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Request
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Business District to Conditional B-4 Mixed-Use
District)

Staff Recommendation
Approval

Staff Planner

Bill Landfair

Location

4216 & 4220 Virginia Beach Boulevard

GPINs

1477953769, 1477955573

Site Size

9.289 acres

AICUZ

Less than 65 dB DNL

Watershed

Chesapeake Bay

Existing Land Use and Zoning District
Mixed retail / B-2 Community Business

Surrounding Land Uses and Zoning Districts
North
Single-family dwellings / R-7.5 Residential

South

Virginia Beach Boulevard
Mixed retail / B-2 Community Business

East

Townhouses / R-2.5 Residential
Retail / B-2 Community Business

West

Thalia Road
Automotive repair / B-2 Community Business
Thalia Elementary School / R-7.5 Residential
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Background & Summary of Proposal
•

The applicant seeks a Conditional Rezoning of the subject property from the B-2 District Community Business
District to Conditional B-4 Mixed-Use District to redevelop much of the site with up to 261 multi-family dwelling
units and 35,778 square feet of commercial uses. The 9.30-acre property contains two parcels and has frontage
along Virginia Beach Boulevard and Thalia Drive. These properties are currently developed with a 19,054 square
foot grocery store, a 64,750 square foot furniture store/warehouse, and approximately 32,224 square feet of
retail and restaurant uses.

•

The submitted proffered concept plan depicts the retention of the existing grocery store and a 10,224 square
foot, free-standing commercial building located in the southwest corner of the property. The remaining
commercial uses will be demolished and replaced with three buildings that will contain up to 261 multi-family
dwelling units and up to 6,500 square feet of new retail and restaurant uses.

•

The proffered elevations depict traditional style architecture for all proposed structures, featuring a neutral
color palette with varying finishes to break up the building massing.

•

Building 1, as indicated on the proffered concept plan, is proposed as a four-story podium-style building with
ground floor parking, for a total of five stories. The building will be 60 feet high at its tallest point and will be
adjacent to the existing grocery store with a similar setback of approximately 170 feet from Virginia Beach
Boulevard. The structure is proposed as a mix of one-, two- and three-bedroom apartments and will contain
amenities for the apartment tenants to include a swimming pool within a central courtyard, a fitness center, and
a community room. Commercial space is planned for a portion of the ground floor (approximately 6,500 square
feet), with an orientation towards Virginia Beach Boulevard. The parking under the building will serve both the
apartment and commercial uses.

•

Building 2, as indicated on the proffered plan, will be located north of Building 1, and is also designed as a fivestory structure with a mix of one-, two- and three-bedroom apartment units with parking on the ground floor.
No commercial uses are proposed within this building.

•

Sixteen, three-story townhouses (35 feet tall) are proposed on the northernmost portion of the property,
serving as a transition in height between the adjacent existing single-family dwellings to the north (the majority
of which are two stories in height) and the proposed five-story structures to the south. Each townhouse will
contain a single-car garage and a parking space in each individual driveway.

•

The proffered plan depicts 553 parking spaces that are proposed to be shared by both the multi-family units and
the commercial uses. The applicant submitted a Shared Parking Analysis that was reviewed by Staff, as set forth
in the Zoning Ordinance. Details of that analysis are provided below in the Evaluation section of this report.

•

Where possible, existing mature trees will be maintained, particularly along the northern edge of the site
adjacent to the single-family residential neighborhood. As required, a vegetated buffer is proposed adjacent to
the residentially-zoned properties. This 20-foot wide buffer exceeds the minimum width requirement of 15 feet.
Foundation plantings, parking lot interior plantings, and enhanced street frontage plantings are all proposed and
depicted on the concept plan.

•

The applicant has filed a Virginia Housing Development Authority (VHDA) application for both housing and
commercial financing under their Workforce Housing Program on this subject property. The developer has
chosen to set-aside 20% of the residential units at 80% of Area Median Income* for as long as the VHDA loan is
in place. There is a 10-year lockout period, where the owner cannot refinance the loan. The developer can
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refinance after 10 years. If this were to happen, the City could record an additional use restriction subordinate
to VHDA for a longer period. As the proposed development has a commercial component, the property must
be located within a designated Revitalization Area. This designation would require the approval of the City
Council. A resolution for a revitalization area would be considered by City Council if this application is approved.
*The area median income is the midpoint of a region's income distribution, meaning that half of households in a region
earn more than the median and half earn less than the median. In Virginia Beach the median family income for a family of 4
is $82,500.

Zoning History
#
1
2

2
1

3

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

3
4

4
MOD – Modification of Conditions or
Proffers
NON – Nonconforming Use
STC – Street Closure

Request

CUP (Church Expansion) Approved 07/02/2002
CUP (Parking Lot) Approved 09/08/1998
CUP (Automobile Repair Garage) Approved 06/19/2018
CUP (Add Automotive Repair) Approved 07/10/2012
CUP (Automobile Service Station) Approved 01/25/1994
CRZ (R-5D to Conditional O-1) Approved 03/25/1997
CRZ (B-2 & R-5D to Conditional B-2) Approved
05/16/2017

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

LUP – Land Use Plan
STR – Short Term Rental

Evaluation & Recommendation
The proposed Conditional Rezoning request to redevelop the property with a mixed-use development containing 261
multi-family units and 35,778 square feet of commercial uses is, in Staff’s opinion, acceptable. The request is consistent
with the Comprehensive Plan’s recommendations for the Suburban Area, which calls for the balance of high quality
residential and commercial redevelopment including the mixing of uses. The Comprehensive Plan calls for the renewal
of aging commercial centers that transition commercial development to residential neighborhoods. This is achieved
through compatibility with surroundings, high quality and attractive site design and buildings, sufficient amounts of
open space and effective buffering, and a reasonable relationship to the surrounding uses. Staff believes these
principles are addressed in the application as described below.
The entire property has been zoned B-2 Community Business District for more than 40 years. By-right redevelopment of
the site could include any of the permitted uses identified in the Zoning Ordinance, such as beverage manufacturing
shops, eating and drinking establishments, and personal service establishments. None of these uses are residential in
nature. The proposed uses include commercial businesses that are consistent and compatible with the existing retail and
restaurant uses on the site, as well as with the surrounding commercial uses that exist in the vicinity of the property
along Virginia Beach Boulevard. While the property has been historically commercial, the introduction of dwellings on
this site in Staff’s view is compatible with the surroundings, which includes residential, commercial and office uses, and
provides a “reasonable relationship to the surrounding uses,” as called for in the Comprehensive Plan. Consistent with
the Comprehensive Plan’s recommendation for attractive site design, the layout includes a transition in building heights
from the two-story single-family dwellings to the north (all but one are two-stories in height) to the three-story
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townhouse units closest to the northern property line to the five-story buildings closer to Virginia Beach Boulevard. The
proposed townhouse-style units align with the R-2.5 Residential Townhouse District zoning immediately adjacent to the
east. The townhouse-style units are approximately 120 feet from the single-family homes to the north.
As depicted on the proffered concept plan, the site design is defined by a grid of internal driveways utilizing the existing
vehicular entrances from Virginia Beach Boulevard and Thalia Drive. This scheme provides vehicular circulation and a
parking layout that is better organized than the existing condition. The buildings will frame and reinforce the vehicular
and pedestrian circulation. Sidewalks proposed throughout the site will allow for easy pedestrian access to all buildings
and parking areas and direct pedestrian connections will be provided to the sidewalk along Virginia Beach Boulevard.
Bike rack areas will be provided in each parking garage as required. Dumpsters and related service infrastructure will be
located with the multi-family building garages and/or integrated into building facades.
On the advice of Staff, the applicant revised the architecture to reflect a traditional style with “residential” elements
including mansard roofs and dormers. It is Staff's opinion that the proposed exterior building materials of brick and fiber
cement siding depicted on the proffered elevations are of high quality, meeting the Comprehensive Plan’s vision of high
quality and attractive buildings. The use of varied materials reduces the massing of Buildings 1 and 2 into vertical
elements, reinforced by the roof line. The substantial use of brick along the first floor of these buildings will
architecturally “ground” the buildings and will provide continuity of design between the existing and future structures.
The use of brick along the ground floors also provides effective screening of parked vehicles on the ground floor. The
color palette for the upper floors includes gray and light neutral colors to complement the brick. While smaller in scale,
the townhouses use many of the same architectural elements and color palette found in Buildings 1 and 2 to achieve a
cohesive look.
There is an existing wooded buffer along the northern property line, providing screening from the existing commercial
and warehouse activities on the site to the adjacent single-family residential neighborhood. There are several mature
trees throughout the site that the applicant seeks to protect and retain, recognizing that other than along the northern
property line many of the existing mature trees will be removed. Per the Zoning Ordinance, a minimum 15-foot wide
Category IV landscape buffer is required adjacent to residential properties; however, a 20-foot wide buffer is proposed
to better protect the existing tree canopy and to enhance screening. To fully implement the Comprehensive Plan’s
recommendation for effective buffers and open space, native evergreen understory trees will be added in strategic
locations where there are openings in the under-story to provide an enhanced visual screen to the residential uses, but
much of the screening will come from the existing preserved vegetation. An irrigation system is planned for the wooded
area to promote vigorous growth and to sustain the trees after the construction. Specific for the future residents of the
multi-family units, outdoor amenity space will be located within the courtyard of Building 1.
In addition, street trees, ornamental plantings, and other landscape material are proposed along the public sidewalks
and interior walkways to provide visual interest and enhancement. Foundation plantings, parking lot interior plantings,
and enhanced street frontage plantings as depicted on the proffered plan.
A Traffic Impact Analysis (TIA) was submitted for the project and reviewed and approved by Traffic Engineering Staff.
The report concludes that the redevelopment is not expected to produce any adverse traffic impacts to adjacent
roadways or intersections. The redevelopment will result in an increase in the number of Average Daily Trips (ADTs) for
the site as the site is currently developed; however, the resulting ADTs are significantly less than what potentially could
be generated if the property was redeveloped by-right with more of a retail and restaurant focus. Specifics can be found
in the Traffic Impacts section of this report on page 8.
Staff does have concerns about the potential for queueing of traffic on northbound Thalia Road from the Virginia Beach
Boulevard signalized intersection. The applicant is aware that at some point in the future Traffic Engineering Staff may
require that the existing southernmost vehicular access point on Thalia Road be modified from a full access point to a
right-in/right-out access point. This modification will be necessary if it is determined that the queue from the traffic
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signal backs vehicles up through this point of ingress/egress, causing a safety issue for left turning vehicles in and out of
the site.
A total of 553 parking spaces are proposed for this redevelopment which is less than the minimum number of parking
spaces (613) required for this use per Section 203 of the Zoning Ordinance. As permitted in Section 203 of the Zoning
Ordinance, the applicant submitted a Shared Parking Analysis for review by the Zoning Administrator to support the
reduced number of spaces. Below is a summary of the parking requirements, the Shared Parking Analysis and Staff’s
position and determination.
•

•

For multi-family development, Section 203 of the Zoning Ordinance requires two parking spaces for the first fifty
(50) units, then 1.75 parking spaces per each additional unit. This development proposes 261 units, which
equates to 470 required spaces. The townhome-style units (classified as multi-family dwellings as they are not
each on an individual lot) will use one space within a dedicated enclosed garage, and one space within a
dedicated driveway.
The commercial uses on the property are considered a shopping center with a parking ratio of one space per
two-hundred and fifty (250) square feet of area. Including the existing and proposed commercial development,
143 spaces would be required.

Based on the proposed mix of uses of multi-family (apartments) and commercial (retail and restaurants), the Shared
Parking Analysis concludes that the number of parking spaces proposed is sufficient to accommodate the parking
demand for the entire site during peak parking demands, which has been determined to be 7:00 p.m. for both weekdays
and weekends. Based on the analysis, the average parking demand during the peak period is estimated to require 492
parking spaces for a weekday and 494 spaces on the weekend. The proposal with 553 spaces exceeds the noted peak
demand on both the weekday (by 61 spaces) and on the weekend (by 59 spaces). To ensure that the square footage of
the retail and restaurant uses remains consistent with the figures used to calculate these parking demands, the proffer
agreement limits the amount of new commercial square footage to no more than 6,500 square feet. Additionally, the
proffer agreement regulates the number of studio, efficiency, one-, two- and three-bedrooms apartment units
permitted on site. Of the 261 proposed dwelling units, a minimum number of 200 efficiency, studio, studio flat and/or
one-bedroom units are proffered, therefore limiting the amount of parking needed. Overall, this results in a ratio of 1.3
bedrooms per unit which is significantly less than the average of 1.7 bedrooms per unit found in suburban apartment
complexes and 1.9 bedrooms per unit in urban complexes, according to the Institute for Transportation Engineers (ITE).
Shared parking is well-suited for this redevelopment, given the periods of peak parking demand for the apartment and
the commercial uses occurring at different times and can share the same parking areas. Additionally, Staff recognizes the
parking analysis’ internal capture rate, where residents of the apartment complex will not require additional parking
spaces to visit the commercial uses. For the reasons stated above, the Zoning Administrator has determined that the
submitted shared parking scenario is acceptable.
Even though the Comprehensive Plan recommends preliminary stormwater management strategies be submitted
generally for projects only in the Southern Rivers watershed, at the request of Staff, details regarding the proposed
stormwater management strategy were submitted to the Development Services Center for review. The strategy
contained the full scope of elements provided for such a review including impacts of increased rainfall amounts and sea
level rise. The applicant provided a proffer that requires the system to be designed to accommodate the City of Virginia
Beach's current 24-hour rainfall amounts plus a 20% increase as expected for future changing rainfall patterns, provided
the City of Virginia Beach does not require additional modifications to the site plan which make such design reasonably
impractical. The proposed system will tie into the existing stormwater drainage infrastructure on-site with no changes
proposed to the existing public storm sewer. The design demonstrates adequate conveyance of the runoff from the
proposed development for storms up to and including the 100-year event plus 1.5 feet of sea level rise. The DSC Staff
agrees that the proposed conceptual stormwater management strategy has the potential to successfully comply with
the stormwater requirements for this site. Final design and detailed updates will be made during site plan submittal.
Additional details regarding stormwater management for the project can be found beginning on page 9 of this report.
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With respect to school impacts, Virginia Beach City Public Schools Staff find that the number of students generated by
the development will be accommodated by all schools serving the neighborhood based on their current enrollment and
capacity. These schools are Thalia Elementary, Independence Middle, and Princess Anne High and are currently within
an acceptable utilization range of +/- 10% of optimum capacity
In summary, Staff finds the request consistent with the Comprehensive Plan’s recommendations as outlined above. The
proposed redevelopment features high-quality traditional architecture, preservation of an established wooded buffer,
and landscape enhancements will help to ensure a reasonable relationship to the surrounding residential neighborhood.
Traffic is not expected to adversely affect adjacent roadways and intersections, on-site parking will be adequate during
peak parking periods, stormwater management has the potential to successfully comply with requirements for the site,
and public schools are deemed capable of accommodating future students from the apartments. The applicant’s intent
to set-aside 20% of the residential units at 80% of Area Median Income is consistent with the City Council’s goals for
improving the supply of workforce housing. Based on the considerations above, Staff recommends approval of the
Conditional Rezoning request subject to the submitted proffers below.

Proffers
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 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 the Property is developed, it shall be:
(a).

(b).

multifamily residential community with approximately 261 total units, and in no event greater than 265 units,
contemplated to be comprised as follows:
(i).
200-efficiency, studio, studio flat and/or one-bedroom units (final unit design layout to be determined);
(ii).
44-2 bedrooms units; and
(iii).
17-3 bedrooms units.
new retail space of not more than 6,500 square feet and, approximately 29,778 square feet of existing retail
space for a total of not more than approximately 36,278 square feet and to be developed substantially in
accordance with the “Rezoning Site Plan Exhibit” dated April 27, 2020, a copy which has been exhibited to
Virginia Beach City Council and is on file with the Virginia Beach Planning Department.

Proffer 2:
When the Property is developed, the architectural design and exterior building materials excluding windows and accent
features, of the structures housing the principal uses on the Property shall be substantially compatible with the
architectural design features and exterior building materials reflected on Conceptual Elevation #1, Conceptual Elevation
#2, and Conceptual Elevation #3 dated January 15, 2020, by the TS3, copies which have been exhibited to Virginia Beach
City Council and are on file with the Virginia Beach Planning Department. The primary materials shall be a contrasting
fiber cement panel system with EIFS accent at stairs towers and vinyl windows. These primary building types will feature
two buildings built above podium parking and the third will contain three level townhomes with a traditional single
space parking garage at grade for each unit. Retail space with aluminum store fronts will face Virginia Beach Boulevard.
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Proffer 3:
The project landscape architect will coordinate arboricultural review by an ISA Certified Arborist of existing vegetation
for possible preservation and inclusiveness into the planting plans.
Proffer 4:
The project landscape architect will develop tree preservation plans and details for existing trees and shrubs deemed
viable by the arborist.
Proffer 5:
The project landscape architect will develop planting plans in accordance with the latest version of the City of Virginia
Beach Landscape Ordinance.
Proffer 6:
The project landscape architect will complement the stormwater management plan with green infrastructure solutions
where appropriate.
Proffer 7:
All landscape work will be coordinated and designed by Virginia licensed landscape architects.
Proffer 8:
The stormwater system for the proposed development will be designed to accommodate the City of Virginia Beach's
current 24-hour rainfall amounts plus a 20% increase as expected for future changing rainfall patterns, provided the City
of Virginia Beach does not require additional modifications to the Grantor’s site plan which make such design reasonably
impractical. For purpose of such design, Grantor’s engineer shall perform all analysis using the following inches of rain
for the design storms: 1-year storm - 3.60 inches 2-year storm - 4.38 inches 10-year storm - 6.77 inches 25-year storm 8.39 inches 50-year storm - 9.91 inches 100-year storm - 11.34 inches.
Proffer 9:
Further conditions 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.
Proffer 10:
All references hereinabove to zoning districts and to regulations applicable thereto, refer to the City Zoning Ordinance of
the City of Virginia Beach, Virginia, in force as of the date the conditional zoning amendment is approved by Grantee.
Proffer 11:
The above conditions, having been proffered by the Grantor and allowed and accepted by the Grantee, as part of the
amendment to the Zoning Ordinance, shall continue in full force and effect until a subsequent amendment changes the
zoning of the Property and specifically repeals such conditions Such conditions shall continue despite a subsequent
amendment to the Zoning Ordinance even if the subsequent amendment is part of a comprehensive implementation of
a new or substantially revised Zoning Ordinance until specifically repealed. The conditions, however, may be repealed,
amended, or varied by written instrument recorded in the Clerk's Office of the Circuit Court of the City of Virginia Beach,
Virginia, and executed by the record owner of the Property at the time of recordation of such instrument, provided that
said instrument is consented to by the Grantee in writing as evidenced by a certified copy of an ordinance or a
resolution adopted by the governing body of the Grantee, after a public hearing before the Grantee which was
advertised pursuant to the provisions of Section 15.2-2204 of the Code of Virginia, 1950, as amended. Said ordinance or
resolution shall be recorded along with said instrument as conclusive evidence of such consent, and if not so recorded,
said instrument shall be void.
Staff Comments: The City Attorney’s Office has reviewed the agreement and found it to be legally sufficient and in
acceptable legal form. Staff notes that proffer 1 permits up to 265 multi-family dwelling units and proffer 2 indicates no
more than 36,278 square feet of commercial will be provided. These numbers are a slight increase above what is
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presented in the Shared Parking Analysis – up to 261 multi-family units and up to 29,778 square feet of commercial. The
parking analysis revealed an excess of at least 59 parking spaces during peak demand times, which would be more than
enough spaces to accommodate 265 units and 36,278 square feet of commercial uses. These differences equate to the
need for eight more parking spaces, which remains far less than the 59 spaces deemed available in the analysis. For
reasons of consistency, the applicant has stated their intention to revise the proffers between the Planning Commission
and City Council meetings to reflect the numbers provided in the Shared Parking Study (261 units and 35,778 total
square feet of commercial uses).

Comprehensive Plan Recommendations
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
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.

Natural & Cultural Resources Impacts
The site is located in the Chesapeake Bay watershed. The property was once the site of the Tidewater Victory Memorial
Hospital, completed in 1937. The hospital building later became the headquarters for a United States Army camp during
World War II. From 1944 to 1946 it served as Camp Ashby POW camp for German soldiers. In the 1950’s, the
hospital/army headquarters building became Willis Wayside Furniture store. The 1937 building has been demolished
and there are no historic buildings or structures remaining on the property.

Traffic Impacts
Street Name

Present Volume

Present Capacity

Virginia Beach
Boulevard

44,500 ADT1 (2019)

74,000 ADT 1 (LOS 5 “D”)

Thalia Road

5,100 ADT1 (2018)

9,900 ADT 1 (LOS 5 “D”)

1 Average Daily Trips

2 as defined by existing 19,054 sf grocery store
and 10,224 sf of retail. It does not include
existing 64,750 sf furniture store/ warehouse
and attached 22,000 sf retail to be removed
with this development, as uses generate
significantly less traffic than typical retail.
Therefore, the existing trip generation ADT is
higher than this number.

3

as defined by existing 19,054 sf grocery
store, 10,224 sf existing retail, 6,500 sf
new retail, and 261 multifamily dwelling
units.
4
as defined by existing grocery store,
10,224 sf existing retail, 10,000 sf new
retail, 171,600 sf new office, and three (3)
fast-food restaurants with drive thru. This
“by-right” development scenario was
provided by applicant and could be built
without City Council action.

Generated Traffic
Existing Zoning2 – 2,414 ADT
Proposed Land Use 3 – 4,592 ADT
By-Right Zoning Use4 – 7,644 ADT
5

LOS = Level of Service

Master Transportation Plan (MTP) and Capital Improvement Program (CIP)

Virginia Beach Boulevard in the vicinity of this application is considered an eight-lane divided major urban arterial. The
MTP proposes an eight-lane facility within a 155-foot right-of-way. No roadway CIP projects are slated for this roadway.
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Thalia Road in the vicinity of this application is considered a two-lane undivided collector/local street. It is not included
within the MTP.
The Virginia Beach Boulevard/Thalia Road signalized intersection operates under capacity and in 2018 had a 0.69 volume
to capacity ratio for the peak hour period. The intersection ranks 90th out of 378 signalized intersections in Virginia
Beach for crash rate for the 2016-2018 period.

Public Utility Impacts
Water

There is an existing six-inch and eight-inch City water main, and a 16-inch and a 20-inch City water transmission main
along Virginia Beach Boulevard. There is a 10-inch City water main along Thalia Road. The development must connect
to City water.
There are multiple water meters serving the site. Existing services may be used or upgraded to accommodate the
proposed development.

Sewer

There is a 12-inch City sanitary sewer gravity main that increases to a 15-inch gravity main along Virginia Beach
Boulevard, and a 12-inch City sanitary sewer gravity main along Thalia Road.
The site is connected to City sanitary sewer. Based on the project information provided, the receiving gravity collection
system was determined to have insufficient capacity to accommodate the calculated peak sewer flows. A full
evaluation will be performed with review of an engineered site plan when more information is known. The applicant
will be responsible for providing capacity enhancements if necessary, to serve their development. In this case, it could
potentially involve replacement and upsizing of one or more gravity sewer mains. The public sanitary pump station on N
Palm Ave (PS-264) will receive sewage flows from this project. This pump station was recently replaced and is sized to
provide capacity for the proposed development.
Water Capacity for Domestic and Fire Flows
A full evaluation of water capacity for domestic and fire flows will be performed with review of an engineered site plan.
Staff does not anticipate insufficient water capacity for this project; however, if calculations provided during site plan
review do reveal an issue, the applicant will be required to make system upgrades to mitigate any adverse impact of the
development.

Stormwater Impacts
Project Stormwater Design Staff Summary
The project site is divided into 4 drainage areas with the majority of the proposed apartment project designed to convey
stormwater runoff from 4.08 acres to a proposed stormwater management facility (SWMF) before flowing to the
existing public drainage system within the Thalia Drive right-of-way and ultimately outfalling to an existing outfall at
Thalia Creek. 1.91 acres of the site’s runoff will convey to the existing public drainage system in the Virginia Beach
Boulevard right-of-way which also outfalls into an existing outfall at Thalia Creek. The proposed system will tie into the
existing stormwater drainage infrastructure on-site with no changes proposed to the existing public storm sewer. The
1.32-acre area of the site that currently directs perimeter surface drainage toward adjacent properties has been
significantly reduced to 0.22 acres (consisting of the perimeter tree-save areas) with the design and will continue to
drain in this direction. The remaining 3.07-acre area of existing retail will continue to drain to the existing SWMF
infiltration basin on site.
Thalia Road Partners, LLC
Agenda Item 5
Page 9

The proposed SWMF is an underground detention system under the proposed northern parking area and is to include
isolator rows within the chambers to provide water quality treatment. The proposed SWMF will be installed several feet
below existing grade and allows for adequate space to install the parking pavement section above the system without
needing to elevate or increase the final grade of the site.
An existing stormwater infiltration basin is located on-site which was designed and installed with the Willis Wayside
Retail Expansion. This existing SWMF is not being utilized to capture or treat any runoff from the proposed project.
Through the post-construction as-built review process, it became known that the existing facility is ponding water due to
reduced infiltration and which needs to be addressed. To limit construction impact and eliminate the possibility of
potential damage of the repaired facility from new construction, staff believes it would be best to address the needed
repairs with the construction of the apartment project. If the apartment project does not move forward, Public Works
will proceed with the standard process to bring the facility back into compliance.
The provided preliminary stormwater management design demonstrates adequate conveyance of the runoff from the
proposed development for storms up to and including the 100-year event plus 1.5’ of sea-level rise (SLR). The model
included an offsite analysis to verify that the project will not have a negative impact or increase flooding levels on the
existing stormwater system upstream or downstream.
Based on the information provided by Gaddy Engineering Services in the preliminary stormwater analysis, the DSC
agrees that the proposed conceptual stormwater management strategy has the potential to successfully comply with
the stormwater requirements for this site. Final design and detailed updates will be made during site plan submittal.
More detailed project stormwater information is listed below.
Project Information
Total project area: 9.28 Acres
Pre-Development impervious area: 6.79 Acres
Post-Development impervious area: 6.99 Acres
Does the analysis utilize the City of Virginia Beach Master Drainage Model: Yes
Does the analysis incorporate into design increased rainfall amounts (NOAA plus 20%) and account for 1.5’ SLR: Yes
Stormwater Management Facility Design Information
Type of facility proposed: Underground storage detention chambers
Total storage volume provided in proposed stormwater management facility: 50,122 cubic feet
Description of outfall: Runoff leaves the site in three directions. Stormwater from the underground storage system will
connect into the outlet pipe for the existing onsite SWMF, which then connects to the Thalia Drive storm sewer system.
There are two pipes onsite that currently connect to the Virginia Beach Boulevard storm sewer system, and the
proposed project will use those existing outfall pipes. A small area will continue to sheet flow around the site perimeter,
but this area is reduced by 83% from existing conditions and does not include any impervious area. All the utilized
existing storm sewer systems outfall to Thalia Creek within ±1100 feet.
Downstream conveyance path: Thalia Creek leads to the Western Branch of the Lynnhaven River, past Little Neck Point
into the Lynnhaven Bay, then eventually under the Lesner Bridge to the Chesapeake Bay.
Stormwater Quality Compliance Design Information
Pounds of phosphorus removal per year (lb/yr) required: 2.75 lb/yr
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Method of treatment proposed: 3.23 lb/yr is removed with underground infiltration chamber system isolator rows
providing an excess of 0.48 lb/yr. Since less area will drain to the existing SWMF post-development therefore reducing
its total nutrient removal, an additional 1.27 lb/yr removal is necessary. This will be accounted for by utilizing the excess
0.48 lb/yr from the underground system and purchasing 0.79 lb/yr in nutrient credits.
Stormwater Quantity Compliance Design Information
Channel protection: Provided stormwater model demonstrates non-erosive velocities of stormwater discharge.
Flood protection: Attenuation of peak flow rates with reduction in hydraulic grade line for 10-year and 100-year storms
(including 1.5’ SLR) in all evaluated structures downstream of project site.
100-Year storm evaluation: Stormwater modeling demonstrates project meets requirement of no increase (0.00’
increase in HGL) to any existing flooded areas.
Sea-Level Rise: Project evaluated, and stormwater modeling demonstrates proposed structures will not be inundated
with stormwater during 100-year (including 1.5’ SLR) storm event.

School Impacts
School

579 students

Capacity

576 students

Generation 1
27 students

27 students

Independence Middle

1,274 students

1,247 students

11 students

11 students

Princess Anne High

1,751 students

1,880 students

12 students

12 students

Thalia Elementary

Current Enrollment

Change 2

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).

Virginia Beach City Public Schools Staff find that students will be accommodated within the school buildings for their
respective grade and attendance zone. All schools are currently within an acceptable utilization range of +/- 10% of
optimum capacity.

Public Outreach Information
Planning Commission
•

The applicant met with the Thalia neighborhood and Civic League on December 2, 2019 to discuss the details of
the request. According to the applicant, and in response to comments from that meeting, they have established
a website http://boulevardatthalia.com.

•

The applicant has also reported that they have fielded and will continue to field questions from interested
parties. However, given the current federal mandate for social distancing due to Covid-19, they will not hold any
additional meetings with the community, but will rely upon the website, email and social media for continued
engagement. To date, Staff has received emails from one citizen in support and 48 citizens in opposition to the
application. Concerns raised include adequacy of parking, traffic, stormwater, schools, property values, density,
public utilities, architecture, buffers, emergency response, and impact on natural resources.

•

The Conditional Rezoning request was originally scheduled for Planning Commission review on May 27, 2020,
but was deferred to June 24, 2020 at the request of the applicant.

•

As required by the Zoning Ordinance, the public notice sign(s) was placed on the property on May 25, 2020.
Thalia Road Partners, LLC
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•

As required by State Code, this item was advertised in the Virginia Pilot Beacon on Sundays, June 7, 2020 and
June 14, 2020.

•

As required by City Code, the adjacent property owners were notified regarding the request and the date of the
Planning Commission public hearing on June 8, 2020.

•

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 June 18, 2020.
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Proposed Site Layout
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Proposed Elevations
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Proposed Elevations
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Proposed Elevations
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Site Photos
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Site Photos
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Disclosure Statement
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Disclosure Statement
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Disclosure Statement
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Disclosure Statement
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Disclosure Statement
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Disclosure Statement
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Disclosure Statement
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Disclosure Statement
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Disclosure Statement
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Disclosure Statement
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Next Steps
•

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.
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