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Applicant & Property Owner Hunt Club Condominium 
Association, Inc 
Planning Commission Public Hearing December 8, 2021  

City Council Election District Kempsville 

Request  
Modification of Conditions  
 
Staff Recommendation 
Approval 
 
Staff Planner 
Elizabeth Nowak 
 
Location  
120 Loflin Way 
GPIN 
1467337519 
Site Size  
11.3 acres 
AICUZ  
Less than 65 dB DNL 
Watershed 
Chesapeake Bay 
 
Existing Land Use and Zoning District  
Multi-family dwellings / R-5D Residential; PD-H2 
Planned Unit Development; P-1 Preservation 
 
Surrounding Land Uses and Zoning Districts 
North  
Power substation, warehouse, office/ I-1 Light 
Industrial 
South 
Single-family dwellings / R-7.5 Residential; R-10 
Residential 
East  
Single-family dwellings, religious use / R-10 
Residential 
West 
Pump station, Single-family dwelling / R-10 
Residential 
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• The applicant is requesting a Modification of Conditions to increase the number of multi-family dwellings permitted 

on site by 11 at a resulting density of 4.25 units per acre. 

• The 11.3-acre property is zoned PD-H2 Planned Unit Development with underlying R-5D Residential Duplex District 
and P-1 Preservation District zoning. This site is a multi-family residential development originally approved by City 
Council on September 27, 1982 as part of a Conditional Rezoning of the property from R-5D Residential Duplex 
District to PD-H2 Planned Unit Development. When the Conditional Rezoning for this property was approved in 
1982, there was a general practice of imposing conditions in lieu of a voluntary proffer agreement. As this practice is 
no longer preferred, the applicant is offering proffers in order to modify those conditions of approval, hence the 
request for a proffered Modifications of Conditions. Condition 5 of the 1982 approval states: “The applicant has 
voluntarily agreed to limit the number of units to a total of 37." A Modification of this Condition is required to revise 
this limit. As part of their application, the applicant is also proffering a site plan, architectural design, and 
landscaping of the site. 

• The approved plans from 1982 included six condominium buildings. Approval included a condition that the number 
of dwelling units in the development be limited to 37 total units. This limited density to 3.27 units per acre. The 
approved site layout proposed the buildings clustered near the center of the parcel and surrounded by a large, 
shared parking lot. A stormwater management pond was proposed to the north and east of the condominium 
buildings and most of the parcel was reserved for open space. Of the six originally approved buildings, only three 
were ever constructed. Each of the three buildings contains eight units for a total of 24 units on site today.   As part 
of the rezoning and consistent with previous practice, the required open space associated with the PD-H2 District 
was rezoned to P-1 Preservation District. 

• The applicant wishes to construct the three remaining buildings originally approved for the development. The 
proposed locations of these buildings would follow the 1982 approved site plan and the proposed building design 
would be very similar to the existing buildings, as shown on the proposed elevations on pages eight and nine and 
existing site conditions on pages 11 and 12 of this report.  

• Similar to the existing buildings, the applicant also proposes eight units in each of the new three buildings. This 
would result in a total of 48 units on site.  

• According to the application, the size of the property contributes to high maintenance costs for members of the 
Hunt Club Condominium Association, and indicates that an increase in the number of units will alleviate cost burden 
on association members. The PD-H2 District requires a minimum of 1.3 acres of a property be designated as 
recreation and open space. In this proposal, the area designated as open space is identified as 8.45 acres, 
approximately 80% of the property, and that is held as common property by the Hunt Club Condominium 
Association. This amount of open space far exceeds the minimum amount set by the PD-H2 classification for this 
site. 

• Simultaneous with the new construction, the Hunt Club Condominium Association intends to make some repairs and 
improvements to existing site features to include resurfacing the parking lot, repairing a pedestrian footbridge to a 
picnic area in the northeast corner of the site, augmenting existing landscaping, and renovate the existing three 
condominium buildings. The goal for the exterior portion of the renovation is to update the buildings to match the 
new construction in materials as stated in Proffer 3 of the attached Proffer Agreement and shown as depicted on 
the proposed building elevation on page eight of this report.  

• The proposed building elevations, as depicted on pages nine and 10, only slightly deviate from the design of the 
existing condominium buildings. The style is suburban in character and massing, with a low hipped roof, separate 
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unit balconies or patios, and symmetrical façades. Sidewalks define the edges of each building and connect each to 
the rest of the development and to the shared parking lot. 

• As depicted on the conceptual site plan, on page seven of this report, the addition of foundation plantings further 
define and enhance each building. The Category IV screening, which is a mix of evergreen trees and shrubs, is 
proposed along the west property line will provide a buffer between the development and single-family dwellings 
immediately west of the subject site. Existing and proposed trees shade the access road to the units and soften the 
viewshed between the condominium development and single-family homes on the southside of Parliament Drive. 

• Per Section 203 of the Zoning Ordinance, 96 parking spaces are required on site (two spaces per unit). The 
conceptual site plan depicts 102 parking spaces, thereby exceeding this requirement by six parking spaces. 

  

 

Zoning History 
# Request 
1 CUP (Bulk Storage, Building Contractor’s Yard) Approved 

10/28/2008 
2 CUP (Motor Vehicle Repair) Approved 09/11/2007 
3 STC Approved 1998 
4 CRZ (A-12 & B-2 to R-10) Approved 08/23/2011 

CUP (Religious Use) Approved 08/23/2011 
5 SVR Approved 03/08/1995 
6 REZ (R-5 to R-8 w/PD-H2 Overlay) Approved 09/27/1982 

LUP (Land Use Plan) Submitted 12/31/1981 
7 MODC (Expansion of Religious Use) Approved 

12/05/2006 
CUP (Religious Use) Approved 07/02/2002 
CUP (Church Addition) Approved 06/18/1987  

 

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

MODC – Modification of Conditions 
MODP – Modification of 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 subject property is located within the Suburban Area of the city, which the Comprehensive Plan. One of the guiding 
development principles of Suburban Areas is the creation of “Great Neighborhoods,” which are stable and sustainable. 
To achieve the Great Neighborhood objective, development of new residential areas should provide site and building 
design that is visually interesting and encourage greater social interaction, accommodate for multiple modes of 
transportation, and promote sustainable and responsive design. The creation and preservation of open spaces is also a 
guiding principle for the Suburban Area as carefully planned open spaces add to the attractiveness and livability of 
suburban neighborhoods. 

The proposed increase in density of this parcel, in Staff’s opinion, is consistent with the Comprehensive Plan’s vision for 
the Suburban Area. The impact of an increase in density from 3.27 units per acre to 4.25 units per acre is mitigated by 
the size of the parcel and the clustering of buildings. Additionally, the increase will be accommodated within the 
footprint of previously approved buildings with no additional increase in proposed height and no increase in the size of 
the parking lot. The design of the buildings substantially conforms with the previously approved elevations and the 
character and quality of the development supports the objectives of Great Neighborhoods, the primary vision of the 
Comprehensive Plan for the Suburban Area. In Staff’s opinion, the proposed unified design, interior sidewalk 

Evaluation & Recommendation 
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connections, ample preserved open space, and adjacency to the planned Virginia Beach Trail all support the objectives 
and goals of the Comprehensive Plan as it relates to the Suburban Area. 

As the number of units is proposed to be increased, so is it reasonable to expect that the overall number of average daily 
trips (ADT) will increase. Review of the traffic volume for Parliament Drive reveals that it is less than half of its traffic 
volume capacity. Based on this, Staff believes that though the proposal will increase ADT in the area, it will be well 
within the traffic volume capacity for Parliament Drive. 

Information provided by the Virginia Beach City Public School Staff indicates that enrollment at Point O’View Elementary 
School currently exceeds its optimum capacity; however, enrollment calculations indicate that current enrollment and 
projected increase in enrollment will be within 10% of optimum capacity. Current enrollments and projected increases in 
enrollments for Larkspur Middle School and Kempsville High School are both below optimum capacity. Based on this, the 
proposal is not expected to negatively impact the current student enrollment. 

Based on these considerations above that include enhancements to the exterior of the existing units, minimal impact on 
the existing infrastructure, additional plantings proposed, and retention of 8.45 acres of open space, Staff recommends 
approval of this request subject to the proffers listed below.  
 

 
The following are proffers submitted by the applicant. 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 application is acceptable,” (§107(h)(1)). Should this application be approved, the proffers will be recorded at the 
Circuit Court and service as a condition restricting the use of the property as proposed with this Modification of Conditions.  
 
Proffer 1: 

When the Phase Four and Phase Five Land is developed, it shall be as three (3) additional residential condominium 
buildings, each containing eight (8) residential dwelling units, substantially in accordance with the exhibit entitled 
“PROPOSED SITE IMPROVMENTS PHASES 4 & 5, PLAT OF HUNT CLUB CONDOMINIUM” dated 9/29/2021, which has been 
exhibited to the Virginia Beach City Council and is on file with the Virginia Beach Department of Planning (the “Conceptual 
Site Plan”). 

Proffer 2: 

When the Property is developed, additional supplemental landscape screening shall be planted along the western 
boundary of the Property, along Parliament Drive and Loflin Way, as well as additional foundation landscaping on the 
existing and new buildings and parking lot landscaping within the existing and new phases substantially as depicted and 
described on the Conceptual Site Plan. 

Proffer 3: 

The architectural design and exterior building materials on the three (3) new residential building [sic.] as well as the new 
exterior building materials on the renovated exteriors of the three (3) existing residential buildings will be substantially as 
depicted and described on the exhibit entitled “Typical Hunt Club Condominium Building Elevation” dated 9/29/2021, 
which has been exhibited to the Virginia Beach City Council and is on file with the Virginia Beach Department of Planning 
(the “Elevation”). 

Proffer 4: 

Condition number 5 of the 8 conditions governing the residential use of the Property under the PDH-2 rezoning granted 
on September 27, 1982 is modified to permit no more than a total of forty-eight (48) residential dwelling units in the six 
(6) buildings as depicted and described on the Conceptual Site Plan. 

Proffers 
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Proffer 5: 

The provisions and requirements set forth in the remaining seven (7) original conditions of development have all been 
complied with, as reflected in the Conceptual Site Plan, and remain binding upon the Property. 

Proffer 6:  

Further conditions may be required by the Grantee during detailed Site Plan review and administration of applicable City 
Codes by all cognizant City agencies and departments to meet all applicable City Code requirements. 

Staff Comments: Staff has reviewed the Proffers listed above and finds them acceptable.  The City Attorney’s Office has 
reviewed the agreement and found it to be legally sufficient and in acceptable legal form. 
 

 
The Comprehensive Plan recognizes this property as being within the “Suburban Area.” Guiding principles have been 
established in the Comprehensive Plan to guard again possible threats to the stability of the Suburban Area and to 
provide a framework for neighbors and places that are increasingly vibrant and distinctive. The Plan’s primary guiding 
principle for the Suburban Area is to create “Great Neighborhoods,” and to support those neighborhoods with 
complementary non-residential uses in such a way that working together the stability and sustainability of the Suburban 
Area is ensured for now and the future. 
 

 
The site is located in the Chesapeake Bay watershed. It appears that no natural or cultural resources will be affected by 
this project. 
 

 
Street Name Present Volume Present Capacity Generated Traffic 

Parliament Drive 3,882 ADT1 9,900 ADT 1 (LOS 4 “D”) Existing Land Use 2 – 270 ADT 
Proposed Land Use3 – 351 ADT 

1 Average Daily Trips 2 as defined by a 37 residential 
condominium units 

3 Based on 48 residential 
condominium units 

4 LOS = Level of Service 

 
Master Transportation Plan (MTP) and Capital Improvement Program (CIP) 
The northern property line of the site follows the former Norfolk Southern Railroad corridor (NSRR), which is presently 
City of Virginia Beach right-of-way. The NSRR is master planned as part of the Virginia Beach Trail, a proposed multi-use 
recreational path. This portion of the NSRR is part of the planned Phase 1 for the trail’s development. The Virginia Beach 
Trail has been part of City transportation plans since 1981.  

There are no long-term plans for Parliament Drive in the current Master Transportation Plan. 

 
Water 
There is an existing eight-inch City water main along Parliament Drive. There is also an eight-inch City water main 
encroaching into the site within a 15-foot Public Utility Easement. The site is already connected to City water. 
 

Comprehensive Plan Recommendations 

Natural & Cultural Resources Impacts 

Traffic Impacts 

Public Utility Impacts 
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Sewer 
The site is already connected to City gravity sewer and there is an existing eight-inch sanitary sewer gravity main along 
Parliament Drive. 
 
Both water and sanitary sewer service must be verified and improved if necessary, so that the proposed development 
will have adequate water pressure, fire protection, and sanitary sewer service. 
 

 
This property is currently zoned for Point O’View Elementary School, Larkspur Middle School, and Kempsville 
Highschool. Virginia Beach Public Schools anticipates the increase in dwelling units at this site would generate a modest 
number of students. 

School Current Enrollment Capacity Generation 1  Change 2 

Point O’View  Elementary 689 students 630 students 2 students 2 students  
Larkspur Middle 1,563 students 1,647 students 1 student 1 student 
Kempsville High  1,786 students 2,060 students 2 students 2 students 
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). 

 

 
Planning Commission 
 

• The applicant met with the Ridgelea Civic League President to discuss the details of the request. Staff received a 
letter of support for this project from the Ridgelea Civic League on December 1, 2021. 

• The applicant also indicated to Staff that the Board of the Hunt Club Condominium Association has had multiple 
meetings with the residents and have circulated a petition of support for the immediate condominium units 
most affected by this project. 

• In addition to the required notice signs, the applicant posted a site plan, a project summary, and contact 
information for the project manager for those with questions. The applicant received one call from a 
homeowner on November 8, 2021 and met with that homeowner on November 18, 2021. 

• As required by the Zoning Ordinance, the public notice sign(s) was placed on the property on November 8, 2021. 

• As required by State Code, this item was advertised in the Virginian-Pilot Beacon on Sundays, November 21, 
2021 and November 28, 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 November 22, 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 December 2, 2021. 

 
  

Public Schools Impacts 

Public Outreach Information 

http://www.vbgov.com/pc
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Proposed Elevation Plan 
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Proposed Elevation Plan 
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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 


