 
parking spaces on the north and/or south sides as required by Public Works Traffic Engineering. Additional 
adjustments and requirements may be applied as part of development site plan review.  
 

4. All landscaping must be maintained in good health. Any landscaping that fails to grow or is determined to be in 
poor health shall be replaced with a type and quantity of plantings that is similar to and meets the same intent 
as the plants shown in the Planting Layout referenced in Condition #1. Any replacement plantings shall be 
approved by the Development Services Center. 
 

5. All mechanical equipment shall be screened year-round either architecturally or by landscaping or fencing such 
that it is not visible from the public right-of-way. 
 

6. Temporary chain-link fencing shall be installed on the property lines shared with the adjacent property owner to 
the west for tree protection and containment of construction activity. 
 

7. Per Sec. 6.2.5 (A) of the Oceanfront Form-Based Code regarding Reduced Parking, owners, residents, guests, or 
employees associated with this property are not eligible to participate in the Residential Parking Permit Program 
(RPPP). The developer shall record a deed restriction disclosing this information prior to receiving a Certificate of 
Occupancy.  

Recommended Conditions 
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 NOTE: 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. 
  

Site and Building Criteria 

FBC Row House Criteria As Prescribed by the FBC As Proposed Approval Process 

Multiple Building Types on 
same lot 

Each building type must be able 
to meet minimum lot criteria 

Rear unit does not have 
frontage on street and cannot 
meet minimum lot dimensions 

Alternative Compliance 

Lot Area (combined) 10,500 SF 9,018 SF Alternative Compliance 

Lot Area per unit 1,500 SF (row house) 
3,000 SF (detached house) 

1,250 SF per interior row 
house unit; end units meet or 

slightly exceed minimum 
216 SF (estimated lot area for 

detached house) 

Alternative Compliance 

Lot Width 20’ min (row house) 
30’ min (detached house) 

25’ + (row house units) 
0’ (detached house) Alternative Compliance 

Pacific Avenue building setback 5’ (2’ for stoops & porches)  7’ (2’ for stoops) Prescribed Form 

26th Street building setback 5’ 4’-5’ (due to corner 
dedication) Optional Form 

Alley building setback 5’ 8’ (excluding 2’ alley 
dedication) Prescribed Form 

Parking Setback 25’ on 60% Pacific Ave. frontage 
10’ on 60% 26th St. frontage 

+/- 10’ on 90% 
+/- 5’ on 95% Alternative Compliance 

Required Parking 
2 spaces per unit 

1.3 per unit per Sec. 
6.2.5(A)reduced parking with no RPPP 

1.3 per unit (5 on site and 3 
new metered spaces on 26th 

St.) 
Optional Form 

Outdoor Amenity Space 20% of site area 

21% (provided entirely on 
rooftop) 

7% (provided in new 
streetscape) 

Prescribed Form 

Building Height  
Row House building type 

45’ max 
Sec. 4.1.4(C)(8) height encroachment for 

stairway access to roof limited to 12’, 
25% roof area, and 10’ setback 

44.5’ top of roof 
52’ top of roof access towers Optional Form 

Building Height  
Detached House building type 35’ max 34’ top of roof 

41.5’ top of roof access tower Optional Form 

Balcony Depth 6’ min  6’ Prescribed Form 

Tree Canopy (150 sf per unit) 900 sf min 900 sf (9 small trees on site) Prescribed Form 
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Proposed Conceptual Site Layout 

Rear Detached Single-Unit 

5 Unit Row House 
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Proposed Landscape Plan 
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Proposed Elevations – Front Structure 
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Proposed Elevations - Rear Structure 
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Proposed Renderings  
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Proposed Renderings  
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Proposed Renderings – Rear Unit 
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Pedestrian Refuge Median Concept 
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Disclosure Statement 
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Disclosure Statement 
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Disclosure Statement 


