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Applicant and Owner Draybun Sajo, LLC 
Public Hearing July 10, 2019  

City Council Election District Kempsville 

Request  
Conditional Use Permit (Assembly Use) 
 
Staff Recommendation 
Approval 
 
Staff Planner  
Kevin Kemp, Hoa N. Dao 
 
Location  
5592 Sajo Farm Road 
GPIN 
1469-20-9187 
Site Size  
8.10 acres 
AICUZ  
Less than 65 dB DNL 
Watershed 
Chesapeake Bay 
 
 
Existing Land Use and Zoning District  
Single-family dwelling / R-40 Residential 
 
Surrounding Land Uses and Zoning Districts 
North  
Lake Lawson  
South 
Single-family dwellings / R-40 Residential 
East  
Sajo Farm Manor House 
Single-family dwellings / R-40 Residential 
West 
Single-family dwellings / R-40 Residential 
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• The Sajo Farm Manor House was constructed in 1939 by Sam Jones, the owner of Berkley Machine & Foundry 

Company in Norfolk. The Manor House was originally part of a 300-acre farm, a majority of which has been developed. 
The 13,921 square feet colonial revival style Manor House is situated on a 4.45-acre parcel, adjacent to the proposed 
site. 

• The applicant owns 12.55 acres, including the Manor House (4.45 acres - which is not included in this application) and 
the Guest House (8.10 acres). The Manor House serves as the applicant’s primary residence, and the request is limited 
to the Guest House property. 

• An ordinance has been drafted for consideration by the Planning Commission on the July agenda that would 
conditionally permit assembly uses, such as weddings and other large gatherings, on properties located in the R-40 
and R-30 Residential Districts. This ordinance identifies nine (9) requirements that must be met, which are listed 
below.  

1. The property or properties shall be listed either on the National, State, or Virginia Beach Historic Register; 

2. One owner shall own all parcels being used for the assembly use, except for off-site parking; 

3. The site area shall be a minimum of three (3) acres outside of water, marsh, or wetlands; 

4. A minimum of fifty (50) percent of the required parking shall be able to be provided on-site; 

5. Outdoor assembly areas and parking shall be a minimum of fifty (50) feet from any property line shared with 
another residentially zoned property; 

6. All outdoor assembly use must cease by 9:00 pm unless otherwise limited or approved through the 
Conditional Use Permit; 

7. All unimproved areas used for parking shall be stabilized within seven (7) days after the conclusion of an event; 

8. Any localized flooding that arises from the outdoor assembly and/or unimproved parking areas shall be 
corrected at the owner/operator’s expense; and 

9. Outdoor assembly uses shall only be held on the property on Fridays, Saturdays, Sundays, or national holidays. 

• Subject to the approval of the Zoning Ordinance amendment described above, the applicant requests a Conditional 
Use Permit for an Assembly Use in order to operate an event venue on the Sajo Farm Guest House property. The 
subject property is zoned R-40 Residential District and is developed with a 3,472 square foot single-family dwelling 
(the “Guest House”). 

• Details of the desired operation of the event venue are listed below: 

o Events will be held both indoors and outdoors.  

 Outdoor events will be limited to no more than 40 events per calendar year and shall not have more 
than 150 attendees per event. 

 Indoor events will not limited to the number of events per calendar year, but will not have more than 
60 attendees per event.  

o Outdoor events will only be held on Friday, Saturday, Sunday, and/or national holidays. 

o Outdoor events will cease by 9:00 pm. 

o Access to the site is via a long shared gravel drive off of Shell Road. 

Background and Summary of Proposal 
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 The driveway is shared by the applicant and a single-family residence, which is on a separate parcel 
located west of the Guest House. 

o On-site and off-site parking are proposed. 

 The applicant has requested that alternative parking surfaces (front lawn area) be allowed for on-site 
parking. 

 No more than 30 vehicles will be parked on the site at any one time. 

 On-site parking is not permitted outside of the designated parking area, as shown on page 9 of this 
report. 

 Off-site parking is available at a nearby church (Unity Church of Tidewater – half a mile from the Guest 
House) and attendees will be shuttled to the venue.  

 For events with more than 30 vehicles, all vehicles, except catering vehicles, will be parked off-site at 
the church parking lot. 

 The applicant will collaborate with the church prior to any event to ensure adequate parking will be 
available and that there will not be a conflict between the church activities and the proposed event 
venue. 

o Events may have food trucks, but will be limited to no more than two food trucks at any single event.  

o Amplified music will be prohibited at all events. 

• Based on the requirements of the proposed ordinance, the applicant will be required to record the Guest House 
property on a historic registry.  The applicant has indicated the desire to pursue a nomination to the Virginia Beach 
Historic Registry. 

  

 

Zoning History 
# Request 
1 LUP (Sajo Farm) Approved January 1, 1983 
2 CUP (Truck Rentals) Approved May 22, 2012 

CUP (Religious Use) Approved June 14, 2005 
CUP (Gas Service Station) Denied December 16, 1997 

 

Application Types 
CUP – Conditional Use Permit 
REZ – Rezoning 
CRZ – Conditional Rezoning 
LUP – Land Use Plan 

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

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

 
 
 
 
 

2 
1 
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The subject property is unique in its size, location, and historical significance. A majority of the land encompassed by the 
original Sajo Farm has been developed as single-family residential. Fortunately, this large parcel has not been developed 
in a similar manner, even though the current R-40 zoning would have have permitted further subdivision of the farm. The 
8.10-acre Guest House property has ample room to accommodate both indoor and outdoor events. The site is accessed 
via Shell Road, via a long and narrow gravel drive. Besides the applicant, only one additional residence shares this 
ingress/egress from the right-of-way.  To minimize traffic impacts to the neighboring properties, the applicant proposes 
to limit the on-site parking to no more than 30 vehicles. For events with more than 30 vehicles, all vehicles, except catering 
vehicles, will be parked at a nearby church (Unity Church of Tidewater) and attendees will be shuttled to the venue. Prior 
to each event, the applicant will coordinate with the church to ensure adequate parking are available for both the 
assembly use and the church services.  
 
The property is heavily wooded such that the proposed activities will not be visible to the adjacent residential properties. 
The nearest residential dwelling measured from the Guest House structure is the applicant’s residence (approximately 
460 feet away) and the residence that shares the access driveway (approximately 580 feet away). To minimize noise 
impact to the neighboring properties, amplified music will be prohibited at events and all events will be concluded by 9:00 
pm. Food for the events will either be catered or be provided by no more than two food trucks. Any food trucks, tents, or 
structures brought to the site for an event will be removed following the completion of the event, which will be n o later 
than 10:00 pm. Furthermore, the use of generators will not be permitted for any event, in order to minimize noise that 
would otherwise arise from a generator. 
 
The applicant agrees to limit the number of outdoor events to no more than 40 per year with a maximum of 150 attendees 
per event. In addition, no more than one event will be held in a single day. While the number of indoor events is not 
limited, the number of attendees is limited to no more than 60 per event. 
 
Factoring in the nine requirements set forth in the proposed ordinance that will allow assembly uses in certain residential 
districts, as well as the conditions recommended by Staff and agreed to by the applicant that are described above and 
noted below, it is Staff’s opinion that this site is appropriate for this specific assembly use.   The property will offer a unique 
opportunity for Virginia Beach residents and their guests to experience this unique historic property. Therefore, Staff 
recommends the proposal be approved with the conditions listed below. 
 

 

1. This Conditional Use Permit is only valid when in common ownership with the adjacent parcel containing the Sajo 
Farm Manor House. 

2. This Conditional Use Permit shall not be valid unless the subject property is listed on the Federal, State, and/or Virginia 
Beach Historic Registry. 

3. The applicant offers and the City accepts that this Conditional Use Permit shall not be valid unless the Sajo Farm Manor 
House property is listed on the Federal, State, and/or Virginia Beach Historic Registry. 

4. The number of attendees shall not exceed sixty (60) for an indoor event and one hundred and fifty (150) for an outdoor 
event. 

5. All outdoor events shall be held on Friday, Saturday, Sunday, and/or national holidays.  

Evaluation and Recommendation 

Recommended Conditions 
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6. All activities associated with the proposed use shall cease by 9:00 pm, except, clearing after events shall be permitted 
until 10 pm. 

7. Outdoor events shall be limited to no more than forty (40) per the calendar year and no more than one (1) event shall 
be held on the same day.  

8. No more than thirty (30) vehicles shall be parked on the site at any one time. In addition, on-site parking shall be 
within the designated area show on page 9 of this Staff Report. Said, plan has been exhibited to the Virginia Beach 
City Council and is on file in the Virginia Beach Department of Planning and Community Development. 

9. Should there be more than thirty (30) vehicles per event, then all attendees shall park their vehicles off-site at the 
designated location(s) as specified in the parking agreement and be shuttled to the event venue. 

10. Prior to the commencement of the proposed assembly use, the applicant shall submit a parking plan and agreement 
to the Virginia Beach Planning Department that demonstrates the applicant’s ability to use the off-site church parking 
lot as described in the application. Such agreement shall be subject to the review and approval of the Director of 
Planning or designee. 

11. Except for ADA parking, alternative parking surfaces (front lawn area) may be permitted for on-site parking. ADA 
parking shall be provided in accordance with the ADA criteria. 

12. The applicant/owner shall install and maintain a City standard commercial entrance at the intersection of Shell Road 
and Sajo Farm Road. Said entrance shall be installed in accordance with the City of Virginia Beach Department of Public 
Works Engineering Division Specifications and Standards. 

13. Between the months of April through October, no more than two (2) outdoor events shall be held during the same 
calendar week, and not more than five (5) weeks during this time period shall multiple outdoor events be held on the 
property. Between November through March, no more than one (1) outdoor event shall be held per calendar week. 

14. No more than two (2) food trucks for catered events may be located on the site at any one time. Food trucks shall only 
be permitted on the site in conjunction with an event.  

15. Amplified music shall be prohibited. 

16. The use of generators for the provision of food, music, and lighting shall be prohibited. 

17. No activity associated with an event, with the exception of access to and from the event, shall be permitted within 
one hundred and fifty (150) feet of any adjacent residential property line.  

18. All necessary permits shall be obtained prior to the event for temporary tents or other structures, as required by the 
Virginia State Building Code. 

19. All lighting shall be contained on the subject property. The source of the light is to be shielded so as to not be visible 
from the property line of adjacent residential properties. 

20. Any outdoor storage of materials associated with the Assembly Use shall be prohibited. 

21. Any unimproved areas used for parking shall be stabilized within seven days after the conclusion of an event. 

22. Any localized flooding that arises from the use of the unimproved parking areas shall be corrected at the applicant’s 
expense.   
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23. This use may continue to operate on the site subject to an annual determination by the Planning Director or designee 
that the presence of the use is not detrimental to public health, safety, and welfare. Furthermore, this use, as 
conditioned herein, shall not cause public inconvenience, annoyance, disturbance, or be incompatible with other uses 
in the vicinity or otherwise interfere with the reasonable use and enjoyment of neighboring properties by reason of 
excessive noise, traffic, or overflow parking. 

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 approvals allowed by this application 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 designates this site as being in the Suburban Area.  Characteristics of the Suburban Area include 
predominantly low-density residential subdivisions; large tracts of land devoted to single-family dwelling units; low-
intensity retail shopping centers, office complexes and employment centers that depend heavily on the use of the 
automobile; transportation systems designed for the automobile; and various sized tracts of parkland or open space with 
trail systems. 
 
Key planning principles for the Suburban Area that apply to this request include preserving neighborhood quality.  This is 
achieved by maintaining compatibility with surroundings; quality of site and buildings; attractiveness of site and buildings; 
improved mobility; environmental responsibility; buffering of residential uses; and relationship to surrounding uses. 
 

 
The site is located on the southern edge of Lake Lawson, a self-contained lake. The 8.10 acre site is developed with one 
single-family home, and a majority of the site is wooden undeveloped land. The site is located within the Chesapeake Bay 
Watershed, Resource Management Area. There is no further development proposed with this application; therefore, it is 
not anticipated that there will be any impact on the natural environment. 
 
The Sajo Farm Manor House was constructed in 1939 by Sam Jones, the owner of Berkley Machine & Foundry company 
in Norfolk. The almost 14,000 square foot Manor House was originally part of a 300-acre farm, a majority of which has 
been developed. The 3,472 square foot Guest House, which is the subject of this application, is located on 8.10 acres and 
was built in 1955.  
 

 
Street Name Present Volume Present Capacity Generated Traffic 

Sajo Farm Road No data available No data available 

Existing Land Use 2 – 64 ADT 
Proposed Land Use 3 – No Data 

Shell Road No data available 6,200 ADT 1 (LOS 4 “C”) 
11,100 ADT 1 (LOS 4 “E”) 

1 Average Daily Trips 2 as defined by 8 acres of R-40 zoned 
property 

3 No information available in the ITE Trip 
Generation Manual for event venues 

4 LOS = Level of Service 

Comprehensive Plan Recommendations 

Natural and Cultural Resources Impacts 

Traffic Impacts 
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Master Transportation Plan (MTP) and Capital Improvement Program (CIP) 
Shell Road in the vicinity of this application is considered a two-lane undivided collector street.  The existing infrastructure 
currently resides in a 50-foot right-of-way.  Shell Road is not currently shown on the Master Transportation Plan and there 
are currently no roadway Capital Improvement Projects slated for this segment of the roadway. 
 
Due to the commercial nature of the proposed use, depending on the frequency and size of events, the existing driveway 
apron located at Shell Road and Sajo Farm Road will be required to be upgraded to a City standard commercial entrance 
in accordance with the City of Virginia Beach Department of Public Works Engineering Division Specifications and 
Standards.  More specifically commercial entrances are required to be 30 feet in width and have 15-foot return radii. The 
applicant was made aware of the requirement. 
 

 
Water 
City water is not available to this site. Impact on the private well will require Health Department approval. 
 
Sewer 
City sanitary sewer is not available. Any impact to an existing onsite sewage treatment facility requires Health Department 
approval. The applicant indicates that temporary restrooms will be made available during events, which will prevent 
additional load on existing onsite private wells and sewage treatment facilities.   
 

 
Planning Commission 

• The applicant/agent met with the Sajo Farm Homeowners’ Association (HOA) on June 3, 2019, to discuss the 
details of the request.  Staff received serveral letter of support from the Sajo Farm HOA as the result of the 
meeting. 

• As required by the Zoning Ordinance, the public notice sign(s) was placed on the property on May 10, 2019. 
• As required by State Code, this item was advertised in the Virginia Pilot Beacon on May 26, 2019, and June 2, 2019.                    
• As required by City Code, the adjacent property owners were notified regarding the request and the date of the 

Planning Commission public hearing on May 28, 2019.   
• Due to the cancelling of the June 12, 2019 Planning Commission, all items scheduled were moved to the July 10, 

2019 Planning Commission Hearing. All items were advertised for a second time in the Virginia Pilot Beacon on 
Sunday, June 30, 2019 and Friday, July 5, 2019. Also, notification letters were re-sent to all adjacent property 
owners on Wednesday, June 26, 2019 to ensure that they were aware of the new hearing date.  

• This Staff report, as well as all reports for this Planning Commission’s meeting, was posted on the Commission’s 
webpage of www.vbgov.com/pc on July 3, 2019. 

 

  

Public Utility Impacts 

Public Outreach Information 

http://www.vbgov.com/pc
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Site Layout 
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Site Photos 
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Disclosure Statement 
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• Upon receiving a recommendation from Planning Commission, this request will be scheduled for a City Council 
public hearing.  Staff will inform the applicant and/or their representative of the date of the hearing in the 
upcoming days. 
 

• Following City Council’s decision, the applicant will receive a decision letter from Staff.  
 

• Once the conditions of approval are in place and/or completed, the applicant must contact the Zoning Division of 
the Planning Department to obtain verification that the conditions have been met.  Contact the Zoning Division at 
757-385-8074. 

 
• If the request requires land disturbance and/or a subdivision of property, please contact the Development Services 

Center (DSC) to discuss next steps for site plan/plat review.  Contact the DSC at 757-385-4621 or the Development 
Liaison Team at 757-385-8610. 

 
• Please note that 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 approvals 
allowed by this application 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. 

 

Next Steps 
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