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Applicant Two Farms, Inc. dba Royal Farms 

Property Owner Hollomon-Brown Funeral Home, Bayside 
Chapel, Inc. 
Planning Commission Public Hearing August 11, 2021  

City Council Election District Princess Anne 

Requests  
#5 - Conditional Rezoning (O-2 Office to 
Conditional B-2 Community Business) 

#6 - Conditional Use Permit (Automobile Service 

Station) 

#7 - Conditional Use Permit (Car Wash Facility) 

 
Staff Recommendation 
Approval 

Staff Planner 
Hoa N. Dao 

 

Location  
Parcel at the southeast corner of General Booth 
Boulevard & Princess Anne Road 

GPIN 
2414050844 

Site Size  
3.28 acres 

AICUZ  
65-70 dB DNL 

Watershed 
Southern Rivers 

 
Existing Land Use and Zoning District  
Wooded land / O-2 Office 

Surrounding Land Uses and Zoning Districts 

North  
General Booth Boulevard 
Office  / O-1 Office 

South 
Old Princess Anne Road, Princess Anne Road 
Wooded land / P-1 Preservation, AG-2 Agricultural, 
R-20 Residential 

East  
Cemetery, religious use / R-20 Residential  

West 
Princess Anne Road 
Automobile service station / B-2 Community 
Business 
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Items  

5, 6, 
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• The applicant seeks to rezone the 3.28-acre parcel from O-2 Office District to Conditional B-2 Community Business 
District to construct a 5,154 square foot, 24-hour/seven day per week convenience store, a 1,248 square foot 
automated car wash facility, and fueling stations with 16 pumps. 

• As the property is located within the Nimmo Church Historic and Cultural Overlay District, review of the buildings’ 
design and materials were considered by the Historical Review Board. On June 23, 2021, the Historical Review Board 
issued a Certificate of Appropriateness indicating that the structures as designed will be in character with the 
historic district. 

• The submitted elevations depict the convenience store with an exterior of brick veneer cladding, cementitious 
siding, glass storefront windows with aluminum framing, and a standing seam metal mansard-style roof. The car 
wash facility features a sloping standing seam metal roof, brick veneer cladding, cementitious siding, and aluminum 
framing glass storefront. 

• The submitted concept plan depicts a right-in/right-out along both Princess Anne Road and General Booth 
Boulevard. 

• The proffered plan also indicates that the existing vegetation, approximately one acre, along the southern property 
line on Old Princess Anne Road and along the eastern property line that abuts the adjacent historic Nimmo Church’s 
property is designated to the in a natural state. A 10-foot wide landscape buffer is proposed along Princess Anne 
Road and General Booth Boulevard. 

• Per the Zoning Ordinance, 24 parking spaces are required for the proposed use, three parking spaces for the 
automated car wash facility and 21 parking spaces for the convenience store. The submitted concept plan depicts 54 
parking spaces, exceeding the parking requirement by 30 spaces. Since the number of parking spaces proposed 
exceeds the minimum number of required parking spaces by more than fifty percent (36 spaces), approval by the 
Planning Director pursuant to Section 203(b)(9) of the Zoning Ordinance is required. A condition is recommended to 
that effect. 

  

 

Zoning History 
# Request 
1 CUP (Automobile Service Station) Approved 02/18/2020 
2 CUP (Columbarium) Approved 11/01/2016 
3 MOD (Conditions) Approved 10/09/2007 

MOD (Conditions) Approved 08/08/2006 
MOD (Conditions) Approved 08/09/2005 
MOD (Conditions) Approved 10/12/2004 
MOD (Conditions) Approved 08/11/1998 
CUP (School) Approved 08/13/1996 

4 CRZ (R-20 w/ PD-H2 Overlay to P-1) Approved 
10/09/2007 
STC Approved 08/22/2006 

5 CRZ (R-20 to Conditional AG-2) Approved 11/27/2001 
6 CRZ (AG-1, AG-2, R-20 to Conditional A-18) Approved 

05/25/1999 
 

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 

 

Background & Summary of Proposal 

1 
3 2 

4 

5 

6 
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The proposal to rezone to property from O-2 Office District to Conditional B-2 Community Business District to operate a 
convenience store with 16 fueling stations and an automated car wash, in Staff’s opinion, is acceptable.  
 
The property is located within the Nimmo Church Historic and Cultural Overlay District. The Comprehensive Plan 
recommends preserving neighborhood quality and that all new development or redevelopment projects maintain or 
enhance the existing characteristics of the area, including efforts to protect the natural environment and historic and 
cultural character. In Staff’s opinion, reasonable effort was made by the applicant to protect the character of the 
historical area. The applicant worked with Staff to modify the design of the buildings and was issued a Certificate of 
Appropriateness from the Historical Review Board on June 23, 2021. Historically, sloping roof is a primary form of roof 
found in many historic structures. The mansard roof design on the convenience store and fuel station is an appropriate 
type of sloping roof form for the District, as well as the asymmetrical sloping planes on the carwash facility. The 
proposed standing seam metal roof is an appropriate roofing material. Both the brick veneer cladding and white 
cementitious siding are common and appropriate building materials for historic properties. The style of the building 
accent lighting fixtures and site lighting are found to complement each other and enhances the proposed architectural 
elements. 
 
The applicant met with members of the Nimmo United Methodist Church, the church that adjoins the project site, to 
discuss the proposal and address any concerns. As a result, the two-way entrance on Old Princess Anne Road was 
relocated to Princess Anne Road as a right-in/right-out, the number of fueling stations was reduced from 20 to 16, and 
the existing wooded area along the eastern and southern property lines is proffered to remain in a natural state. In 
addition, an eight-foot high privacy fence will be installed on the eastern side of the new development that abuts the 
cemetery on the church’s property. 
 
A Traffic Impact Analysis (TIA) was submitted for review that included two development scenarios. Scenario One 
includes a right-in only access point on General Booth Boulevard and a right-in/right-out ingress/egress points on 
Princess Anne Road. Scenario Two includes right-in/right-out ingress/egress points on Princess Anne Road and General 
Booth Boulevard. This portion of General Booth Boulevard is designated as “access controlled” in the City’s 
Comprehensive Plan, meaning that new direct access to the roadway from private access points is not permitted. 
However, Staff worked with the applicant to allow for a right-in only access point with a right-turn lane on General 
Booth Boulevard. In Staff’s view, this will provide a practical level of vehicular access to the property that could support 
a development of this type, while still preserving the roadway as an access controlled roadway.  The applicant does not 
agree with the right-in only access point and has included a right-in/right-out on the conceptual site plan. Staff does not 
support a right-out from this site to General Booth Boulevard as it will negatively affect the roadway capacity and safety 
and it is not consistent with the recommendations of the Comprehensive Plan. 
 
As mentioned above, since the number of parking spaces exceeds the minimum number of required parking spaces by 
more than fifty percent or 36 spaces in this instance, the applicant needs to demonstrate that the proposed use 
necessitates the additional parking spaces and submit the required plans to the Planning Director for review pursuant to 
Section 203(b)(9) of the Zoning Ordinance. This will be reviewed during the site plan review process. 
 
The proposed stormwater management facility consists of an underground detention system located beneath the drive 
aisle and parking area to capture and treat stormwater runoff.  The underground detention system will be used to 
satisfy water quantity requirements, and offsite nutrient credits will be used to satisfy water quality requirements .  
Staff reviewed the proposed conceptual stormwater management strategy and agrees it has the potential to 
successfully comply with the stormwater requirements. Final design and detailed updates will be made during site plan 
submittal. More detailed information can be found in the Stormwater Impacts section of this report.  
 
Based on these considerations, Staff recommends approval of these requests, with the elimination of the right-out along 
General Booth Boulevard and subject to the proffers and conditions listed below.  

Evaluation & Recommendation 
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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 in an attempt 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 developed, the Property, shall be in substantial conformity with the preliminary site plan entitled “Concept Site 
Plan”, dated June 2nd, 2021 prepared by Kimley-Horn Associates (hereinafter “Site Plan”), a copy of which is on file with 
the Department of Planning and has been exhibited to the Virginia Beach City Council.  
 
Proffer 2: 
When developed the elevations and building materials of the convenience store, fuel pumps, canopy areas and the car 
wash shall be building in substantial accordance with the six-page exhibit prepared by Ratcliffe Architects entitled “Royal 
Farms #445, Virginia Beach, Virginia” and dated June 3rd, 2021 a copy of which is on file with the Department of Planning 
and has been exhibited to the Virginia Beach City Council.  
 
Proffer 3: 
When developed, a photometric plan for the exterior portions of the Property shall be provided as part of the final site 
plan submittal. All exterior lighting shall be directed down and inward toward the property and away from adjacent 
properties. 
 
Proffer 4: 
Any trash compactors located on the Property when developed shall be screened in accordance with the Virginia Beach 
Landscaping Guide. 
 
Proffer 5: 
Further conditions lawfully imposed by applicable development ordinances 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 6: 
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 the 
Grantee. The Grantors covenant and agree that (1) the Zoning Administrator of the City of Virginia Beach, Virginia shall 
be vested with all necessary authority on behalf of the governing body of the City of Virginia Beach, Virginia to 
administer and enforce the foregoing conditions, including (i) the ordering in writ ing of the remedying of any 
noncompliance with such conditions, and (ii) the bringing of legal action or suit to ensure compliance with such 
conditions, including mandatory or prohibitory injunction, abatement, damages or other appropriate action, suit or 
proceedings; (2) the failure to meet all conditions shall constitute cause to deny the issuance of any of the required 
building or occupancy permits as may be appropriate; (3) if aggrieved by any decision of the Zoning Administrator made 
pursuant to the provisions of the City Code, the CZO or this Agreement, the Grantors shall petition the governing  body 
for the review thereof prior to instituting proceedings in court; and (4) the Zoning Map shall show by an appropriate 
symbol on the map the existence of conditions attaching to the zoning of the subject Property on the map and that the 
ordinance and the conditions may be made readily and accessible for public inspection in the office of the Zoning 
Administrator and in the Department of Planning and that they shall be recorded in the Clerk’s Office of the Circuit Court 
of the City of Virginia Beach, Virginia and indexed in the name of the Grantors and Grantee. Upon acquisition of the 
Property by Contract Purchaser, Contract Purchaser shall succeed to all rights and obligations of the “Grantors” under 
this Agreement, and Owner shall have no further rights or obligations of a “Grantor” under this Agreement.  

Proffers 
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Staff Comments: With the exception of the proffered concept site plan that shows a right-out access point on General 
Booth Boulevard, the Proffers listed above are acceptable.  The City Attorney’s Office has reviewed the agreement and 
found it to be legally sufficient and in acceptable legal form. 
 

 
1. Vehicular access along General Booth Boulevard shall be limited to a right-in only in conjunction with the turn lane 

depicted on the concept plan noted in proffer 1 above. 

2. A maximum of 36 parking spaces shall be permitted unless approved by the Planning Director pursuant to Section 
203(b)(9). 

3. When the property is developed, any freestanding monument sign shall substantially adhere in appearance, size and 
materials to the elevations entitled, “Royal Farm – Store 445 Virginia Beach, VA,” prepared by Absolute Signs & 
Neon, dated February 2, 2021, which has been exhibited to the Virginia Beach City Council and is on file in the 
Department of Planning & Community Development.  

4. Signage for the site shall be limited to:  

a. Directional signs.  

b. One (1) monument-style freestanding sign, no more than eight (8) feet in height, set in a brick base, as 
noted in condition 3.  

c. No striping shall be permitted on the fuel canopy. 

d. There shall be no other signs, neon signs, or neon accents installed on any wall area of the building, on the 
windows and/or doors, canopy, light poles or any other portion of the site.  

5. At the time of site plan review, a Landscape Plan that reflects the plant material depicted on the submitted 
Conditional Use Permit Exhibit noted in proffer 1 above, along with all applicable requirements of the Zoning 
Ordinance, shall be submitted for review to the Development Services Center and shall obtain approval prior to the 
issuance of a building permit.  

6. All air pumps and vacuum stations shall be screened from the right-of-way with plant material of a size and species 
acceptable to the Development Service Center’s Landscape Architect, all of which shall be depicted on the 
Landscape Plan. 

7. Outdoor vending machines and/or display of merchandise may be permitted only if fully screened from view from 
the rights-of-way as approved by the Planning Director. 

8. The hours of operation of the automated car wash and vacuums shall be limited to between the hours of 8:00 a.m. 
to 8:00 p.m. daily. 

9. All light poles shall be no taller than 14 feet in height and all lighting shall be shielded to be contained on site. 

10. Any onsite signage shall meet the requirements of the City Zoning Ordinance, unless otherwise approved by the 
Board of Zoning Appeals, and there shall be no neon, other than individual channel letters lighted with internal neon 
and as approved by the Zoning Administrator, or electronic display signs or accents, installed on any wall area of the 
exterior of the building, in or on the windows, or on the doors. There shall be no window signage permitted. The 
building signage shall not be a “box sign” and the proposed sign package shall be submitted to the Zoning 
Administrator. 

Recommended Conditions for Automobile 
Service Station & Car Wash Facility 
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The Comprehensive Plan designates the subject property in the Suburban Area, which encompasses the preservation 
and protection of the overall character, economic value, and aesthetic quality of the existing surrounding 
neighborhoods. Preserving neighborhood quality and characteristic requires that all new development or 
redevelopment projects to maintain or enhance the existing characteristics of the area, including efforts to protect the 
natural environment and historic and cultural. 
 
Adopted by reference as a component of the Comprehensive Plan, the Comprehensive Plan Reference Handbook: 
Special Area Development Guidelines for Suburban Areas shall be utilized as an additional guide to site and building 
design, access and circulation, parking, landscaping, stormwater management, lighting, signage, outdoor amenities, 
exterior building materials, scale, and streetscape amenities.  
 

 
The site is located in the Southern Rivers Watershed. Drainage in the Southern Rivers watershed is highly impacted by 
the presence of high ground water, poorly draining soils, and high-water surface elevations in downstream receiving 
waters.  
 
The site is also located within the Nimmo Church Historic and Cultural District Overlay, which, per Section 1300 of the 
Zoning Ordinance, should be preserved as a living part of our community life and development. Additionally, the 
Comprehensive Plan states that the City should use all available resources provided by the City’s Historic Review Board, 
Historic Preservation Commission, and Princess Anne County/Virginia Beach Historical Society to retain these historic 
resources, which should be accomplished in a responsible and innovative manner. 
 
The Historical Review Board reviewed the request and approved the Certificate of Appropriateness on June 23, 2021. 
 

 

Street Name Present Volume Present Capacity Generated Traffic 

Princess Anne Road 17,100 ADT1 32,700 ADT 1 (LOS 4 “D”) 
Existing Zoning 2 – 1,080 ADT Weekday 

Proposed Land Use 3 – 4,003 ADT Weekday 
General Booth Boulevard 20,560 ADT1 32,700 ADT 1 (LOS 4 “D”) 

1 Average Daily Trips 2 as defined by a 3.28-acre 
parcel zoned O-2  

3 as defined by a 5,150 square foot 
convenience store with 16 fueling 
stations 

4 LOS = Level of Service 

 

Master Transportation Plan (MTP) and Capital Improvement Program (CIP) 
Princess Anne Road, south of the Princess Anne Road/ General Booth Boulevard intersection is currently a two-lane 
undivided minor suburban arterial roadway. The Princess Anne Road Phase VII CIP project is currently under 
construction and to widen Princess Anne Road to a four-lane divided roadway from General Booth Boulevard to 
Sandbridge Road / Upton Drive. This project includes improvements to the Princess Anne Road / General Booth 
Boulevard intersection to increase the capacity of the intersection and to improve safety.  This project is scheduled to be 
completed in November 2021. 
 

Comprehensive Plan Recommendations 

Natural & Cultural Resources Impacts 

Traffic Impacts 
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General Booth Boulevard is currently a four-lane divided minor suburban arterial and it is designated as “Access 
Controlled” in the City’s Comprehensive Plan. This designation means that direct access to the roadway from private 
access points shall not be allowed.  There are no plans to improve this section of General Booth Boulevard.  
 

 

Water 
City water is available for connection. There is a 12-inch water main along Princess Anne Road and a 16-inch water 
transmission main located within the existing 30-foot public utility easement at the southern end of the property.  
 

Sewer 
City sanitary sewer is available for connection. There is a six-inch sanitary sewer force main along General Booth 
Boulevard. 
 

 
Project Stormwater Design Staff Summary 

The subject property is 3.26 acres located at the corner of Princess Anne Road and General Booth Boulevard. In existing 
condition, the entire property is forested and contains 1.16 acres of wetlands. This site does not lie within a FEMA 
delineated flood plain.  Currently, no stormwater management exists on site and the area sheet flows into stormwater 
infrastructure in Princess Anne Road and General Booth Road.  The project proposes clearing a portion of the site at 
adding 1.80 acres of impervious area. Approximately 0.87 acres of existing wetlands will be impacted with 0.29 acres 
expected to remain.    
 
The proposed stormwater management facility will consist of an underground detention system located under the 
parking lot.  The underground detention system will be used to satisfy water quantity requirements, and offsite nutrient 
credits will be used to satisfy water quality requirements. Preliminary grading plans propose filling the site to an 
elevation of 11’ to 12’ above sea level (existing grades ranging from elevation 9.5’ to 11.5’) to elevate the site/buildings 
above the modeled 100-year storm event factoring in 1.5’ of sea-level rise (SLR). The proposed detention chambers will 
replicate the stormwater storage volume lost by filling the site and retain increased runoff from the proposed project.  
 
The provided preliminary stormwater management design demonstrates 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 submitted 
stormwater 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 Kimley Horn 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. 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: 3.26 Acres 

Pre-Development impervious area: 0 Acres  

Post-Development impervious area: 1.80 Acres  

Does the analysis utilize the City of Virginia Beach Master Drainage Model: Yes 

Public Utility Impacts 

Stormwater Impacts 
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Does the analysis incorporate into design updated rainfall amounts (NOAA plus 20%) and account for 1.5’ SLR:  Yes 

Stormwater Management Facility Design Information 

Type of facility proposed: Underground detention system 

Total storage volume provided in proposed stormwater management facilities: approximately 9,000 cubic feet 

Description of outfall: Drainage from most of the proposed project will be captured and detained in the underground 
detention storage facility.  Stormwater from the facility will be released through an internal combined weir/orifice 
structure and will connect to an existing structure that ties into the downstream conveyance system in General Booth 
Boulevard. The wetlands to remain on site were modeled and any overflow will sheet flow into General Booth Boulevard 
and Princess Anne Road.  

Downstream conveyance path: Infrastructure in Princess Anne Road and General Booth Boulevard connects north 
through a series of interconnected ponds in Southgate, then under Nimmo Parkway to Hunt Club Tributary, which drains 
to West Neck Creek  

Stormwater Quality Compliance Design Information 

Pounds of phosphorus removal per year (lb/yr) required : 3.97 lb/yr  

Method of treatment proposed: The required 3.97 lb/yr reduction is proposed to be provided through the purchase of 

nutrient credits from an offsite nutrient bank. 

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 no increase in flooding for the 10-year storm in all evaluated 
stormwater structures upstream and downstream. Two existing stormwater structures (one upstream and one 
downstream) showed a rise in water levels of 0.02 feet, but all water is contained within the stormwater system at these 
locations.  

100-Year storm evaluation:  Two existing stormwater structures (both upstream) showed an increase of 0.02 feet, but 
all water is contained within the stormwater system in these locations. All downstream/upstream stormwater structures 
included in the model for this project will be reevaluated during the site plan review to continue to ensure there are no 
negative impacts upstream or downstream in the system. 

Sea-Level Rise: Project evaluated, and stormwater modeling demonstrates proposed buildings will not be impacted by 
stormwater during 100-year (including 1.5’ SLR) storm event.  
 

 

Planning Commission 

• The applicant reported that they met with members of the Nimmo United Methodist Church on February 24th, 
April 19th, and May 27, 2021. 

• Five letters of opposition have been received by Staff noting concerns related to incompatible use, and excessive 
traffic and noise.  

• As required by the Zoning Ordinance, the public notice sign(s) was placed on the property on July 12, 2021. 

• As required by State Code, this item was advertised in the Virginian-Pilot Beacon on Sundays, July 25, 2021 and 
August 1, 2021.                    

Public Outreach Information 
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• As required by City Code, the adjacent property owners were notified regarding the request and the date of the 
Planning Commission public hearing on July 26, 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 August 5, 2021. 

City Council  

• As required by City Code, this item was advertised in the Virginian-Pilot Beacon on Sundays, September 5, 2021 
and September 12, 2021.      
               

• As required by City Code, the adjacent property owners were notified regarding both the request and the date 
of the City Council’s public hearing on September 6, 2021. 
 
 

• The City Clerk’s Office posted the materials associated with the application on the City Council website of 
https://www.vbgov.com/government/departments/city-clerk/city-council/Documents/BookmarkedAgenda.pdf 
on September 17, 2021.  

 
 

  

http://www.vbgov.com/pc
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Proposed Concept 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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Proposed Elevation Plan 
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Proposed Elevation Plan 
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Proposed Monument Sign Plan 
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Site Photos 
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Site Photos 
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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 




