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Applicant Autobell Car Wash, LLC 
Property Owner Brenneman Farm Retail Associates, LLC 
Planning Commission Public Hearing May 11, 2022  

City Council District District 1, formerly Kempsville 

Request  
Conditional Use Permit (Car Wash Facility) 
 
Staff Recommendation 
Approval 
 
Staff Planner 
Elizabeth Nowak 
 
Location  
4577 South Plaza Trail 
GPIN 
1476612426 
Site Size  
1.84 acres 
AICUZ  
Less than 65 dB DNL 
Watershed 
Chesapeake Bay 
 
 
Existing Land Use and Zoning District  
Vacant parcel / B-2 Community Business 
 
Surrounding Land Uses and Zoning Districts 
North  
Shopping center / B-2 Community Business 
South 
South Plaza Trail 
Townhouses; self-storage facility; fuel station/ 
A-12 Apartment, B-2 Community Business 
East  
Automobile service station / B-2 Community 
Business 
West 
Retails / B-2 Community Business 
 

 
 
 

 
 
 
 

 

Agenda Item  
10 



Autobell Car Wash, LLC 
Agenda Item 10 

Page 2 

 
• The applicant is requesting a Conditional Use Permit to develop an Autobell Car Wash Facility on an outparcel of the 

Brenneman Farm Shopping Center. The site has frontage on South Plaza Trail and, like the rest of the shopping 
center, is zoned B-2 Community Business. There is an existing commercial retail building located on the subject 
outparcel, an AutoZone store. The applicant plans to develop the new Car Wash Facility on the same lot as the 
existing building; they have no plans to subdivide the outparcel as part of this project. 

• The Brenneman Farm Shopping Center has a long zoning history, beginning with a 1971 PUD (later PD-H1) Planned 
Development Land Use Plan for the Brenneman Farm. Several amendments and modifications have been made to 
this plan over time resulting in today’s present development, including the Brenneman Farm Shopping Center, a 
townhouse development south of South Plaza Trail, apartment complexes northeast of the Brenneman Farm 
Shopping Center, a medical office complex north of the shopping center, and Bishop Sullivan Catholic High School 
northwest of the shopping center. Today, the Brenneman Farm Shopping Center has a mix of commercial retail, 
personal services, and restaurants, and construction is currently underway on a new automobile service station with 
fuel pumps immediately adjacent to the subject site. 

• The applicant will develop the site with a 3,000 square-foot building that will house an automatic car wash, 
customer lounge, restrooms, office space, and an employee break room. 10 parking spaces will be available for 
customer use on the east side of the building.  

• The Car Wash Facility will be accessed from a private drive in the Brenneman Farm Shopping Center. Traffic will flow 
through the site through the Car Wash Facility and around to the eastern side of the building. Customers will have 
the option of exiting the site through a shared entrance with the adjacent AutoZone building onto South Plaza Trail 
or by exiting through the private drive in the shopping center. The applicant will install directional signage 
throughout the site to direct customers into, through, and out of the site. 

• The proposed building will be 15-feet nine-inches tall, with an exterior of red brick to match the existing commercial 
development of the Brenneman Farm Shopping Center. The applicant will use brick by General Shale Brick Ledge in 
Phoenix, the same brand and color blend as used for the adjacent commercial buildings in the shopping center.  A 
horizontal band of blue EIFS tiles will run across all four elevations of the building dividing the sign band area from 
the lower two-thirds of the exterior walls. Red panels will be located in the transoms of the aluminum glass 
storefront system. Overhead doors will be used in the automatic car wash area and will be open during business 
hours. The front elevation of the building is distinguished by a tower feature with brick-faced columns, buff EIFS tile, 
and a red standing seam metal roof. The color of the roof and transom panels will match the red used on metal roof 
of an adjacent outparcel building. 

• The submitted layout depicts 10 parking spaces: three spaces as required for a Car Wash Facility with a single bay as 
required by Section 228.1 of the Zoning Ordinance and an additional seven spaces for employees of the facility. 

• Landscape planting requirements appear to be met as shown on the layout plan that include building foundation 
plantings, screening for the dumpster enclosure, and a total of six trees. Two trees are required for the interior 
parking lot. The remainder of the trees were added by the applicant to meet the intent of the previously proffered 
concept plan for the shopping center. Utility easements have limited the addition of more trees along South Plaza 
Trail; the applicant’s proposed additional trees will help to soften the development as initially intended. 

• Typical operating hours are proposed as between 7:00 a.m. and 7:00 p.m., daily. 

  

Background & Summary of Proposal 
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Zoning History 
# Request 
1 MDC (Private High School) 5/28/2013 

LUP (Amendment) Approved 6/10/1998 
CUP (Private High School) Approved 4/8/1992 
REZ (PD-H1 to R-10) Approved 4/8/1992 
LUP Approved 3/10/1975 

2 CUP (Automobile Service Station) Approved 8/19/2020 
LUP (Amendment) Approved 10/9/2007 
CRZ (PD-H1 to Conditional B-2) Approved 9/9/2003 
LUP Approved 2/10/1998 
LUP (Amendment) Approved 6/10/1998 
LUP Approved 3/10/1975 

3 CRZ (PD-H1 to Conditional A-12, Conditional P-1 and PD-
H2) Approved 9/9/2003 
REZ (R-7.5 to Conditional A-12) Approved 02/23/1999 
LUP (Amendment) Approved 6/10/1998 
LUP Approved 3/10/1975 

4 MDP Approved 11/18/2014 
MDP & CUP (Automobile Service Station & Car Wash 
Facility) Approved 3/27/2012 
MDP & CUP (Automobile Service Station & Car Wash 
Facility) Approved 2/9/2010 
CUP (Automobile Service Station & Car Wash Facility) 
2/23/1999 
CRZ (R-7.5 to Conditional B-2) 2/23/1999 

5 LUP (Amendment) Approved 10/9/2007 
CRZ (PD-H1 to Conditional B-2) Approved 9/9/2003 
LUP (Amendment) Approved 6/10/1998 
LUP Approved 3/10/1975 

6 LUP (Amendment) Approved 6/10/1998 
LUP Approved 3/10/1975 

7 LUP (Amendment) Approved 10/9/2007 
CRZ (PD-H1 to Conditional B-2) Approved 9/9/2003 
LUP (Amendment) Approved 6/10/1998 
LUP Approved 3/10/1975 

 
 

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, this request for a Conditional Use Permit for a Car Wash Facility is acceptable. The development will 
provide a beneficial and complementary service to residents, especially those who live near the Brenneman Farm 
Shopping Center. The Car Wash Facility will complement other auto-oriented services clustered in and adjacent to the 
Brenneman Farm Shopping Center, including a recently completed Autozone retail store in the shopping center, an 
Automobile Service Station currently under construction in the shopping center, and an Automobile Service Station and 
Car Wash Facility on the southeast corner of South Plaza Trail and Princess Anne Road. This addition to the existing mix 
of services supports the creation and maintenance of Great Neighborhoods, a major goal set forth in the 
recommendations for the Suburban Area in the Comprehensive Plan, by adding to complementary non-residential uses 
in the shopping center. 

Evaluation & Recommendation 

1 

3 

4 

2 

5 
6 
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In addition to supporting Great Neighborhoods, the proposed design of the new building and the site layout will have 
the same quality of design as the rest of the Brenneman Farm Shopping Center. The new building will use the same brick 
and mortar as other buildings in the shopping center, reinforcing a visual cohesion among the different buildings and 
outparcels, and the proposed building foundation plantings, dumpster enclosure plantings, and interior lot trees will 
conform to established landscaping design in the center. The additional trees throughout the site will help to soften the 
development and aid with the aesthetics of the site. The proposed red and blue colored elements on the building will be 
in a tonal range that corresponds with other outparcel buildings. The color cohesion will help to unify the different 
buildings while supporting some differentiation. Finally, the proposed roof element on the tower is similar to other 
tower elements with hipped roofs throughout the shopping center; such elements on the primary parcel in the shopping 
center have green roofs, while a commercial building adjacent to the intersection of Princess Anne Road and South Plaza 
Trail has a red roof. This continues the pattern of similar roof shapes and differentiation of color between the primary 
parcel and out parcels.  
 
Traffic analysis completed by Staff estimates that this development would generate 780 average daily trips. This size 
site, approximately 1.85 acres, that is zoned B-2 Community Business is estimated to generate up to 1,020 average daily 
trips. While this development will increase traffic to this shopping center, South Plaza Trail is currently operating below 
its available capacity for traffic volume. It is Staff’s opinion that this project will have no adverse effect on traffic in the 
area.  
 
For these reasons, Staff recommends approval of this request subject to the conditions listed below. 
 

 
1. When the property is developed, it shall be in substantial conformance with the exhibits entitled, “Preliminary 

Layout,” prepared by Kimley Horn, dated 01/28/2022 and “Conceptual Landscape Plan,” prepared by Kimley Horn, 
dated 01/28/2022 which have been exhibited to the Virginia Beach City Council and are on file in the Planning 
Department, with the exception of modifications required by the Department of Public Works and any other City 
departments in order to comply with City regulations and policies. 

2. When the building is constructed, it shall be in substantial conformance with the exhibit entitled “Color Elevations – 
Scheme B,” prepared by MRA City Studio and dated 04/21/2022 and which has been exhibited to the Virginia Beach 
City Council and is on file in the Planning Department.  

3. The outparcel shall be allowed one freestanding sign which shall meet the provisions of the City of Virginia Beach 
Zoning Ordinance. Any deviations to the design or appearance of the sign shall be submitted to the Planning 
Department for approval prior to the issuance of a sign permit. There shall be no electronic display components (LED 
and similar) or neon installed on the sign or on the building. 

4. The signage showed in the exhibit “Elevations – Color” and dated 02/14/2022 are subject to review by the Zoning 
Division during the sign permit process and shall not be permitted as shown unless it meets the provisions of the 
City of Virginia Beach Zoning Ordinance. No additional signage shall be permitted on the building. 

5. No window or outdoor advertising banners, pennants, streamers or other such visual devices beyond those 
permitted by the City Zoning Ordinance shall be permitted on the property. 

6. No water produced by activities at the facility lot shall be permitted to fall upon or drain across public streets or 
sidewalks or adjacent properties. 

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 

Recommended Conditions 
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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. 
 

 
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 that provide residents with necessary and desirable goods and services.  

 
The site is located in the Chesapeake Bay watershed. No historic or cultural resources will be affected by this project. 
 

 
Street Name Present Volume Present Capacity Generated Traffic 

South Plaza Trail 16,740 ADT1 32,700 ADT 1 (LOS 4 “D”) Existing Land Use 2 – 1,020 ADT 
Proposed Land Use 3 – 780 ADT 

1 Average Daily Trips 2 as defined by a 1.85 acre 
property zoned B-2 Community 
Business 

3 as defined by a Car Wash Facility 
with one tunnel 

4 LOS = Level of Service 

 
Master Transportation Plan (MTP) and Capital Improvement Program (CIP) 
The Master Transportation Plan proposed a four-lane facility within a 100-foot right-of-way for South Plaza Trail. 
Currently, South Plaza Trail near the subject lot is considered to be a four-lane divided minor suburban arterial. No 
roadway Capital Improvement Program projects are presently slated for this area. 
 

 
Water 
The site must be connected to City water. There is an existing 12-inch City water main along South Plaza Trail.  
 
Sewer 
The site must connect to City gravity sanitary sewer. There is an existing 16-inch City sanitary sewer force main along 
South Plaza Trail. 
 

 

 

Comprehensive Plan Recommendations 

Natural & Cultural Resources Impacts 

Traffic Impacts 

Public Utility Impacts 
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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. 

 
City Council  

• As required by City Code, this item was advertised in the Virginian-Pilot Beacon on Sundays, June 5, 2022 and 
June 12, 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 June 6, 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 June 17, 2022.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  

Public Outreach Information 

http://www.vbgov.com/pc
https://gcc02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.vbgov.com%2Fgovernment%2Fdepartments%2Fcity-clerk%2Fcity-council%2FDocuments%2FBookmarkedAgenda.pdf&data=05%7C01%7CENowak%40vbgov.com%7Cb40eb1bc3b304d12ba1308da3ffc9654%7C87767a669f6e49f784d149f49be494e7%7C0%7C0%7C637892651334468240%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=dRM4qAfFxJLJ%2FOugXQMYsS%2FxvHJKn4nIXe2TANxqa5g%3D&reserved=0
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Proposed Site Layout 
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Proposed Elevation Plan 
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Proposed Rendering 
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Proposed Sign Package 
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Proposed Landscape Exhibit 
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Site Photos 
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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 


