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Applicant: DOZB, LLC 
Property Owner  DOZ, LLC 
Planning Commission Public Hearing June 9, 2021 

City Council Election District Beach 
 

Request  
Alternative Compliance (Request for a Craft 
Brewery, tasting room, and restaurant with 
various outbuildings and structures that do not 
meet the build-to requirements.) 
 
Staff Recommendation 
Approval 
 
Staff Planner  
Hank Morrison 
 
Location  
821, 823, & 825 Virginia Beach Boulevard 
GPINs 
24177865230, 2417864189, 2417866204, 
2417865198 
Site Size  
24,325 square feet 
AICUZ  
70-75 dB DNL 
Watershed 
Atlantic Ocean 
 
Existing Land Use and Zoning District  
Vacant land, single-family dwelling /  
OR Oceanfront Resort 
 
Surrounding Land Uses and Zoning Districts 
North  
Virginia Beach Boulevard 
Second Precinct Police Station / OR Oceanfront 
Resort 
South  
Unimproved alley, multi-family dwellings /   
A-12 & A-36 Apartments 
East  
Office  / OR Oceanfront Resort 
West  
Retail, restaurant / OR Oceanfront Resort        
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The “Ship Yard at 17th Street” is a proposal to construct a new craft brewery, tasting room, and restaurant with an 
extensive outdoor area for use as a beer garden on Virginia Beach Boulevard in the Oceanfront Resort District. The 
proposed structures on the site do not meet the build-to requirements of the Oceanfront Resort District Form Based 
Code, and the applicant requests Alternative Compliance to proceed.  

Uses 
This Alternative Compliance application addresses the craft brewery use, which is considered a use that would ordinarily 
require a Conditional Use Permit. There will also be a restaurant on the site, with limited indoor seating and “grab and 
go” options, and a 10,000+ square foot improved outdoor area. Due to the unique nature of the proposal, it has been 
determined a single application for Alternative Compliance application is sufficient to address both uses and form 
requirements. 

Structures and Site Layout 
The applicant has requested Alternative Compliance to allow the proposed structures to be placed outside of the build-
to zones for mixed-use buildings along a Gateway Frontage, which requires 60% of the building frontage to be 5-15 feet 
from the right-of-way. Currently, there is an 800 square foot cottage from 1935 on the property that is set for 
demolition. In its place, a 1,183 square foot restaurant with limited seating and takeaway options is proposed. Directly 
south of the restaurant area, connected by a hallway, a 1,842 square foot craft brewery with a tasting room and 1,204 
square foot rooftop patio is proposed.  The remainder of the site will consist of an improved outdoor seating area with a 
food truck area, murals, fire pits, and covered seating structures constructed of refurbished shipping containers. While 
the building will be located outside of the build-to zone, the outdoor area will activate the streetscape by providing a 
view of the activities onsite without overwhelming the public realm. A dumpster enclosure is proposed to be located in 
the the parking area on the east side of the site.  

Due to the site’s location near apartment dwellings to the south, a 10 foot vegetated buffer will be installed along the 
southern property line. A substantial oak tree on the site will be preserved and 10 new trees will be planted as part of 
this proposal. Additional trees on the site would increase the tree canopy in the Oceanfront area, assist with localized 
stormwater uptake, decrease urban heat island effect, and provide habitat for local wildlife. 

Parking 
The applicant is requesting a reduced parking requirement due to the pedestrian nature of the Oceanfront Resort 
District and the site’s proximity to public transit and large public venues such the Virginia Beach Sports Center (0.4 miles) 
and Virginia Beach Convention Center (0.4 miles). The site is also 0.2 miles from the ViBe District, another walkable, 
pedestrian oriented area of the city with ample street parking. Normally, a project of this size would require a total of 21 
parking spaces, and 9 are proposed. Since many of the patrons are expected to arrive on foot or bicycle, Traffic 
Engineering has suggested a crosswalk be installed across Virginia Beach Blvd at Washington Avenue. To accommodate 
the expected additional bicycle traffic, a condition of this staff report will require the applicant to provide 25 bicycle 
parking spaces onsite. 

  

Background & Summary of Proposal 
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Zoning History 
# Request 
1 STC (Alley between Virginia Beach Blvd and 18th Street) 

Approved 11/12/1982 
STC (Alley between Virginia Beach Blvd and 18th Street) 
Approved 9/11 1996 

2 REZ (A-12 to R5-S) Approved 05/09/2000 
3 CRZ (A-12 & RT-3 to Conditional B-2) Approved 

08/14/2001  
CUP (Bulk Storage Yard) Approved 08/14/2001 
MOD Approved 5/8/2012  
CUP (Automobile and Small Engine Repair) Approved 
5/8/2012 

 

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 

LUP – Land Use Plan 
STR – Short Term Rental 

 

 
The Oceanfront Resort District Form-Based Code (ORDFBC) provides flexibility through the Alternative Compliance 
process to accommodate unique uses and development forms that contribute to the character and ambiance envisioned 
in the Resort Area Strategic Action Plan (RASAP 2030) but do not follow the “prescribed form” as written. Section 7.3.3 
of the FBC provides the ‘Review Standards’ for these applications, noting that the City Council “shall consider the extent 
to which the proposed development, taken as a whole,” satisfies these standards. Each of those standards is listed 
below, with a Staff comment pertaining to the degree to which the proposal meets each. 
 
Advances the stated goals and objectives of the Resort Area Strategic Action Plan and this Code, and specifically, the 
extent to which the proposed development: 
 

• Promotes modes of transportation other than the automobile, including walking and transit. Staff Comments: 
The site is located on Virginia Beach Boulevard, which is designated as a “Gateway” street by the Form-Based 
Code. While there is a higher volume of traffic on this street, the area still offers accommodations for 
pedestrians. The close proximity to the Convention Center, Sports Center, and ViBe District, along with the 
outdoor amenities proposed on this site promote alternative forms of transportation like walking, biking, or use 
of other micromobility devices. The conditions recommended below include the addition of a designated location 
to safely park and secure bicycles without obstructing the sidewalk. 
 

• Creates a built environment that is in scale with pedestrian-oriented activities and provides visual interest and 
orientation for pedestrians. Staff Comments: As proposed, the site will have unique shipping container buildings, 
murals, and an extensive outdoor area. The open layout of the site provides visibility to the activities on the site 
to add interest without overwhelming the public realm.  

 
• Contributes to a mix of uses in the area that are compatible with each other and work together to create a 

memorable and successful place. Staff Comments: Redevelopment of this site would create a more welcoming 
gateway to the Oceanfront Resort Area of Virginia Beach. The unique environment proposed at The Ship Yard, 
along with its proximity to major events sites and the ViBe District lends to the creation of a memorable and 
successful place, even during the off-season, supporting the goal to be a year-round destination. 

Evaluation & Recommendation 

1 

3 
2 
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• Is consistent with the intent of the regulations applicable to the street frontage in which it is located, as set 
forth in Sec. 2.1 of this code. Staff Comments: Appropriately, the front of the establishment is oriented towards 
Virginia Beach Boulevard, a Gateway frontage type, which is intended to carry a higher volumes of vehicular 
traffic through the district while still offering accommodations to pedestrians. 

• Is physically and functionally integrated with the built environment in which it is located. Staff Comments: The 
uses and structures on the site are well-suited in the Resort District. 

• Advances the goals and objectives of the parking strategy for the District. Staff Comments: As stated above, 
the outdoor nature of the activities at The Ship Yard promote walking and biking. There is concern from Traffic 
that the limited onsite parking could lead to overflow parking in the adjacent neighborhood. However, the 
applicant has stated their belief that many patrons will walk from the Convention Center, Sports Center, and ViBe 
District alleviating some of the demand for parking on the site. For those arriving by car, 9 parking spaces will be 
available on site. To accommodate the predicted amount bicycle traffic on the site, a condition to provide 
additional bicycle parking is included in this report. Additionally, to improve pedestrian safety along Virginia 
Beach Boulevard, a condition to install a crosswalk across Virginia Beach Blvd at Washington Ave is included in 
this report.  

• The City Council shall also consider the potential impacts of the proposed deviation on surrounding properties 
and the extent to which any adverse impacts from such deviation can be mitigated. Staff Comments: There is 
potential for noise to be generated by the outdoor activity at the Ship Yard. This is appropriate for the 
Oceanfront Resort Area, however, due to the apartment residences to the southeast, amplified music will be 
prohibited after 11 p.m., coinciding with the proposed closing time of the establishment. New landscaping on the 
site will help to buffer noise, and the outdoor activity on the site is oriented toward the west and north, away 
from residential uses.  

While the applicant is requesting Alternative Compliance to the Form-Based Code, staff is supportive of unique 
proposals such as this, which would act as a gateway into the Oceanfront Resort Area and would be compatible with the 
established character of this part of the city. Based on the conclusion that the proposed uses and associated structures 
satisfy the standards above to the greatest extent possible, Staff recommends approval of this Special Exception for 
Alternative Compliance to the Form-Based Code. 
 

 
1. All new, permanent structures shall substantially conform to the renderings depicted in “Conceptual Site Plan, 829 

Virginia Beach Blvd” dated May 25, 2021 by WPL, which has been exhibited to the City Council and is shown on 
pages 8 and 9 of this staff report.  
 

2. Bicycle racks designed in conformance with the City’s bicycle parking design guidelines to accommodate at least 25% 
of the establishment’s permitted occupancy load twenty-five (25) bicycles shall be provided in a designated location 
to be determined during detailed site plan review. 

3. An unsignalized crosswalk with added pedestrian warning signs shall be installed across Virginia Beach Boulevard on 
the east side of Washington Avenue per specifications outlined in the Public Works Design Standards Manual.  

4. No amplified music is permitted between 11:00 p.m. and 10:00 a.m. 

5. No merchandise, produce, or food shall be displayed or sold along the Virginia Beach Boulevard street frontage.  
 

6. The operation shall not disturb the tranquility of residential areas or other areas in close proximity or otherwise 
interfere with the reasonable use and enjoyment of neighboring property by reason of excessive noise, traffic, 
lighting, or overflow parking. 

Recommended Conditions 
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7. A Landscape Plan shall be submitted that contains the plantings and screenings references in Condition 1 above that 

includes, but is not limited to, the following: 

a. Along adjacent properties that are considered to be “Protected Districts” by the Oceanfront Resort District 
Form-Based Code, evergreen trees shall be installed at a mimum of six (6) feet in height and be allowed to 
grow and be maintained at a height of no less than ten (10) feet and the required shrubs shall be allowed to 
grow and be maintained at a height of no less than four (4) feet. 

b. The 20” oak tree depicted to remain on the concept plan shall be preserved and properly protected through 
all phases of construction to the greatest extent possible. If the tree dies or is removed as a result of 
developing the site, three additional replacement trees shall be planted onsite.  Replacement trees shall 
have minimum a caliper of 2 ½” at the time of planting. 

8. All interior lot lines shall be vacated.  

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 subject property is located within the Resort Strategic Growth Area (SGA), which the Comprehensive Plan 
designates as one of the eight urban areas in the City that envisions a vertical mix of urban uses, urban streetscapes, 
pedestrian connectivity, mobility and transit alternatives, urban gathering places, land use patterns that foster economic 
growth through efficient use and reuse of land, neighborhood protection, “green” building and infrastructure 
opportunities, and a variety of civic, commercial, artistic, and ethnically diverse areas. 
 
The Resort Area Strategic Action Plan (RASAP) 2030 identifies four sub-districts that has their own distinct character and 
are key to diversifying the Resort Area. The subject area is located within the Central Beach district, which encompasses 
the 21st Street Gateway, the ViBe Creative District, the Virginia Museum of Contemporary Art (MOCA) and 19th Street 
multimodal corridor. The Central Beach has been designated as one of the high-priority streets for streetscape 
improvements, including public art, lighting, landscaping, and outdoor amenity spaces. The RASAP 2030 also set 
priorities for adopting best practices for beautification, placemaking, wayfinding, events and programming, incentive 
programs, and infrastructure improvements. The Plan also prioritizes the need to create a sense of arrival and welcome 
into the Resort Area and the need to achieve the goal of a year-round resort. Additionally, new developments should 
respect and protect the character of the existing neighborhoods, design for neighborhood scale, provide amenities for 
both the residents and visitors, provide ground-level transparency, and provide proper façade articulation that will allow 
neighborhood street interaction. 
 
The request for alternative compliance to construct a craft brewery with tasting room and open outdoor space along a 
main corridor in the Resort Area is deemed consistent with the RASAP 2030 vision of street activation, beautification, 
and creation of sense of arrival for the Central Beach District. 
 

Comprehensive Plan Recommendations 
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Moreover, applicants proposing developments within the Resort Area are encouraged to present their proposals to the 
Resort Advisory Commission’s Planning & Design Review Committee (RAC-PDRC) for design and development review 
and recommendations for conformity with the RASAP 2030. 
 

 
Street Name Present Volume Present Capacity Generated Traffic 

Virginia Beach Boulevard  10,900 ADT  25,100 ADT 1 (LOS 4 “D”) Existing Land Use 2 – 10 ADT 
Proposed Land Use 3 – No Data Available 

1 Average Daily Trips 2 as defined by a single-family 
home 

3 No information available in the 
ITE Trip Generation Manual for 
Craft Brewery 

4 LOS = Level of Service 

 
Master Transportation Plan (MTP) and Capital Improvement Program (CIP) 
Virginia Beach Boulevard, in the vicinity of this site, is a four-lane undivided minor urban arterial. Virginia Beach 
Boulevard has a variable width right-of-way.  The right-of-way is 75 feet in the vicinity of this site. The MTP shows a four-
lane road with 100 foot right-of-way and shared-use path.  This section of Virginia Beach Boulevard is included in the 
17th Street Improvements, Phase 1 CIP project.  The project will provide a rehabilitated streetscape, traffic safety 
improvements, better bike and pedestrian accommodations, utility and stormwater upgrades, and aesthetic 
improvements such as street trees and pedestrian streetlights. This project could begin construction in the fall of 2023. 
 

 
Water 
The site currently connects to City water via multiple domestic service lines. Existing lines that are inadequate or unused 
must be abandoned. There is an existing 12-inch City water main and a 16-inch City water transmission main along Virginia 
Beach Boulevard.  
 
Sewer 
There is an existing 20-inch sewer force main along Virginia Beach Boulevard. Billing records indicate this site is connected 
to City sanitary sewer. However, the point of connection could not be determined. With submittal of a site plan, the 
developer must identify the point of connection and make improvements if it does not meet City Standards. 
 

 
Resort Advisory Commission (RAC) 

• The applicant presented will present the proposed conceptual plans and renderings to the RAC Planning Design 
Review Committee on June 1, 2021. No objections were raised. 

 
Planning Commission 

• As required by the Zoning Ordinance, the public notice sign(s) was placed on the property on May 10, 2021. 

• As required by State Code, this item was advertised in the Virginian-Pilot Beacon on Sundays, May 23, 2021 and 
May 30, 2021.                    

• 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 24, 2021.   

Traffic Impacts 

Public Utility Impacts 

Public Outreach Information 
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• 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 3, 2021. 

 
  

http://www.vbgov.com/pc
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Proposed Site Layout 
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Proposed Site Layout 
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Proposed Renderings 
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Proposed Renderings 
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Site Photos 
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Site Photos 



DOZB, LLC 
Agenda Item 25 

Page 14 

 

 
 

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 


