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Applicant North Independence Storage, LLC  
Property Owner Wells Fargo 
Planning Commission Public Hearing March 9, 2022  

City Council District District 9, formerly Bayside 

Request  
Conditional Use Permit (Mini-Warehouse) 
 
Staff Recommendation 
Approval 
 
Staff Planner 
Marchelle Coleman 
 
Location  
1612 Independence Boulevard 
GPIN 
1479239414 
Site Size  
1.30 acres 
AICUZ  
Less than 65 dB DNL 
Watershed 
Chesapeake Bay 
 
 
Existing Land Use and Zoning District  
Vacant former financial institution / B-2 
Community Business 
 
Surrounding Land Uses and Zoning Districts 
North  
Townhouses / A-12 Apartment 
South 
Independence Boulevard 
Restaurant, shopping center / B-2 Community 
Business 
East  
Auto sales / B-2 Community Business 
West 
Shopping center / B-2 Community Business 
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• The applicant is requesting a Conditional Use Permit for a Mini-Warehouse in order to construct a three-story
climate-controlled self-storage facility on a 1.30-acre parcel in the B-2 Community Business District. The property is
currently developed with a former Wells Fargo bank building, which will be demolished with the redevelopment of
this site.

• The proposed building will have a 30,000 29,501 square foot footprint with a total floor area of 90,000 79,320
square feet. The building height for the proposed building will vary in size, as described below:

o 34 22 feet and three inches in height closest to the townhomes to the northeast

o 35 feet in height to the northwest and southeast

o 40 feet in height to the southwest along Independence Boulevard

• As depicted on the building elevations and renderings, the façade will consist of a neutral color palette with brick
veneer, metal panels, EIFS, simulated wood, and aluminum storefronts. A loading area with an overhead canopy to
match the covered building entry is proposed on the front of the building along Independence Boulevard.

• The conceptual landscape plan shows the required building foundation, interior parking lot, and street frontage
plantings. Category II plant material, reaching a minimum height of five to six feet at installation and 20 feet at
maturity, is proposed to provide enhanced screening for the loading canopy space visible from the public right-of-
way. A 15-foot 25-foot wide buffer with Category IV landscape plantings is also proposed, as required, adjacent to
the townhouse’s northeast of the site.

• The conceptual site plan depicts 15 eight parking spaces on-site, thereby exceeding the parking requirement by two 
spaces. which exceeds the maximum of nine spaces for a mini-warehouse with 1,000 square feet of office space by 
six spaces. The applicant intends to request a deviation for parking in excess of the maximum allowed from the
Planning Director, per Section 203(b)(9) of the Zoning Ordinance, during final site plan review. 

• A 10-foot tall freestanding monument style-sign is proposed on site. The monument-style sign will have a brick base
with simulated wood to match the proposed building materials.

• As depicted on the conceptual site plan, the applicant will remove one of the seeks to retain the two existing
ingress/egress access points along Independence Boulevard. This is not supported by Staff.

• Customer access into the building is proposed as 6:00 a.m. to 9:00 p.m., and the office operating hours proposed as
9:00 a.m. to 6:00 p.m., seven days a week, with up to three employees on site.

Background & Summary of Proposal 
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Zoning History 
# Request 
1 CUP (Auto Sales) Approved 05/14/1996 

CUP (Automotive Repair Facility) 06/13/1995 
2 CUP (Church) Approved 03/11/2008 

CUP (Church) Approved 10/02/2001 
3 STC (Portion of Pleasure House Road) Approved 

02/23/1997 
4 CUP (Car Wash Facility) Approved 09/24/1996 

CUP (Used Car Sales) Approved 05/14/1996 
5 CUP (Auto Service Station) Approved 09/13/1994 
6 CUP (Automotive Repair Facility) Approved 06/13/1995 

 

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

MDC – Modification of Conditions 
MDP – 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 

 

 
This request for a Conditional Use Permit for a Mini-Warehouse, in Staff’s opinion, is acceptable. The request is in 
keeping with the policies and goals set forth in the Comprehensive Plan for the Suburban Area, as it pertains to infill 
development. The proposed redevelopment of this site is compatible to the existing development around it. The 
proposed self-storage facility is surrounded by both commercial and residential uses and provides a service to the 
surrounding businesses and residences. It is anticipated that this self-storage facility will have minimal impacts on the 
adjacent properties.  
 
In Staff’s opinion, the applicant considered the surrounding properties when developing the site layout and building 
design, specifically for the townhome community to the northeast of the site. The proposed rear building height, 
adjacent to the residences, is 34 feet 22 feet and three inches, meeting the 35-foot maximum height required within 100 
feet of a residential or apartment district.  In addition, the building design proposed resembles more of an office building 
rather than a self-storage facility with neutral tone colors, consisting of mostly tan and beige. As depicted on the 
building renderings, the rear of the building has a staggered finished wall instead of a straight wall which is preferable, 
as it provides visual relief and helps to mitigate shadowing. Initially, faux windows were considered in the design of the 
rear of the building but were not added, as to not give the appearance of onlookers into the backyards of the adjacent 
residential properties. The applicant is not proposing to externally light the rear of the building with the exception of 
light fixtures over the doors of the fire exits that will be directed downward to reduce the shining of light above the 
fence line towards the townhouses. Staff is recommending that only motion activated lighting fixtures be installed at a 
height of no more than 10 feet along the northeastern property line abutting the apartment district, as noted in 
Condition 7c, to provide additional protections to the adjacent residences. 
 
The proposed redevelopment of this site will include a newly planted 1525-foot wide Category IV landscape buffer that 
will provide adequate screening for the adjacent townhome community to the north. Currently, the property lacks the 
required streetscape plantings along Independence Boulevard, as the site was built in 1971 prior to the establishment of 
the landscape buffering and screening requirements. As depicted on the conceptual site plan, a covered loading area 
with three loading spaces is proposed in the front of the building visible from Independence Boulevard. The proposed 
streetscape plantings will not only improve the aesthetics but will also provide additional screening of the loading area 
from the public right-of-way. Ultimately, with the proposed plantings depicted on the landscape plan, the site will 

Evaluation & Recommendation 

1 

3 2 
4 5 

6 
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conform to current landscape requirement standards including the installation of the required streetscape plantings 
consisting of evergreen and deciduous trees and shrubs, as well as building foundation and interior parking lot plantings.  
 
As mentioned previously, there are two existing ingress/egress access points along Independence Boulevard on this 
1.30-acre parcel. Since Planning Commission, the applicant has revised the site plan and is proposing to close one of the 
existing entrances. that these two access points remain; however, Staff is recommending the closure of one of the 
ingress/egress access points to reduce the number of conflict points for both vehicular and pedestrian traffic. 
Independence Boulevard is a major urban arterial roadway that carries approximately 39,000 vehicles per day. It is 
Staff’s opinion that by reducing the number of access points from two to one, it will lessen the potential for accidents on 
this higher speed, highly traveled roadway. The reduction in the number of entrances on this parcel is needed, as it will 
make for a much safer situation for both motorist and pedestrians accessing or crossing the point of ingress/egress.  
Condition 5 is recommended for the closure of one of these access points. The applicant is not amendable to this 
reduction.  
 
As this site is located in the Chesapeake Bay Watershed, a preliminary stormwater analysis is not required prior to this 
item being reviewed by Planning Commission and City Council. According to the applicant, underground storage is 
proposed to address water quality and quantity on site. An in-depth review of the stormwater management strategy to 
ensure that it complies with all stormwater regulations and that no negative impacts will occur upstream and 
downstream as a result of this development will take place during the site plan review process.  
 
Based on these considerations, Staff recommends approval of the application, subject to the conditions listed below.  
 

 
1. When the property is developed, it shall be in substantial conformance with the conceptual site plan entitled 

“OCEAN STORAGE – INDEPENDENCE”, dated February 24, 2022 April 7, 2022, prepared by WPL, which has been 
exhibited to the Virginia Beach City Council and is on file in the Department of Planning & Community Development.  

2. The exterior of the proposed buildings shall substantially adhere in appearance, size, materials to the submitted 
elevations entitled “OCEAN STORAGE”, dated March 3, 2022 April 7, 2022, prepared by RBA Architects, which has 
been exhibited to the Virginia Beach City Council and is on file in the Department of Planning & Community 
Development. 

3. A Landscape Plan shall be submitted to the Development Services Center of the Department of Planning & 
Community Development for review and ultimate approval prior to the issuance of a Certificate of Occupancy that is 
in substantial conformance to the conceptual landscape plan entitled “OCEAN STORAGE – INDEPENDENCE”, dated 
February 24, 2022 April 7, 2022, prepared by WPL, which has been exhibited to the Virginia Beach City Council and is 
on file in the Department of Planning & Community Development.  

4. When the property is redeveloped, the existing freestanding sign shall be in substantial conformance with the sign 
rendering entitled “OCEAN STORAGE”, dated January 25, 2022, prepared by RBA Architects, which has been 
exhibited to the Virginia Beach City Council and is on file in the Department of Planning & Community Development.  

5. One of the two existing access points on Independence Boulevard shall be closed and be restored with curb, gutter, 
and sidewalk installation. 

6. All on-site signage must meet the requirements and regulations of the Zoning Ordinance. A separate permit from 
the Department of Planning & Community Development is required for any new signage installed on the site.  

7. All outdoor lights shall comply with the following: 

Recommended Conditions 
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 a. Shall be shielded to direct light and glare onto the premises, said lighting and glare shall be deflected, shaded, and 
focused away from all adjoining property.  

b. Lighting fixtures shall not be erected any higher than fourteen (14) feet, except as noted below in c.  

c. Only motion activated lighting fixtures shall be installed on the rear façade along the northeastern property line 
that abuts the apartment district and shall be installed no higher on the rear of the building than ten (10) feet 
from the ground elevation.  

 
8. Parking above the maximum number of parking spaces shall only be permitted with approval by the Planning 

Director pursuant to Section 203(b)(9) of the Zoning Ordinance.  

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 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. 
 

 
This site is located in the Chesapeake Bay watershed. There does not appear to be any significant natural resources or 
cultural features associated with the site. 
 

 
Street Name Present Volume Present Capacity Generated Traffic 

Independence Boulevard 39,000 ADT1 36,900 ADT 1 (LOS 4 “D”) Existing Land Use 2 – 252 ADT 
Proposed Land Use 3 – 135 ADT 

1 Average Daily Trips 2 as defined by a 2,500 square 
foot bank with a drive-thru 

3 as defined by a 90,000 square 
foot mini-warehouse/self-storage 
facility 

4 LOS = Level of Service 

 
Master Transportation Plan (MTP) and Capital Improvement Program (CIP) 
Independence Boulevard, in the vicinity of this application, is considered a four-lane divided major urban arterial.  The 
MTP proposes a six-lane facility within a 150-foot right-of-way.  There are no roadway CIP projects are planned for this 
area. 

Comprehensive Plan Recommendations 

Natural & Cultural Resources Impacts 

Traffic Impacts 
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Water 
The site is connected to City water. There is an existing 12-inch City water transmission main along Independence 
Boulevard. 
 
Sewer 
The site is connected to City sanitary sewer. There is an existing eight-inch City sanitary sewer gravity main along 
Independence Boulevard. 
 

 
Planning Commission 

• The applicant reported that they distributed a flyer to all the townhome residents north of the property, as well 
as the commercial businesses adjacent to the site. The flyers were distributed door-to-door to all the retailers, 
and the applicant indicated positive remarks regarding the proposed development. A meet and greet was held 
on February 1, 2022 at a local restaurant; however, none of the residents or business owners attended.  The 
applicant was contacted by one residential property owner who was seeking additional information and no 
issues were raised. A meeting was held with the property owner of the Thoroughgood Shopping Center on 
February 15, 2022 and they provided an email indicating their support of the project.  

• As required by the Zoning Ordinance, the public notice sign(s) was placed on the property on February 7, 2022. 

• As required by State Code, this item was advertised in the Virginian-Pilot Beacon on Sundays, February 20, 2022 
and February 27, 2022.                    

• As required by City Code, the adjacent property owners were notified regarding the request and the date of the 
Planning Commission public hearing on February 21, 2022.   

• 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 March 3, 2022. 

 
City Council  

• As required by City Code, this item was advertised in the Virginian-Pilot Beacon on Sundays, March 20, 2022 and 
March 27, 2022.         
            

• 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 March 21, 2022.  
 

• 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 April 1, 2022.  

 

  

Public Utility Impacts 

Public Outreach Information 

http://www.vbgov.com/pc
https://www.vbgov.com/government/departments/city-clerk/city-council/Documents/BookmarkedAgenda.pdf
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Conceptual Site Plan – Revised 4/7/22 
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Conceptual Landscape Plan – Revised 4/7/22 
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Proposed Building Elevations – Revised 4/7/22 



North Independence Storage, LLC 
Agenda Item 3 

Page 10 

 

 
 

 

Proposed Building Renderings – Revised 4/7/22 
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Proposed Building Renderings – 4/7/2022 
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Proposed Sign Rendering 



North Independence Storage, LLC 
Agenda Item 3 

Page 13 

 

 
 

 
 

Site Photos 
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Disclosure Statement 
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Disclosure Statement 

X 4/7/2022
Marchelle L. Coleman
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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 


