Applicant Atlantic Park, Inc.

Property Owner City of Virginia Beach Development

Authority

Planning Commission Public Hearing July 14, 2021
City Council Election District Beach

Agenda Item

19

Request
Alternative Compliance (Maximum building
height, building setbacks, and several
conditional uses)

Staff Recommendation
Approval

Staff Planner
Ashby Moss

Location

Block bordered by Arctic and Baltic Avenues
and 19th and 20th Streets
Double block bordered by Pacific and Arctic
Avenues and 18th and 20th Streets

GPINs

2427079524, 2427074883,
2427073669,2427170853, 2427073711,
2427075737, 2427073536, 2427074802,
2427073767, 2427073660, 2427074517,
2427076808, 2427076990, 2427073705,
2427074757, 2427077707, 2427072890,
2427170516, 2427172611

Site Size

+/- 11 acres

AICUZ

65-70 dB DNL; Sub-Area 1

Watershed

Chesapeake Bay and Atlantic Ocean

Existing Land Use and Zoning District

Municipal parking lots; vacant land temporarily
used for construction layout / OR Oceanfront
Resort

Surrounding Land Uses and Zoning Districts
North/South/East/West
Residential dwellings; commercial uses; church;
commercial parking lots / OR Oceanfront Resort
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Background & Summary of Proposal
The Atlantic Park development proposal consists of two mixed-use buildings with residential, commercial, structured
parking, an indoor/outdoor entertainment venue, and an outdoor “Surf Park.” Additional retail and mechanical buildings
surround the Surf Park lagoon.
The development project is anticipated to house a variety of uses, some of which ordinarily require a conditional use
permit. These include an outdoor recreation facility (Surf Park), open air markets (food trucks, Farmer’s Markets, etc.),
assembly (indoor component of entertainment venue), and recurring outdoor special events (outdoor component of
entertainment venue and other outdoor events). While the full range of commercial uses has not been finalized and will
likely vary over time, additional anticipated conditional uses include bars/nightclubs and craft
breweries/distilleries/wineries.
This request for Alternative Compliance includes the uses listed above and deviations from form requirements as
described below.
Northwest Block
•

•

•

The Northwest Block is bounded by Arctic and Baltic Avenues and 19th and 20th Streets. The mixed-use building
on this block is proposed to have 125 residential units, 28,106 square feet of retail space, an 8-level structured
parking garage with 1,052 spaces, and an indoor/outdoor entertainment and event venue with an occupancy
load of 3,500 indoors plus 1,500 outdoors.
The applicant is seeking Alternative Compliance to exceed the 75-foot maximum height limit on the south half of
the block and the 45-foot height limit on the north half. The parking garage component on the northwest corner
of the proposed building is approximately 98 feet in height from grade, and the mixed use component lining the
south side with residential and retail is approximately 71 feet. The northeast corner of the building contains the
entertainment venue, which is approximately 57 feet at its highest point.
In addition, the applicant proposes to encroach into the five foot minimum building setback on this block. As
proposed, the building is placed on the property line along 20th Street and Arctic Avenue, resulting in a 0-foot
setback instead of the standard 5-foot setback.

North Block
•
•

•

The North Block is bordered by Pacific and Arctic Avenues and 20th Street. The mixed-use building on this block is
proposed to have 36,107 square feet of retail space, 23,151 square feet of office space, 168 residential units,
and a parking garage with 420 spaces.
Similar to the Northwest Block, the applicant is seeking Alternative Compliance to exceed the 75-foot maximum
height limit on the south half of the block and the 45-foot height limit on the north half. The proposed building is
approximately 84 feet from grade on the north side and steps down in height on the south side.
As with the Northwest Block, the applicant proposes to place the building on the property line, encroaching into
the required 5-foot building setback on 20th Street and Arctic Avenue.

Surf Block
•

•

The Surf Block is bordered by Pacific and Arctic Avenues and 18th Street and incorporates the former 19th Street
right-of-way, which was approved for closure in December 2020. The surf lagoon dominates the majority of this
block. A one-story building is proposed along Pacific Avenue wrapping around to the eastern part of Arctic
Avenue to house mechanical equipment. Additional one story “Retail Pavilions” are proposed on Arctic Avenue.
The applicant is seeking Alternative Compliance to construct one-story “commercial” building types on two
“Beach” frontage types (18th Street and Arctic Avenue).
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•

In addition, the applicant proposes to place the mechanical building on the property line, encroaching into the
required 5-foot building setback on 18th Street.

Zoning History
#

56

1

4

8
7
Application Types

3

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

2

1
2
3
4
5
6
7
8

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

Request

STC (portion of 19th Street, 20th Street, Arctic Avenue,
alleys) Approved 12/01/2020
CUP (Church Addition) Approved 05/12/1998
CUP (Church Expansion) Approved 05/25/2010
CUP (Short Term Rental) Approved 06/10/2020
CUP (Commercial Parking Lot) Approved 04/09/2002
SVR & ALT (Alley Frontage) Approved 10/08/2013
CUP (3 Short Term Rentals) Approved 07/15/2020
CUP (4 Short Term Rentals) Approved 08/26/2020
CUP (Commercial Parking Lot) Approved 12/09/1985

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

LUP – Land Use Plan
STR – Short Term Rental

Evaluation & Recommendation
The Oceanfront Resort District Form-Based Code (FBC) provides flexibility through the Alternative Compliance process to
accommodate certain uses and design features that will be essential in creating the character and ambiance envisioned
by the City. The proposed development will require certain departures from the provisions of the Form-Based Code to
create a visually interesting environment with a unique sense of place. Though the design proposal is of the type
envisioned as an end result by the FBC, there are elements of the overall design that do not meet the prescribed forms
of the FBC regulations. In such cases, the FBC provides two other sets of provisions under which property may be
developed that provide greater flexibility as necessary. The first is “Optional Forms of Development (OFD),” which is a
by-right option administered by the City staff that can be applied when the purpose of a prescribed form is fulfilled to an
equal or greater degree by a different design solution. The second is “Alternative Compliance (AC),” which requires
approval by the City Council and allows for an even higher degree of flexibility than Optional Forms of Development.
Section 7.3.3 of the FBC provides the ‘Review Standards’ for these applications:
A. Applications for Alternative Compliance shall be evaluated for consistency with the following standards, and the City
Council, in deciding whether to allow Alternative Compliance, shall consider the extent to which the proposed
development, taken as a whole:
1. 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:
a. Promotes modes of transportation other than the automobile, including walking and transit. Staff
Comments: The development will accommodate alternative modes of transportation, including rideshare
drop-offs, bicycle parking, and ample sidewalks and connectivity for pedestrians.
b. Creates a built environment that is in scale with pedestrian-oriented activities and provides visual
interest and orientation for pedestrians. Staff Comments: This site will include a pedestrian promenade
from Baltic Avenue to Pacific Avenue, expansive open space and a network of pedestrian-scale sidewalks
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and hardscaping. The project includes dramatic, modern architecture and an expansive surf lagoon that
will create a very unique and memorable sense of place for pedestrians.
c.

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: The project will include a mix of entertainment, retail,
recreation, food and beverage, parking, office, and residential uses arranged in a manner that will create an
interesting and unique experience for users of the site. The facility will draw visitors year round, directly
addressing one of the most challenging goals of the long range plan for this area, RASAP 2030.

2. 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: The interior of the site fronts on 19th Street, which is considered a “Shopping
Frontage” by the FBC and is intended to promote pedestrian movement and activity. The project features a large
pedestrian promenade to improve east-west mobility along the storefronts that will line this corridor. Arctic Avenue, a
“Beach Frontage” street in the FBC, bisects the project site. Because Beach frontages are intended to be quieter,
pedestrian areas, the project proposes a large lawn area and traffic calming measures along this corridor to slow
vehicular traffic and promote pedestrian activity.
3. Is physically and functionally integrated with the built environment in which it is located. Staff Comments: The
setback and height alternatives allow the project to conserve a greater amount of land for open space and
accessibility on the site, allowing the site to function well and provide an interesting and welcoming aesthetic for
residents, patrons, and passers by. The mixed use buildings are laid out on an east-west axis, meaning that the
adjacent residential uses will not be negatively effected by shade from new buildings. Additionally, this building
orientation minimizes direct sunlight exposure on the buildings, helping to keep the building cooler in the summer and
warmer in the winter.
4. Advances the goals and objectives of the parking strategy for the District. Staff Comments: The parking garages
constructed with this development will house approximately 1,422 centrally located parking spaces. Unlike
commercial properties on the blocks between Atlantic and Pacific Avenues, employees and residents of the proposed
development will not be eligible to receive parking passes from the Residential Parking Permit Program. This will
mitigate impacts of parking in the surrounding residential-only neighborhoods.
5. 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:
Maximum Building Height: Sec. 7.3 of the Oceanfront Form-Based Code specifies that the City Council may allow an
increase to maximum building height if the applicant demonstrates that no increase in density will result from the
additional height. This is evident in that the surf lagoon occupies more than a block of otherwise buildable area at a
height of 75 feet. Further, the buildings are designed to step down, giving them a more human scale for the
pedestrians that will utilize the promenade.
Building Setback: The proposed deviation from the FBC would permit the buildings on 20th Street, 18th Street, and
Arctic Avenue to have a 0 foot setback, meaning that the edge of the building would be flush with the property line.
The purpose of the setback requirement is “to avoid overmassing of buildings and provide additional space for
improvements that contribute to the public realm and a comfortable pedestrian environment” (p. 7-4 ORDFBC). The
code deviation is further mitigated by new and refreshed outdoor amenity spaces throughout the site and generous
landscape buffers between the parking lots and streets.
Commercial Building Type on Beach Frontage Type: The proposed deviation from the FBC would permit one-story
buildings on 18th Street and Arctic Avenue. The purpose of this building type restriction is to reserve Beach frontage
types for quieter frontages with high pedestrian activity associated with movement from residential areas down to the
beach. The proposed one-story building on 18th Street will house mechanical equipment needed to operate the surf
lagoon. The smaller, one-story retail buildings will be compatible with surrounding uses and architecture.

Based on the conclusion that the proposed use and associated structures satisfy the standards above to the greatest
extent possible, Staff recommends approval of the request for Alternative Compliance to the Form-Based Code.
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Recommended Conditions
1. The project will be developed in substantial conformance to the exhibit package entitled “Atlantic Park – Conceptual
Massing” by Gensler and Venture Realty Group dated 06/16/2021, which has been exhibited to the City Council and
is on file with the Planning Department.
2. Roadway improvements as identified in the Atlantic Park Traffic Impact Analysis, once finalized, that are not to be
constructed by the City shall be constructed by the applicant and incorporated into the applicant’s construction
sequencing plan for the overall project.

3. The applicant shall submit a Sight Distance Analysis to be reviewed by the Traffic Engineer for the Department of
Public Works prior to the final approval of the site plan.

4. The applicant shall work with the Resort Management Office to develop a traffic management plan to be

implemented during events at the entertainment venue, including but not limited to events involving the closure of
Arctic Avenue.

5. All streetscapes bordering and within the development project shall include sidewalks, street trees, and pedestrian
lights. Dimensional details will be determined during site plan review.

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

Comprehensive Plan Recommendations
The subject property is within the Resort Strategic Growth Area (SGA), one of eight SGAs designated by the
Comprehensive Plan. The original Resort Area Strategic Action Plan (RASAP), adopted in 2008, identified eight top
priorities, most of which have been completed. One of the outstanding items, “Develop Dome Site as major
entertainment venue,” has continued support in the recently updated plan, RASAP 2030. Adopted by City Council on
June 2, 2020, RASAP 2030 establishes new goals for the Resort SGA in the next decade while continuing support for the
outstanding priorities.
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The restated vision established in RASAP 2030 is to “identify and implement public
amenities and infrastructure improvements and update codes, guidelines, and city
review processes to encourage private development, enabling the Virginia Beach Resort
Area to become a diverse, world-class, year-round coastal community for residents and
visitors” (p. 10). Continuing the theme from the previous plan, further distinguishing
multiple sub-districts with their own unique character will be key to creating a diverse
resort area with something for everyone to enjoy year round.

The Dome (1958 – 1994)
The subject site is in the Central Beach District, home to the Virginia Beach Convention Center and Sports Center, the
growing ViBe Creative District, and the Virginia Museum of Contemporary Art (MOCA). 19th Street, which is planned to
be a major multi-modal corridor, connects the subject site to these established entertainment and recreational
destinations (p. 11). Since “The Dome” was razed in 1994, the City has identified this site as a prime location for a major
entertainment or recreational venue. RASAP 2030 lists the Dome Site as one of a handful of impactful projects that will
benefit the Resort Area and the City of Virginia Beach (p. 52), and the applicants’ concept plan in particular is described
on p. 47.

Traffic Impacts
Traffic Impact Analysis (TIA)

The City of Virginia Beach Public Works Traffic Engineering and Strategic Growth Area (SGA) Office staff have worked
closely with the engineering firm Kimley Horn to develop the draft version of the Atlantic Park Traffic Impact Analysis (TIA),
dated June 2021. While the TIA is still considered a draft report, Traffic Engineering is comfortable with the study
methodology, assumptions, results, and the major study area roadway improvement recommendations. As with any major
development project such as Atlantic Park, minor changes to the scope of the project are expected and the TIA will be
updated accordingly before it is considered final.
The new vehicular trips generated by the Atlantic Park development will create the need for roadway modifications in and
around the Atlantic Park site. The TIA has identified what these roadway improvements entail and includes some
improvements that are needed due to existing traffic conditions. A condition is proposed that requires the roadway
improvements listed in the TIA must be constructed by the Applicant if the improvements are not to be constructed by
the City of Virginia Beach.
The draft TIA report includes the following major roadway improvements to accommodate the Atlantic Park development
traffic:
•
•
•
•
•
•
•

New traffic signal and intersection improvements at the Pacific Avenue/20th Street intersection.
Traffic signal modifications at the Baltic/19th Street intersection.
Intersection geometry modifications for Baltic Avenue and 20th Street, Arctic Avenue and 20th Street and Arctic
Avenue and 18th Street.
Roadway segment geometry modifications for 20th Street between Pacific Avenue and Arctic Avenue and Arctic
Avenue between 19th Street and 20th Street.
Traffic signal removal and intersection geometry modifications at Pacific Avenue and 19th Street and Arctic
Avenue and 19th Street.
Road closure of 19th Street from Arctic Avenue to Pacific Avenue.
Corridor traffic signal retiming for Pacific Avenue, 21st Street and 22nd Street.

An important note for this TIA is that these roadway improvements were developed to mitigate the traffic impacts
associated with the Atlantic Park development, but it did not include the traffic associated with an event at the proposed
3,500 seat entertainment venue that is part of the development. The TIA states that “During events at the entertainment
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venue, special event management plans will be needed to facilitate those peak times during the approximate hour before
the start time and hour after the event ends to safely move vehicles and pedestrians throughout the area.”

Site Distance Analysis

Traffic Engineering will require a sight distance analysis to be completed by the applicant to ensure that there is adequate
sight distance at the intersections within the area of the development. With the closing of right-of-way to bring the
buildings closer to the roadway, this analysis is critical to making sure that the intersection sight distance can be safely
maintained.

Resort Area Mobility Plan (RAMP)

The City is currently finalizing the RAMP project as recommended by the Resort Area Strategic Action Plan updated last
year (RASAP 2030). This mobility plan for the Resort Area will address traﬃc ﬂow, transit services, parking, shared-ride
services, micro mobility options, curbside management and active transportation. An extensive public outreach with
residents, businesses and visitors will be needed to identify priorities and ensure the mobility plan outcomes will generate
a net gain for the community. The mobility planning process will include citizen input, data collection, traﬃc studies, and
collaboration with other government agencies (for example, VDOT) in order to identify potential funding strategies, action
items, and project and policy recommendations. This plan is scheduled to be completed in early 2022.

Capital Improvement Program (CIP)

A number of CIP projects are in various stages of planning and implementation in the vicinity of this development. These
projects will include traffic improvements to address existing conditions as well future impacts generated in part by the
proposed Atlantic Park development. The Atlantic Park Traffic Impact Analysis has factored these planned improvements
into its analysis.

Stormwater Impacts
Extensive stormater improvements will be required for the proposed development in order to meet current stormwater
regulations. Specific improvements will be determined during detailed site plan review.

Public Utility Impacts
Water & Sanitary Sewer

There is an existing 12” City water main and a 6” City gravity sanitary sewer main in the 18th Street right of way to be
closed. A survey is necessary to show the location of these two mains and the associated water and sanitary sewer
infrastructure with respect to the proposed area for closure. It is expected that relocation of both mains will be
necessary if this street closure is approved in order to provide physical separation from proposed structures for
maintenance. The length of utilities to be relocated will be determined based on the aforementioned survey.

Public Outreach Information
Resort Advisory Commission (RAC)
•

The applicant presented the proposed conceptual plans and renderings to the RAC Planning Design Review
Committee on November 3, 2020, and the committee voted unanimously in support of the project. An updated
briefing was presented to the RAC on July 1, 2021.
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Planning Commission
•

As required by the Zoning Ordinance, the public notice sign(s) was placed on the property on June 14, 2021.

•

As required by State Code, this item was advertised in the Virginian-Pilot Beacon on Sundays, June 27, 2021 and
July 4, 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 June 28, 2021.

•

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 8, 2021.
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Proposed Conceptual Massing & Site Plan
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Proposed Conceptual Massing & Site Plan
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Proposed Conceptual Massing & Site Plan
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Proposed Elevation Plan
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Proposed Elevation Plan
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Proposed Elevation Plan
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Proposed Elevation Plan
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Proposed Elevation Plan
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Site Photos

Northeast Block - SW Corner of 20th Street & Pacific Avenue

Surf Block - 19th Street & Pacific Avenue (looking west)

Surf Block - SW Corner of 19th Street & Pacific Avenue
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Site Photos

Surf Block - NW Corner of 18th Street & Pacific Avenue

Surf Block - NE Corner of 18th Street & Arctic Avenue

Surf Block - 19th Street & Arctic Avenue (looking east)
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Site Photos

SW Corner of 20th Street & Pacific Avenue

19th Street & Pacific Avenue (looking west)

SW Corner of 19th Street & Pacific Avenue
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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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