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Applicants Reed Enterprises, Inc & Liberty Transmission & 
Auto Care, Inc 
Property Owner Reed Enterprises, Inc 
Planning Commission Public Hearing May 11, 2022  

City Council District District 2, formerly Princess Anne 

Requests  
#8 - Modification of Proffers 
#9 - Conditional Use Permit (Automobile 
Repair Garage) 
 
Staff Recommendation 
Approval 
 
Staff Planner 
Elizabeth Nowak 
 
Location  
3041 Holland Road 
GPIN 
1495138628 
Site Size  
3.07 acres 
AICUZ  
70-75 dB DNL; APZ-2 
Watershed 
Southern Rivers 
 
Existing Land Use and Zoning District  
Undeveloped lot / B-2 Community Business 
 
Surrounding Land Uses and Zoning Districts 
North  
Holland Road 
Office warehouse, animal shelter / I-1 Light 
Industrial 
South 
Single-family dwelling/ AG-2 Agricultural 
East  
Single-family dwelling / AG-2 Agricultural 
West 
Single-family dwelling, automobile repair & 
sales / B-2 Community Business, AG-2 
Agriculture 
 

 
 
 

 
 
 
 

 

Agenda Items  
8 & 9 
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• Reed Enterprises, Inc. is requesting a Modification of Proffers on this property to amend the proffered site plan, 

building elevations, and uses on the site. This Modification of Proffers supports a simultaneous request by Liberty 
Transmission & Auto Care, Inc. for a Conditional Use Permit to develop an Automobile Repair Garage for automotive 
transmission and small engine repair on the subject property. As part of these dual requests, the applicants are also 
requesting to rescind a Conditional Use Permit for a Bulk Storage Yard that was previously approved for this site. 

• This 3.07-acre parcel is zoned Conditional B-2 Community Business and is presently an undeveloped lot. The 
property was conditionally rezoned in 2013 from AG-2 Agriculture District to Conditional B-2 Community Business 
District. Conditional Use Permits for an Automobile Repair Garage and a Bulk Storage Yard were also sought and 
approved in conjunction with the 2013 conditional rezoning. The site layout, building elevations, and specific uses 
were all included with the proffers and conditions associated with the rezoning and Conditional Use Permit 
applications. In 2015, the proffers were modified to relocate the proposed stormwater retention facility.  

• In 2017, the owner of this parcel was presented with an opportunity to develop a heavy automotive repair business 
on another parcel that is adjacent to the subject site. While the appropriate approvals were sought for that property 
(3249 Dam Neck Road), the owner also submitted a request to rescind the previously approved Conditional Use 
Permit for an Automobile Repair Garage for this property (3041 Holland Road). The previously proffered site plan 
and elevations from 2015 were unchanged with this revision and remain in effect. 

• With the present requests to modify proffers and to reestablish a Conditional Use Permit for an Automobile Repair 
Garage, the proposal includes changes to the building’s elevations, the layout of the site, and permitted uses. A new 
lessee—Liberty Transmission & Auto Care Inc.— proposes to operate an Automobile Repair Garage that will offer 
typical light automotive repair services such as oil and fluid changes and inspections. No heavy automotive repairs, 
such as body work, engine replacement, or painting, will be offered.  

• Along with the proposed change in uses, the applicants are proposing to modify the size of the building and, by 
extension, the layout of the site. The building footprint is being reduced from 12,525 square feet of mixed shop area 
and office area to a total size of 5,920 square feet. The outdoor storage area will be removed, and parking spaces 
will be added at the rear of the building. The previously proposed stormwater management facility will remain in the 
same approximate location and with the same approximate dimensions. The proposed site layout includes 39 
parking spaces, which exceeds the maximum 9 spaces permitted for automotive repair businesses of this square 
footage per Section 203(a)(16). Excess parking requires approval by the Planning Director per Section 203(b)(9). 

• The new T-shaped building will have a red brick and buff color stone façade with large single-pane windows in the 
primary elevation. Overhead garage doors are located along the east and west elevations of the shop area to allow 
vehicles to enter and exit. The proposed design is very similar to buildings developed on adjacent properties as 
shown in site context photos on pages 11 and 12 of this report.  
 

• Wall signs shown in the provided elevations are for illustration purposes only; a sign package will be submitted for 
review when the applicant applies for appropriate sign permits. In addition to the proposed building signs, there will 
be a monument sign with a brick base located on the west side of the driveway. The height of the monument sign 
will not exceed eight feet, as noted in Proffer 3.  

 
• The business will employ five to eight people. Typical operating hours will be 8:00 a.m. to 6:00 p.m., Monday 

through Friday. 
  

Background & Summary of Proposal 
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Zoning History 
# Request 
1 MDC (Automobile Repair Garage) Approved 12/06/2017 

CUP (Auto Repair Garage) Approved 05/17/2017 
CUP (Motor Vehicle Sales & Rentals) Approved 
07/05/2016 
CUP (Automobile Repair Establishment) Approved 
02/22/2005 
CRZ (AG-2 to Conditional B-2) Approved 02/22/2005 

2 CUP (Auto Service Station) Approved 07/03/2001 
CRZ (AG-2 to Conditional B-2) Approved 07/03/2001  

3 REZ (O-2 to I-1) Approved 02/14/1995 
4 CUP (Animal Shelter) Approved 05/28/2002 
5 MDC & MDP (Auto Repair Garage & Bulk Storage Yard) 

Approved 12/8/2015 
CUP (Auto Repair Garage & Bulk Storage Yard) Approved 
10/08/2013 
CRZ (AG-2 to Conditional B-2) Approved 10/08/2013 

6 CUP (Communication Tower) Approved 06/09/1998 
REZ (AG-1 to I-1) Approved 12/05/1983 
CUP (Bulk Storage Yard) Approved 12/05/1983 

7 CUP (Communication Tower) Approved 02/23/1999 
8 CRZ (AG-2 to O-1) Approved 03/11/2008 

 

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 

 

 
In Staff’s opinion, these requests for a Modification of Proffers and for a Conditional Use Permit for an Automobile 
Repair Garage are acceptable. The site is located in the Suburban Area, as defined by the Comprehensive Plan. One of 
the major goals for the Suburban Area in the Comprehensive Plan is for the creation of “Great Neighborhoods,” which 
calls for the development and clustering of compatible uses. The properties immediately adjacent to the subject site 
host compatible auto-service uses with high-quality design of a similar character as the applicant proposes. While in the 
Suburban Area, this property is also located in the Accident Potential Zone-2 and the 70-75 dB noise area. Together, 
these overlays limit the possibility of residential development and make this site an ideal location for complementary 
non-residential uses.   
 
The thoughtful design and high-quality materials of the proffered site plan and building design relate well to existing, 
adjacent auto-oriented businesses. Large windows increase transparency of the building and open into office space 
rather than the service area. The proposed plantings along the street frontage and throughout the site will further 
emphasize the thoughtful design of the building and will provide an attractive visual transition from the Dam Neck Road 
corridor into the lower intensity corridor along Holland Road. 
 
The site is located in the Southern Rivers Watershed. A site plan was reviewed and approved by the Development 
Services Center on January 28, 2022 for the previously proffered site concept, including stormwater impact analysis. The 
current proposal has less impervious surface than the previous design, is located within the same general footprint as 
the previous proposal and proposes a similar stormwater management strategy for the site. In Staff’s opinion, this 
design is likely able to meet stormwater impact regulations without an additional preliminary stormwater analysis. 

Evaluation & Recommendation 

1 3 2 
4 

5 
6 

7 8 
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Recommended Condition 10 below addresses the need for a final stormwater plan to be submitted at the time of site 
review. 
 
Finally, it is Staff’s opinion that this project will have no adverse impact on traffic on Holland Road. An analysis by Staff 
estimates that this development will generate 95 average daily trips. As compared with potential development of the 
site, it could generate up to 1,700 average daily trips based on the overall size of the site as zoned B-2 Community 
Business. The previously approved development plans that included a 12,525 square-foot building was estimated to 
generate 200 average daily trips. The current proposal will have a reduced average daily trip count; additionally, Holland 
Road is currently operating under its maximum traffic volume capacity.  

For these reasons, Staff recommends approval of these requests, subject to the proffers and conditions listed below. 
 

 
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 the Property is developed, it shall be developed substantially as shown on the exhibit entitled, "SITE LAYOUT 
TRANSMISSION AND AUTO CARE CENTER FOR NEAL REED 3041 HOLLAND ROAD VIRGINIA BEACH, VIRGINIA", prepared 
by SIA, dated 04-03-2022, which has been exhibited to the Virginia Beach City Council and is on file with the Virginia 
Beach Department of Planning (hereinafter "Site Plan").  
 
Proffer 2: 
The exterior of the building depicted on the Site Plan shall be substantially similar in appearance and shall utilize the 
building materials and colors depicted and described on the elevations entitled, "LIBERTY TRANSMISSION & AUTO CARE, 
INC. 3041 HOLLAND ROAD, VIRGINIA BEACH, VA 23453, dated April 5, 2022, which has been exhibited to the Virginia 
Beach City Council and is on file with the Virginia Beach Department of Planning & Community Development 
(hereinafter "Elevation").  
 
Proffer 3: 
The freestanding sign depicted on the Site Plan shall be brick based monument style sign no greater than eight feet (8') 
in height. 
 
Proffer 4: 
All outdoor lighting shall be shielded, deflected, shaded and focused to direct light down onto the premises and away 
from adjoining property. 
 
Proffer 5: 
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. 
 
Proffer 6: 
These conditions supersede and replace those previously proffered conditions numbered 1 through 5 as set forth in the 
2013 Proffers as modified by the 2015 Amended Proffers. 
 

Proffers 
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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. 
 

 
1. The development of the site shall substantially conform with the site plan entitled “SITE LAYOUT TRANSMISSION 

AND AUTO CARE CENTER FOR NEAL REED 3041 HOLLAND ROAD VIRGINIA BEACH, VIRGINIA,” prepared by SIA and 
dated 4/3/2022 and with the elevation plans entitled, "LIBERTY TRANSMISSION & AUTO CARE, INC. 3041 HOLLAND 
ROAD, VIRGINIA BEACH, VA 23453, dated April 5, 2022 and which both have been exhibited to the Virginia Beach 
City Council and is on file with the Virginia Beach Department of Planning & Community Development. 
 

2. All motor vehicle repairs shall take place inside the building. 

3. No outside storage of equipment, parts or materials shall be permitted. 

4. No outside storage of vehicles in a state of obvious disrepair shall be permitted. 

5. No tires for sale, merchandise or parts shall be displayed or stored outside.  

6. All outdoor lighting shall be shielded to direct light and glare onto the premises; said lighting and glare shall be 
deflected, shaded, and focused away from adjoining property.  Any outdoor lighting fixtures shall not be erected any 
higher than 14 feet. 

7. 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.  

8. A photometric plan shall be submitted at the time of final site plan review.  

9. 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 release of the final site plan.  
 

10. A final stormwater plan shall be submitted to the Development Services Center (DSC) for review and approval. 

11. 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. 
 

 

 

Recommended Conditions 
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This property is located within the Suburban Area of the city, as designated by the Comprehensive Plan. Guiding 
principles have been established in the Comprehensive Plan to protect the stability of the Suburban Area and to provide 
a framework for neighborhoods and places that are visually interesting and that provide memorable character. The 
Plan’s primary guiding principle is to create “Great Neighborhoods,” and to support those neighborhoods with 
complementary non-residential uses in such a way that the stability of the Suburban area is maintained in a sustainable 
way. A primary criterion of creating Great Neighborhoods is to make sure new uses are compatible with surrounding 
uses. 
 

 
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. 
 
There are no historical or cultural resources affected by this project. 
 

 
Project Stormwater Design Staff Summary 
A site plan, along with a stormwater analysis, was approved by the Development Services Center on January 28, 2022 for 
the 2015 proffered site plan. The proffered modifications to this plan are within the general footprint of what was 
previously approved for storm water analysis and has less impervious surface. Given this and the recently approved site 
plan, a new preliminary stormwater analysis was not required at this time.  

 

 
Street Name Present Volume Present Capacity Generated Traffic 

Holland Road  15,900 ADT1 32,700 ADT 1 (LOS 4 “D”) Existing Land Use 2 – 1,700 ADT 
Proposed Land Use 3 – 95 ADT 

1 Average Daily Trips 2 as defined by a 3.1 acre parcel 
zoned B-2 Community Business 

3 as defined by a 5,920 square foot 
Automobile Repair Garage 

4 LOS = Level of Service 

 
Master Transportation Plan (MTP) and Capital Improvement Program (CIP) 
There are no current Capital Improvement Projects to improve Holland Road, which is a four-land divided minor 
suburban arterial roadway.  
 

 
Water 
There is a 16-inch City water transmission main along Holland Road. The project site must connect to City water. 
Connection should be made to a one-inch water service line from Holland Road in accordance with an approved site plan 
(DSC File #H10-002623-SP). 

Comprehensive Plan Recommendations 

Natural & Cultural Resources Impacts 

Stormwater Impacts 

Traffic Impacts 

Public Utility Impacts 
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Sewer 
There is an 8-inch City sanitary sewer force main along Holland Road. The project site must connect to City sanitary 
sewer. Connection should be made to a four-inch plugged sanitary sewer force main from Holland Road in accordance 
with an approved site plan (DSC File #H10-002623-SP). 
 

 
Planning Commission 

• As required by the Zoning Ordinance, the public notice sign(s) was placed on the property on April 11, 2022. 

• As required by State Code, this item was advertised in the Virginian-Pilot Beacon on Sundays, April 24, 2022 and 
May 1, 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 April 25, 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 May 5, 2022. 

  

Public Outreach Information 

http://www.vbgov.com/pc
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Proposed Site Layout 
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Proposed Elevation Plan 
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Proposed Elevation Plan 
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Subject Site 

 
Existing fuel station and carwash adjacent to the subject site with similar design as proposed elevations 

 

Site Photos 
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Context north across Holland Road from subject site. 

 
  

Site Photos 
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Disclosure Statement 
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• Upon receiving a recommendation from Planning Commission, this request will be scheduled for a City Council 

public hearing.  Staff will inform the applicant and/or their representative of the date of the hearing in the 
upcoming days. 

• Following City Council’s decision, the applicant will receive a decision letter from Staff.  

• Once the conditions of approval are in place and/or completed, the applicant must contact the Zoning Division 
of the Planning Department to obtain verification that the conditions have been met.  Contact the Zoning 
Division at 757-385-8074. 

• If the request requires land disturbance and/or a subdivision of property, please contact the Development 
Services Center (DSC) to discuss next steps for site plan/plat review.  Contact the DSC at 757-385-4621 or the 
Development Liaison Team at 757-385-8610. 

• Please note that further conditions may be required during the administration of applicable City Ordinances and 
Standards. Any site plan submitted with this application may require revision during detailed site plan review to 
meet all applicable City Codes and Standards. All applicable permits required by the City Code, including those 
administered by the Department of Planning / Development Services Center and Department of Planning / 
Permits and Inspections Division, and the issuance of a Certificate of Occupancy, are required before any 
approvals allowed by this application are valid.  

• The applicant is encouraged to contact and work with the Crime Prevention Office within the Police Department 
for crime prevention techniques and Crime Prevention Through Environmental Design (CPTED) concepts and 
strategies as they pertain to this site. 

 

Next Steps 


