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Li—the Urban Land Institute

is a nonprofit research and
education organization that pro-
motes responsible leadership in
the use of land in order to enhance
the total environment.

The Institute maintains a
membership representing a broad
spectrum of interests and spon-
sors a wide variety of educational
programs and forums to encour-
age an open exchange of ideas and
sharing of experience. UL! initiates
research that anticipates emerg-
ing land use trends and issues
and proposes creative solutions
based on this research; provides
advisory services; and publishes
a wide variety of materials to dis-
seminate information on land
use and development.

Established in 1936, the
Institute today has some 13,000
members and associates from 50
countries, representing the entire
spectrum of the land use and de-
velopment disciplines. Profession-
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als represented include develop-
ers, builders, property owners,
investors, architects, public offi-
cials, planners, real estate brokers,
appraisers, attorneys, engineers,
financiers, academicians, students,
and librarians. ULI relies heavily
on the experience of its members.
[t is through member involvement
and information resources that
ULI has been able to set standards
of excellence in development prac-
tice. The Institute has long been
recognized as one of America’s
most respected and widely quot-
ed sources of objective informa-
tion on urban planning, growth,
and development.

This Advisory Services panel
report is intended to further the
objectives of the Institute and to
make authoritative information
generally available to those seek-
ing knowledge in the field of
urban land use.
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ABOUT ULI ADVISORY SERVICES

The goal of ULI's Advisory Ser-
vices Program is to bring the
finest expertise in the real estate
field to bear on complex land use
planning and development proj-
ects, programs, and policies. Since
1947, this program has assembled
more than 200 ULI-member teams
to help sponsors find creative, prac-
tical solutions for such issues as
downtown redevelopment, asset
management strategies, evalua-
tion of development potential,
growth management, community
revitalization, brownfields rede-
velopment, military base reuse,
and the provision of low-cost and
affordable housing, among other
concerns. Widely varied public,
private, and nonprofit organiza-
tions have contracted for ULI's
Advisory Services.

Each interdisciplinary panel
team is composed of highly qual-
ified professionals who volunteer
their time to ULl Panelists are
chosen for their knowledge of
the topics to be addressed and
screened to ensure their objectiv-
ity ULI teams provide a compre-
hensive look at development prob-
lems and questions. Each panel
is chaired by a highly respected
UL! member who has had previ-
ous panel experience.

A key strength of the program
is ULI's unique ability to draw upon
the knowledge and expertise of
its members—including land de-
velopers and owners, public offi-
cials, academics, representatives
of financial institutions, and other
professionals—many of whom
are not available for traditional
consulting assignments

In fulfillment of the mission
of the Urban Land Institute, this
Advisory Services panel report pro-
vides objective advice that pro-
motes the responsible use of land
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FOREWORD: THE PANELS ASSIGNMENT

he Bayfront/Shore Drive Cor-

ridor is located in the northern
part of the City of Virginia Beach,
parallel to the city's beachfront
along the Chesapeake Bay Shore
Drive (U.S. Route 60} is a major
four-lane east-west arterial high-
way that accommodates a wide
variety of land uses Major por-
tions of the Bayfront area are res-
idential (both single-family and
multifamily) while other sections
are commercial, public, and semi-
public. The corridor serves as one
of the primary routes of access to
the city's oceanfront resort area.
Thus, its appearance and role are
vital to the city [t possesses a
beautiful beachfront that could
be used by the public to a greater
degree; however, ownership of
the beach is in question. The area
also includes one of the state's
largest and most significant parks
(First Landing/Seashore State Park)
and the site of the initial landing
of the Jamestown colonists in
America in 1607. The City of Vir-
ginia Beach believes that without
a strategy for the future, the at-
tractiveness and functional effi-
ciency of the corridor will deteri-
orate as the area grows

To assist in developing such
a strategy, the city invited the par-
ticipation of this ULI Advisory
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Services panel. Major issues the
panel was asked to address in-
cluded: understanding the inter-
play between vacation and year-
round markets in the area, iden-
tifying ways to attract quality res-
idential and commercial develop-
ment along Shore Drive, and
planning strategies to achieve
the city’s goals.

The questions the panel was
asked to address were divided
into four major topic areas- mar-
ket potential. development and
marketing strategies, planning
and design, and implementation
Regarding market potential, the
panel was asked to evaluate the
potential for commercial, retail,
residential, and recreational de-

ATLANTIC OCEAN



An aerial view of the Lesner
Bridge and environs, an area
of considerable beauty and
one that the panel was asked
to consider for new develop-
ment. The panel was asked to
review two opportunity sites
in particular: the site running
from the city marina toward
the Lesner Bridge (in the fore-
ground) and the sand spoils
site adjacent to the Lesner
Bridge {in the upper left).

An aerial view of the area west
of the Lesner Bridge, which
features attractive and stable
beachfront communities.

velopment in the corridor, and
how these sectors differed from
markets in the oceanfront resort
area. Other questions related to
positioning the area with regard
to tourists and residents, the
most appropriate and marketable
mixture of housing types in the
area, and the impact of beach
ownership issues on the market-
ability of the area The panel was
also asked to evaluate two op-
portunity sites identified by the
city, and to consider other areas
for development opportunities.
Regarding development and
marketing strategies, the issues
to be addressed included the im-
portant elements of a targeted
plan for the area, the staging and
phasing of development, devel-
opment strategies for the two op-
portunity sites, marketing strate-
gies for the area, sign control
strategies, and ways to provide
better beach access for nearby
residents and the city in general.
The planning and design is-
sues were many, but were largely
focused on improving the design
features, image, and overall qual-
ity of the Shore Drive Corridor.
Other issues related to the over-
all design theme, gateway features.
streetscape issues, housing den-
sity, road widths, public trans-
portation, pedestrian movement,
signage, fand use planning, nat-

ural resources, the opportunity
sites, and public utilities

Finally, the panel was asked
to propose an implementation
strategy. The questions here re-
lated to redevelopment tools, fi-
nancing mechanisms, land use
regulation mechanisms, and de-
velopment time frames

Upon their arrival in Virginia
Beach, the panel members received
briefings from the planning direc-
tor and then toured the site by
both bus and helicopter. The
panel then interviewed over 60
individuals, including representa-

tives from the business, civic,
neighborhood, government, mili-
tary, environmental, and real es-
tate communities Panel members
met continuously throughout the
week, both formally and informal-
ly, to discuss their findings and
reach a consensus on their con-
clusions and recommendations

This report records the find-
ings, conclusions, and recommen-
dations of the UL! panel, and out-
lines both a short-term strategy
and a long-term vision for the fu-
ture development of this mature
area. These panel results were
presented on May 23, 1997, in
Virginia Beach in a public session.
The Urban Land [nstitute and the
panel hope that the recommen-
dations presented here will con-
tribute to the successful further
development and enhancement
of the Bayfront/Shore Drive area
of Virginia Beach.




EXECUTIVE SUMMARY

It is the panel's first and lasting
impression, reinforced by its in-
terviews, that the Bayfront/Shore
Drive area of Virginia Beach is a
“resort community” as opposed
to a “resort destination.” While
this general community character
is desirable, the area does not
have a clear image or unifying
identity, and both the Bayfront
community and the city currently
lack a definite vision of what the
area should be like in ten years.
In the course of its visit to the city,
the UL! panel heard far more com-
ments about things that went
wrong than it did about what
should be done. The absence of a
vision results in unclear plans for
the future and a tendency toward
hodgepodge development pat-
terns. The city has many of the
tools necessary to implement a
plan and create a stronger image
for the area, but in the absence of
a clear vision it is hard to find the
basis for consistent administra-
tive action and strong political
will, especially when pressures to
accommodate narrow interests
are significant.

Much of the area is already
built out, and development po-
tential is currently limited to pri-
marily residential development
on infill parcels. The retail and
commercial sectors currently are

experiencing high vacancies in
many properties, and there is lit-
tle demand evident for new retail
development along Shore Drive.
However, several sites offer some
opportunities for specialty retail,
restaurant, residential, and recre-
ational development if the city is
willing to get involved in the de-
velopment process, either through
public/private partnerships or as
the primary developer. Three op-
portunities of high priority are:

The panet recommends that
the area just east of the
bridge from the pilot boats to
the city marina be redevel-
oped as an attractively de-
signed specialty retail and
“working waterfront” area,
including a fresh fish market,
boat docking areas, restau-
rants, and themed specialty
retail.

Panel Chair Christopher
Degenhardt during panel
deliberations.
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e The site that the panel has
dubbed Watermen's Walk, just
east of the bridge from the
pilot boats to the city marina;

* The sand spoils area on the
Lynnhaven Inlet-—what the
panel has called Fisherman’s
Park—for boat launching,
recreation, and events; and

* A public/private partnership
for the development of a new
marina on the 70-acre planned
unit development (PUD) par-
cel on Pleasure House Creek,
hereafter referred to as Marina
Village.

Each of these opportunities
involve waterfront development
around the Lynnhaven Inlet, an
area that offers an unusually attrac-
tive setting for new development

In considering development
strategies for the area, two key
points should be kept in mind. The
panel believes that the attractive
residential neighborhoods and
the amenities they enjoy must be
preserved and/or further enhanced,
but the area also needs to be im-
proved both as a scenic corridor
and as an amenity area for all Vir-
ginia Beach residents—and as an
ancillary amenity for resort visi-
tors. Development strategies for
the area should involve several
major initiatives, including creat-
ing a sense of arrival at key gate-
ways, beautifying Shore Drive,
targeting the three opportunity
sites for development, focusing
on better site plan review and de-
sign quality, and promoting the
area more effectively to the city
and the region.

In terms of planning and de-
sign, it is imperative that a strong
image and identity is created for
the community by making Shore
Drive a scenic highway from Route
13 to Fort Story. Lesner Bridge
can act as the focal point of the
scenic Shore Drive, and road
treatment and landscape design
should distinguish residential
from commercial uses along this
route while still developing an
overall unifying theme. The panel
does not believe the road should
be widened: its role as a scenic
corridor should take precedence
over its role as a traffic carrier to
the boardwalk The panel has
designated five zones along the
scenic corridor (see illustration
on pages 30, 31), each involving



different planning and design ob-
jectives and treatments. The
panel also recommends the ex-
tension of the bicycle path
through the area. Apart from the
improvement to Shore Drive, the
most important element in up-
grading the image of the area re-
lates to the design and develop-
ment of the three opportunity
sites around the Lynnhaven Inlet.
The Watermen’s Walk and Fisher-
man's Park proposals, in particu-
lar, can have a great impact on
the image and identity of the
area if they are attractively de-
signed; the panel has provided
some sketches of what these
areas could lock like

Regarding implementation,
the panel proposes the following
action plan, with steps listed
roughly in the order they should
be undertaken:

e (Create an advisory commission
or board made up of citizen
and business leaders in the
Bayfront community, the role
of which should be to create a
unified voice to promote the
area and to ensure timely im-
plementation of the plan and
recommendations that have
been proposed here. The com-
munity, using this commission
as a vehicle, needs to unify and
act in two clear ways: First, the
business community should
form a stronger alliance to pro-
mote activities that will bene-
fit the whole area, such as

events and festivals. Second,
the business community, in
conjunction with residents,
needs to play a stronger role
in obtaining city funds for de-
velopment and promotion.
Initiate demonstration proj-
ects and tighten the enforce-
ment of existing regulations in
order to effect some immedi-
ate changes and send a mes-
sage that important plans are
underway for the area.
Develop the landscape design
plan for Shore Drive as outlined.
Develop a public beach plan
as follows: (1) day use should
be permitted for at least half
of the beach area at Seashore
State Park; (2) studies should




Virginia Beach Planning Di-
rector Robert Scott provided
an overview of the area and
the issues during the first day
of the assignment.

The panel during a review
session.

be conducted in conjunction
with the Department of the
Army to see if there is any op-
portunity for additional day
use and parking at Fort Story;
{3) the city should acquire, at
one or two different locations
along the corridor, sufficient
land to provide parking and a
beachfront park; and (4) the
beach ownership issue—cur-
rently a source of conflict that
divides the community and
confuses visitors—should be
resolved. The city should ob-
tain clear title to the beaches,
through condemnation if nec-
essary, and then move quickly

to improve access and parking.

Initiate the development of
Watermen's Walk, Fisherman’s
Park, and Marina Village—
three projects that will serve
to create a focal point and a
sense of place for the area
Encourage better design in new
development projects, and de-
velop criteria for an incentive
zoning overlay district. Water-
men's Walk and much of the
area zoned B-4 would benefit
the most from such measures.

Although the community
and the city should adopt these
recommendations and see that

they are incorporated in the com-

prehensive plan update, the fu-
ture success of the area will de-
pend more on the quality of
development that takes place

than on the type of development.

The panel feels strongly that the
city needs to take a more rigor-
ous approach to approving and
controlling development in the
area, and that the city council
needs to heed the political con-
victions and advance the inter-
ests of the larger community

rather than simply responding to
the needs of individual property
owners or interests. The commu-
nity needs to sustain this in-
volvement all the way to the zon-
ing appeals board. As discussed
later in this study, the panel
urges resident and city involve-
ment to guide and influence fu-
ture development, using advisory
commissions, design guidelines,
and other planning tools avail-
able to shape the future destiny
of the corridor.

It is the panel’s fervent hope
that the recommendations in this
report can point the community
in the right direction and galva-
nize community leaders to take
action while the opportunity still
exists. The Bayfront area has
great potential to become an ex-
emplary resort community if the
community comes together to
support a common vision




DEVELOPMENT POTENTIAL

he panel has been impressed

by the variety of resources that,
collectively, make the Bayfront/
Shore Drive area of Virginia Beach
a truly distinctive place. [t has ex-
ceptional water amenities—in-
cluding the Chesapeake/Atlantic
beachfront and Lynnhaven Bay—
is rich in some of the earliest his-
tory of the United States, is a
fisherman’'s dream, and is rich in
wildlife as well. It is not surpris-
ing, therefore, that the area also
has some of the most desirable
residential neighborhoods in Vir-
ginia Beach.

The panel addressed many
factors influencing market de-
mand and affecting the nature
and extent of real estate develop-
ment opportunities within the
Bayfront area. Participants used
information gleaned from inter-
views with local developers, civic
league representatives, brokers,
regulatory agency staff, and oth-
ers knowledgeable about the
Bayfront area’s land use patterns
and prospects, as well as data on
Virginia Beach and the Hampton
Roads region.

Developers working within
the Bayfront area emphasize that
single-family residential units re-
main the most feasible land use.
Sales prices for new construction
range from about $180 per square
foot {psf) for beachfront houses
down to about $80 psf for more
modest homes within the study
area’s interior. Others identified
uses catering to the pleasure
boating market, but cautioned
that obtaining the approvals nec-
essary for projects affecting the
shoreline was difficult

Several panel members
toured the area by felicopter.

The handful of developers
working within the Bayfront area
share several characteristics that
enable them to earn profits while
helping to revitalize the area. As
local sons and daughters, they
benefit from strong roots within
the community. Several enjoyed
favorable development econom-
ics by capitalizing on land acqui-
sitions completed decades ago.
For the most part, each identified
a niche within the Bayfront area
and specialized in that real estate
product.




Panel members Elaine
Carmichael and |ames
Callard during an interview
session with Bill Dragas of
Dragas Homes.

Nonetheless, the vacant store-
fronts and tales of bankrupt and
stalled projects attest to the diffi-
culty of identifying profitable real
estate investment opportunities
within the corridor. Few national
enterprises attempt it, even as
they invest elsewhere in the re-
gion. Bankruptcies (and narrow
escapes) continue to influence
land prices and activity within
the corridor well after most com-
munities finished repositioning
projects that collapsed during
the recession of the early 1990s.
Moreover, Bayfront area projects
seldom use the full density al-
lowable under current zoning,
suggesting that the market can-
not generate the activity contem-
plated by the regulatory system.
The B-4 zoning is too wide open,
and a more defined zoning ap-
proach would be preferable.

RESIDENTIAL DEVELOPMENT

Trends affecting residential de-
velopment within the Shore Drive
Corridor include the following:

e The market for new single-fam-
ily residential includes retirees
(including former military per-
sonnel once stationed within
the region), local empty-nesters,
and single mothers with chil-
dren seeking smaller homes
within the corridor's desirable
school district. While demand
for housing (both to rent and
buy) from nearby military per-
sonnel exists, most cannot af-
ford existing units within the
study area and land prices
preciude developers from pro-
viding more affordable hous-
ing. The existing inventory of
detached single-family units
has proved popular with fami-
lies seeking housing within
the school district.

¢ As land becomes scarcer, reha-
bilitation activity (including
some tear-downs) has increased.

e Multifamily structures, whether
low- or high-rise, are predomi-
nantly condominiums. Devel-
opment economics within the
corridor do not favor construct-
ing new apartment complexes.
Land prices lead to rents afford-
able to only a small segment
of the market for whom home-
ownership makes more sense
economically. There is only one
notable upscale apartment
complex {Marina Shores) that
has benefited from favorable
land economics.

¢ The seasonal residential rental
market is negligible, with most
vacationers preferring proper-
ties located near the ocean
and boardwalk.

¢ Senior-oriented housing (that
is, the Westminster-Canterbury
complex) has been developed
to meet demand from this
emerging market segment.
While some activity suggests
additional untapped demand,
other projects have languished
during the past few years. One
senior housing project gener-
ated significant controversy
within the community; now
gutted after a fire, all that re-
mains is its foundation and its
future is uncertain.



Recent and ongoing residen-
tial development consists of both
single-family and multifamily
structures, including substantial
infill development and redevel-
opment within existing subdivi-
sions and along the bayfront. Sales
prices, which vary depending upon
the area and distance from the
water, are generally producing ac-
ceptable structures and maintain-
ing, if not increasing, property
values and the livability of the
neighborhood Land costs and
other market conditions will dic-
tate primarily owner-occupied
single-family and multifamily con-
dominium and townhouse devel-
opment, and will limit apartment
and rental housing development

However, infill development
has been occurring in a hodge-
podge manner due to lack of plan-
ning and an overall zoning classi-
fication that exceeds the economic
development potential of the area.
The panel believes that the cre-
ation of design standards—or the
better enforcement of existing
standards—will create a modest

upgrading of the existing residen-
tial area without changing its cur-
rent economic and social mix.

The opportunity for new resi-
dential subdivisions is limited by
the availability of the parcel sizes
in the study area. (The one ex-
ception is the 70-acre PUD site
on Pleasure House Creek.) The
market potential for the other
larger parcels has already been
determined by existing and an-
nounced projects, most notably
the developments occurring
along Great Neck Road consist-
ing of 2,000-plus-square-foot
homes—on small lots without
water views or other significant
amenities—selling for $160,000
and above, and a water amenity
project announced on Long Creek
for 2,000-square-foot-plus de-
tached houses with boat slips
and two-car garages to be offered
for around $400,000. These proj-
ects indicate the clear positive
influence of waterfront location
on property values.

RETAIL/COMMERCIAL
DEVELOPMENT

The area possesses several
characteristics that may influence
future prospects for commercial
development:

e Strip retail dominates the
commercial real estate sector.

e With the exception of a few
restaurants and hotels, few
properties are oriented toward
the water. However the Long
Creek shoreline features sever-
al successful marinas with an-
cillary support activities, in-
cluding retail

Land costs and general marfet
conditions will dictate primarily
owner-occupied single-family
and multifamily condominium
development, and will effective-
ly limit rental housing devel-
opment.

Panel member James Callard,
who focused on development
potential issues.




Strip retail dominates the
commercial retail sector, and
significant vacancies and evi-
dence of disinvestment bode
poorly for additional commu-
nity-serving retail projects.

e Beyond several restaurants
and hotel properties, the corri-
dor's commercial inventory
features very limited visitor-
serving uses: Restaurants and
hoteliers doing business with-
in the corridor need to plan
around seasonality in order to
succeed.

e Budget brands and local oper-
ators make up most of the cor-
ridor's hotel/motel inventory.
There is only one business-cal-
iber lodging facility, a beach-
front establishment that fea-
tures recreational amenities,
suite-style accommodations,
and meeting space and posi-
tions itself as an alternative
venue for events/conferences
that do not require a full-fledged
convention center hotel.

e Qver the past decade, numer-
Ous new restaurants have
opened; however, the subse-
quent high turnover and va-
cancy rates signify some overly
optimistic assessments of
market demand, as well as the
challenges of dealing with sea-
sonality. Nevertheless, the
area is known for having some
of the best restaurants in Vir-
ginia Beach.

e There is no critical mass of es-
tablished retail within the cor-
ridor, and local residents rou-
tinely travel out of the study
area to shop. Among the retail
inventory, moreover, significant
vacancies and evidence of dis-
investment bode poorly for ad-
ditional community-serving
projects. In the absence of ad-
ditional leasing activity to fill
existing gaps in the retail menu,
vacant storefront space will be
recycled or abandoned en route
to eventual redevelopment.

e Few options are available for
those needing office space for
business services.

[n short, existing conditions
do not suggest significant latent
demand available within the Shore
Drive Corridor.

The panel sees virtually no
current market, beyond boating/
marine supplies, for retail and
commercial development along
Shore Drive, with the exception

of Watermen's Walk. Although al-
ternative shopping in adjacent
areas currently meets existing de-
mand, the study area should be
able to support some specialty
retail uses. Demand for such re-
tail will have to be created
through the development of an
unusual and compelling retail
environment, and existing vacan-
cies will need to be absorbed into
uses that can generate a return to
justify the land cost. Development
of three specific opportunity sites,
with city involvement, will help
attract such demand, and devel-
opment of specialty retail and
commercial—especially at Water-
men's Walk—on these sites will
encourage further development
along Shore Drive.



Although a few vacant
parcels remain, the Shore
Drive Corridor is essentially
built out.

DEVELOPMENT CONSTRAINTS
AND PATTERNS

Marinas and ancillary retail
and service uses should re-
main a strong market as the
recreational boater market
continues to expand.

From a development perspec-
tive, existing land use conditions
somewhat constrain opportuni-
ties for profitable investment:

e Although a few vacant parcels
remain, the Shore Drive Corri-
dor is essentially built out.

e With a few notable exceptions,
the majority of vacant parcels
are quite small, precluding
consideration of most nonres-
idential uses and eliminating
economies of scale for resi-
dential builders.

« Small overall square footage,
along with the shallow depths
or narrow frontages that char-

acterize many corridor lot con-  costs—influenced by water ac- The existing market does lit-

figurations, hinders the as- cess, view, and availability—will tle to inspire investment and

sembly of adequately sized be the key determinant of devel-  without significant public inter-

parcels: the more parcels that  opment activity, dictating primar-  vention, current patterns of de-

must be acquired, the more ily residential development and velopment are likely to continue:

time and money it takes. redevelopment as existing lots e Residential. Residential activity

The development potential and remaining sites experience will be characterized by con-

of the Bayfront area will continue  infill development pressures. The tinued single-family fixup and
to be influenced by the predomi-  panel also expects that existing tear-down/redevelopment ac-
nantly residential and neighbor- neighborhood properties will in- tivities, with some subdivision
hood uses currently existing in crease in value as infill develop- of larger lots. Some develop-
the study area. Absent an unfore-  ment and new development take ers are likely to assemble a
seen event—or significant public  advantage of the many nearby re- few parcels together to accom-
intervention—~the panel believes  sort amenities and the overall liv- modate five- to eight-unit con-
that development generally will ability of the area. dominium projects or clustered
continue along the same patterns housing.

and at the same rates. Land



The panel proposes that a
pedestrian-oriented destina-
tion retail development—
dubbed Watermen's Walk—
be developed between the city
marina and Henry's.

i
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OPPORTUNITY SITES MAP

e Retail. The panel foresees virtu-
ally no market for additional
traditional retail space over
the coming decade, although
specialty retail clusters built in
conjunction with other desti-
nation uses could succeed,
given the right development
economics (that is, public par-
ticipation or partnerships).

e Hotels. Development over the
coming decade remains un-
likely, with the only potential
being on the spoils site adja-
cent to Fisherman'’s Park.

e Marinas. Marinas and ancillary
retail and service uses should
remain an opportunity as the
recreational boater market
continues to expand. This is
especially true when accompa-
nied by new residential devel-
opment on the waterfront.

LTI




SPECIAL OPPORTUNITY SITES

While the overall market as-
sessment discussed heretofore
suggests limited opportunities,
three sites exist that—if devel-
oped attractively with consider-
able city guidance and visionary
direction and the coordinated in-
volvement of residents, civic, en-
vironmental, military, and busi-
ness leaders—could positively
influence the character of the
area and the development poten-
tial of surrounding sites. These
opportunity sites are all located
on the waterfront around the
inlet at Lesner Bridge:

WATERMEN’S WALK—THE
WATERFRONT BETWEEN THE
CITY MARINA AND HENRY'S

The panel believes that the
waterfront extending from the
city-owned marina on Long Creek
to Henry's Restaurant has the po-
tential for pedestrian-oriented
destination retail and commer-
cial development. The area has
several attractive features, in-
cluding water access, scenic views,
and working commercial fishing
operations, all of which can be
used to advantage to create a
project with character, authentici-
ty, and appeal. A well-designed

project of modest size—including
a fish market and other specialty
retail shops and restaurants—on
this site could provide an unusu-
ally attractive environment for
both residents and tourists, offer-
ing an interesting alternative to
the usual beach activities. Because
of its location at the inlet, success-
ful development of this site is also
likely to spur additional commer-
cial development radiating in both
directions along Shore Drive. The
provision of additional parking
will be a key element of the suc-
cess of this development.

FISHERMAN'S PARK—
THE SPOILS SITE

The panel recommends de-
velopment of the spoils site pri-
marily as a boat launch and
recreational fishing site, with an
cillary uses in a parklike setting.
The program could include at
least four boat launching ramps
on the inlet side, away from the
main channel, with parking for
cars and trailers. A park and
events area should also be in-
cluded, and bulkheads could be
installed along the waterfront to
discourage swimming and en-
courage fishing. The panel also

The area around the Water-
men’'s Walk site already is an
important focal point for the
community, boasting two pop-
ular waterfront restaurants—
Henry's and Bubba's—as well

as commercial fishing and

boat launching and docking

facilities




The panel proposes that the
sand spoils site should be re-
developed as a park, recre-
ational fishing, and boat
launch area called Fisher-
man's Park.
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sees the highest and best use for
a part of this site eventually be-
coming an upscale hotel or high-
rise condominium,; however, if and
when demand materializes for such
a higher use, the park, fishing, and
boat launch elements should be
retained. This recommendation is
predicated on the ability to pump
sand from dredge areas directly
onto beaches that need replenish-
ing, a process that, if implement-
ed, would make sand storage on
the spoils site unnecessary.

MARINA VILLAGE—THE
70-ACRE PARCEL ALONG
PLEASURE HOUSE CREEK
ON THE LYNNHAVEN RIVER

This site is currently zoned for
a planned unit development, pro-
viding the flexibility for a very up-
scale, mixed-use, residentially
oriented development. The location
of this parcel on the Lynnhaven
River across from the recently
completed Bayville golf course
offers the opportunity for a devel-
opment with both a water view
and golf course, a very desirable

combination that should afford
high-end development. The panel
believes that the city should take
the lead in developing this site—
through a public/private partner-
ship—in order to establish a ma-
rina on the river that would
become the focal point for a
planned community. Such a de-
velopment would encompass
both residential and commercial
uses, and eventually could spark

retail and commercial develop-
ment along scenic Shore Drive at
the entrance to the golf course.
The panel estimates that the site
could support approximately 250
slips near the mouth of Pleasure
House Creek. Approximately half
of the slips should be public, thus
replacing slips lost by the redevel-
opment of the city marina at Wa-
termen’s Walk.



The panel believes that city
involvement and investment—
primarily at the intet—is integral
to achieving the highest, best, and
most compatible and attractive
land uses within the study area.
Investment in these opportunity
sites at the inlet, together with
citizen involvement and appro-
priate design regulations, will also
influence redevelopment, which
will preserve the residential re-
sort character of the area as an
affordable and livable community
and an alternative visitor destina-
tion to the oceanfront beach.

The panel believes that the
70-acre parcel along Plea-
sure House Creek offers an
excellent opportunity for resi-
dentiai development, and also
the opportunity for the city to
undertake a public/private
partnership to develop a ma-
rina that would include both
public and private boat slips.

—

The proposed Marina Village
as viewed from the inlet. The
panel found that there is a
demand for a new marina
and more fishing/boating op-
portunities, and this site is
well positioned to meet this
demand.

2]




The panel believes that the
area's attractive residential neigh-
borhoods and the amenities they
enjoy must be preserved and/or
further enhanced, but that the
area also needs to be improved
both as a scenic corridor and as
an amenity area for all Virginia
Beach residents, and as an ancil-

DEVELOPMENT STRATEGY from the oceanfront area: (1) The  lary amenity for resort visitors. As
Bayfront area is a residential re- it continues to grow, the Bayfront
I o't area as contrasted with the area should and will play an in-
boardwalk and oceanfront area, creasingly important role in the
he role that the Bayfront area  which is a hotel and tourist resort  overall economic picture of Vir-
plays in the larger Virginia area; and (2) The Bayfront areais  ginia Beach, enhancing the quali-
Beach community is best under-  a gateway scenic area whereas ty of life for residents of both the
stood by first recognizing two key  the boardwalk is a destination corridor and the larger Virginia
characteristics that distinguish it tourist area. Beach community.
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MAJOR INITIATIVES

If the area is to fulfill its right-
ful role as an exceptional place
for residents and visitors alike, a
new vision and a clear develop-
ment strategy must be established.
The following initiatives form the
basis of such a development strat-
egy, and the vision that goes with
the strategy is outlined in detail
in the section on planning and
design. Individually, each initia-
tive fulfills a need; collectively,
they will provide a comprehensive
push toward achieving a new vision:

=L
WALK =

CH ACCE:

1. Establish a sense of arrival
at the U.S. Highway 13/Shore Drive
intersection and at the Lesner Bridge
to create important gateways and
an identity for this scenic drive.
Nurture this identity using an at-
tractive signage program along
the length of Shore Drive.

2. Beautify Shore Drive and
organize its streetscape elements
toward making a consistent and
comprehensive scenic drive
statement.

3. Complete Watermen's Walk
and Fisherman'’s Park to create a
more pedestrian-friendly environ-
ment around the Lynnhaven Inlet.
It is important that the two be un-
dertaken together, as they will help
create a critical mass of activity
around the inlet that will be mu-
tually supportive to each and will
establish the area as an impor-
tant and interesting place to visit.

DAY USE AND B
ACCESS/PARKINC

Vgl

FORT STORY
« EXPAND BEACH PARKING
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Streetscape improvements
along Shore Drive, especially
around the area of Water-
men's Walk, are of critical
importance in improving the
image of the area.

The City of Virginia Beach
should dedicate the land and
the resources to create a con-
tinuous bikepath from First
Landing Seashore State
Park to Bayville Park.
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4. Demand better site plan
review and approval for proposed
new developments.

5. Create programs, includ-
ing incentive zoning provisions,
to induce upgrading and in-
creased control over project de-
sign, density, and development
standards in the future.

6. Obtain funding commit-
ments from the city for marketing
and capital improvements to fi-
nance the proposed improvements
and promote the area generally.

7. Leverage the area’s assets,
including using capital from pub-
lic/private partnerships.

If these initiatives are suc-
cessful, two key objectives will be
achieved: (1) the Bayfront area will
achieve a distinct identity within

the community and the region,
and its value will be clearly visible
in the context of Virginia Beach
tourism; and (2) the Bayfront area
will be able to foster more orderly
and responsible growth, leading
to a reduction in conflicts and
more attractive neighborhoods,
commercial districts, and roadways.
The Bayfront area contains a
diverse mix of economic engines,
including a significant number of
valuable residential and personal
properties; thus, the residential
community contributes significant-
ly to the city's budget through the

payment of personal, real proper-
ty, and utility taxes. The area also
contains a number of highly suc-
cessful restaurants and the Con-
ference Center Hotel, all of which
contribute significantly not only
to the traditional taxation coffers,
but also to the Tourism Growth
Investment Special Revenue Fund
(TGIF). The city should recognize
the Bayfront area and the Shore
Drive Corridor as an economical-
ly important area of the commu-
nity and respond to it appropri-
ately with a commitment of
resources to the programs and
projects set forth in this report.

PHYSICAL IMPROVEMENTS

Because the Bayfront area is
primarily a residential resort area,
the strategy for development must
address the conflicts created by
the integration of the recreation-
al visitor, commercial uses, the
boardwalk destination visitor, and
community residents. The objec-
tive of the development strategy
must be to identify ways in which
the area can be improved for all
of these users, while minimizing
the conflicts inherent in these
differing uses.




Views of Watermen's Walk.




View of Fisherman's Park.

View of Marina Village.




Proposed landscape features
and treatments along Shore
Drive.
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Lesner Bridge enhancements
with Watermen's Walk to the
right (top photo). Shore Drive
west of Lesner Bridge (bottom
photo).
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STREETSCAPE IMPROVEMENTS

The area clearly needs more
streetscape improvements and
amenities along the major corri-
dors, particularly along Shore
Drive. Such improvements will
make community residents feel
like the commercial areas are
truly a part of their community.
These improvements should be
undertaken by the city, with pro-
fessional guidance, and should
focus on landscaping, the under-
ground placement of utilities
where economically feasible,
pedestrian-scale street lighting,
sidewalks and crosswalks, bench-
es, bus shelters, and banners
that identify the area or highlight
ongoing activities/festivals. At-
tention should also be given to
the slowing of traffic at critical
pedestrian-oriented intersections.

The area around the pro-
posed Watermen's Walk particu-
larly should focus on these im-
provements, as it is intended to
be a pedestrian destination. Such
improvements would encourage
local residents to walk or bicycle
to the commercial centers.

BIKE AND WALKING PATHS

Each year the U.S. population
has become increasingly more
drawn to physical fitness and out-
door activities, and bicycling and
fitness walking are two of the most
popular of these activities. The
Shore Drive Corridor provides
some of the best dedicated paths
in Virginia Beach for bicyclists,
walkers, and joggers. The city
should dedicate the land and the

resources to extend a continuous
bike path from its present limits—
running through First Landing/
Seashore State Park to a point
near the Lesner Bridge, and from
the vicinity of First Court Road to
Bay Lake Road—across the bridge
to Bayville Park. Completion of
this pathway will not only serve
the local residential population,
but also be used as a marketing
tool by the Convention and Visitors
Development Department (CVD)
and the resort industry. The de-
velopment of safe and scenic
bikeways will be a draw to local
families and provide opportuni-
ties for those businesses catering
to the cycling enthusiast.

WATERWAYS AND WATER
AMENITIES

Another area of importance
to the Bayfront area community
is its waterways. Many residents
choose to live in the area because
of the Chesapeake Bay and the
Lynnhaven River; however, the
community harbors a number of

concerns with respect to water
activities on these waterways,
and there is a clear need to im-
prove the local residents’ use of,
and access to, those resources.

The panel found that there is
demand for a new marina and
more fishing/boating opportuni-
ties. The city can greatly enhance
fishing and boating opportunities
by taking a lead role in develop-
ing a boat taunching facility at
Fisherman's Park, and by encour-
aging the development of a new
marina, through a public¢/private
partnership, at Marina Village.

In addition, there is oppor-
tunity in the future to reopen the
Long Creek area for fishing, crab-
bing, and oystering. To the extent
that environmental considera-
tions can be addressed, the city
should take an active role in en-
suring that these activities—
which would benefit both local
recreational and commercial fish-
erman—are available.

Panel members Christopher
Degenhardt, top right, and
james Callard, lower right,
discussing the 70-acre parcel
along Pleasure House Creek
with Wayne McCleskey, top
center, the owner/developer of
the site, and a colleague.
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The panel touring some of the
existing waterfront in the
vicinity of the proposed Wa-
termen’s Walk,

Panel members Stan Brown
(left) and Ceil Cirillo during
interviews with Robert Vakos,
planning commission chair-
man (far right), and Kal
Kassir, representing the
Great Neck/Shore Drive
Merchants Association.
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IDENTITY

The Bayfront area contains
several elements that set it apart
from other areas within the city
and provide it with a distinct
identity. The overriding element
is the Shore Drive Scenic Corridor,
particularly as it traverses First
Landing/Seashore State Park.
Shore Drive provides primary ac-
cess to the region from the Del-
marva peninsula to the north and
is the preferred route of more than
20 percent of the tourists who visit
the boardwalk every year. Oppor-
tunity exists for the local business
community to capitalize on that
attribute while at the same time
maintaining a sense of regional
pride for local residents.

The corridor also contains a
number of natural and historical
assets that draw visitors, includ-
ing the First Landing State Park
wvith its nature trails and wetlands,
the site of the first landing, the
old Cape Henry lighthouse at Fort
Story, and the many waterways

that can be used for swimming,
boating, fishing and other recre-
ational activities. All of these
amenities can be accessed from
Shore Drive and should be incor-
porated into a marketing and
image-building program for that
scenic drive. In order to initiate a
distinct identity program for the
area, the city should accelerate
its development of the major en-
trance project included in the city's
capital improvement program.

MARKETING AND
MANAGEMENT STRATEGIES

The Bayfront community is
primarily residential, represented
by its civic leagues, which are very
strong forces within the larger
Virginia Beach community. The
Bayfront business community
has been a soft voice in the con-
text of the Virginia Beach tourist
industry, upon which the city is
so dependent as a source of rev-
enue for its general fund. While
the business community is pri-
marily composed of the fishing
and waterfront recreational in-
dustries, restaurants, and hotel/
motels, it also includes a number
of other neighborhood-serving
commercial and professional
businesses. All of these diverse
interests deserve the opportunity
to have their interests represent-
ed in an orderly, organized man-
ner. The panel believes there is a
need to market and promote this
area both internally to the city as
well as externally.

It is therefore recommended
that the city council establish a
Bayfront advisory board or com-
mission, with representative
membership from the residential
and business communities. With
respect to marketing, such a



board is clearly the most impor-

tant component. {t should be

staffed by the Convention and

Visitors Department; receive fund-

ing from the TGIF, or a financial

entity modeled after the TGIF; and
be formatted similarly to the Re-
sort Area Advisory Commission

(RAAC), serving in an advisory ca-

pacity to either the RAAC or the

city council,

The responsibilities of this
bureau or commission would in-
clude:

* Proposing financing alterna-
tives for the implementation
of the capital improvements
recommended;

e Reviewing and recommending
council action on proposed
development in the Bayfront
area;

e Providing oversight in the con-
sistent application of sign
control policing;

e Organizing events and market-
ing programs for Watermen's
Walk, Fisherman's Park, the
marine/fishing industry, and
tennis events; and

e Providing general oversight to
ensure that the area continues
to take its rightful place in the
overall economic development
of Virginia Beach.

The marketing of fishing and
other local events should be
strongly emphasized. An effort
staffed at the level of the board-
walk promotion effort will be
needed initially in order to ele-
vate awareness for the area. Ad-
vertising for the boardwalk and
Virginia Beach area should in-
clude references to Bayfront and
the Shore Drive Scenic Corridor.
The city should consider provid-
ing fireworks at the inlet as well
as at the boardwalk for special
events. Local private marketing
initiatives that support the devel-
opment of area awareness should
receive financial contributions.
Consideration should also be
given to allocating a portion of
the CVD annual marketing bud-
get to the Bayfront area.

Strong efforts should be made
to ensure that the Bayfront/Shore
Drive Scenic Corridor is seen as a
significant contributor to the eco-
nomic vitality of the Virginia Beach
area. Long-term plans for the
boardwalk include attracting an
affluent visitor population, and
such interests are best served by
embracing the Shore Line scenic
drive as an important gateway to
the area.

One of the key marketing
and management problems the
commission should address im-
mediately is beach access and
ownership. The current uncer-
tainty surrounding beach owner-
ship creates conflicts between
the beachfront property owners
and other residents of and visi-
tors to the beach, forcing the city
to play a “beach police” or en-
forcement role. Resolving the
beach access problem would
allow the city to devote resources
to the parking and public re-
stroom needs of the public
beaches. The city should eventu-
ally revisit the extension of trol-
ley service to this area, particu-
larly during the high season and
when special events are being
sponsored by the business com-
munity. This would allow for bet-
ter tourist access and alleviate
parking problems caused by such
events and promotions.

The panel also believes that
the area suffers from identity
problems due to lack of a consis-
tently used name; both the
names Bayfront and Shore Drive
Corridor have been used exten-
sively. The panel prefers the for-
mer, as it emphasizes the natural
setting of the area rather than the
roadway. The panel suggests that
the Bayfront name be officially
adopted and used in all market-
ing materials as well as in the
name for the advisory commis-
sion. The name Shore Drive
Scenic Corridor may also be used
to describe the highway and its
immediate environs, but the
panel does not believe it should
be used to identify or describe
the entire area.

Finally, the three proposed
projects around the Lynnhaven
Inlet—Marina Village, Fisherman’s
Park, and Watermen's Walk—will
require marketing and promotion,
Special events should be devel-
oped throughout the year that
would draw the greater Virginia
Beach community as well as the
seasonal tourists. Special month-
ly events shouid be organized
with prizes and awards to include
the restaurants (a clam chowder
contest, for example), the boat-
ing industries (a fishing contest),
and music and art festivals (Oc-
toberfests, etc.). These three pro-
jects will be critical to enhancing
the image of the area and pro-
moting it more broadly.

City Councilman William
Harrison, Ir., during an in
terview with panel member
Stan Brown.

W.
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To enhance the Shore Drive
Corridor, significant land-
scape improvements should
be undertaken and the entire
route from U.S. Highway 13
to First Landing/Seashore
State Park should be desig-
nated a scenic corridor.

PLANNING AND DESIGN

One of the key problems that
must be addressed immedi-
ately is beach access and
ownership; because of the un-
certainty surrounding beach
ownership, it is critical that
the city take aggressive action
to clear title to the beaches to
ensure their availability for
public use.
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hore Drive provides access to

the beautiful beachfront
communities along the Chesa-
peake Bay in the City of Virginia
Beach. it also serves the signifi-
cant resources of the bayfront
beaches, the Lynnhaven Inlet, the
unique natural-forested state
park, the Cape Henry Lighthouse,
and the first landing site at Fort
Story. Where conflict might occur
between its role as a scenic corri-
dor—with access to these region-
al and nationally significant re-
sources—and its role as a traffic
carrier to the boardwalk area of
the city, the panel believes that
the scenic corridor role should
take priority. The present four-
lane divided section, with addi-
tional left and right turn lanes in
the commercial segments of
Shore Drive, should not be ex-

panded to carry more cars to
other areas of the city. Expanded
trafficways will negatively affect
the significant resources and dis-
rupt the integrity and continuity
of the bayfront communities.

Instead, to enhance Shore
Drive, the entire route from the
gateway at Highway 13 to the
state park should be designated
a scenic corridor, with a design
theme appropriate to the charac-
ter of the surrounding communi-
ties and resources.



SCENIC CORRIDOR ZONES

The panel recommends sep-
arating the diverse Shore Drive
into five distinct zones. Each zone
should have several aspects, but
all five should integrate into a
continuous, but diverse, experi-
ence for the motorist, bicyclist, or
pedestrian:

Green Zone. This zone would ex-
tend the natural beauty of a
tree-lined drive through the
First Landing/Seashore State
Park, and provide a continu-
ous green edge to the roadway
by preserving the mature live
oak and pine forest and

adding other appropriate trees
and shrubs to create the green
screening effect. The median
should have drifts of large
trees to complement the over-
all forest.

Blue Zone. This zone would en-
hance the other positive re-
sources of the bayfront—the
Chesapeake Bay and the Lynn-
haven Inlet and river system.
The Blue Zone would encom-
pass the Lesner Bridge and its
approaches, with the objective
being to facilitate views to the
water environment. Only low
planting is suggested, with a
nautical theme to include
stone and brick paving and
bridge abutment monuments,
bollards, and ornamental
lighting on the bridge.

Red Zore. This zone would be
located in the intense resort
village environment adjacent
to the bridge, and feature spe-
cial ornamental light stan-
dards with banners, street
trees along continuous side-
walks, underground utilities,
and special stone and brick
paving in the parkway between
the curb and sidewalk and at
pedestrian crossings. This
zone also would eliminate bill-
boards and involve strict sign
controls. Parking lots would
be landscaped with trees and
hedges or low masonry walls
to screen parked cars. The me-
dian would have pedestrian
safety islands of special paving,
and trees and low monuments
where possible and safe. Bus
turnouts and shelters should be
provided in high user locations.

The panel feels that all bill-
boards should be removed,
landscaping standards be
enforced and/or improved
around truck docks and park-
ing lots, and power lines be
buried wherever feasible.
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SHORE DRIVE SCENIC CORRIDOR ILLUSTRATIVE PLAN

Mixed Zone. To accommodate a
mixture of uses, residential
uses would be screened in a
manner similar to the Green
Zone, and commercial uses
would have landscaped park-
ing lots and sites with trees
and hedges to screen the cars.
The area’s image could be im-
proved by sign contro!l and
placing utilites underground.
The median would provide
trees appropriate to the road's
width and have controlled
breaks. The entire area would
have special lighting standards
and banners for continuity.

o Gateway Zone. This zone would

be located on both sides of
the U.S. Highway 13 overpass
of Shore Drive near the Chesa-
peake Bay Bridge Tunnel, and
would include the overpass.
The zone would have street
trees and special light stan-
dards and banners, and the
overpass would have a special
design treatment and color.
Sign controls would be im-
proved for the commercial
uses, with landscaping re-
quired for the parking lots and
sites and hedges to screen the
cars. The median would be
planted with trees.

* REMOVE UNDERBRUSH TO VIEW WATER-WETLAND R
* VIEW TO GOLF COURSE
P e

MIXED ZONE

¥ SCREEN RESIDENTIAL WITH TREES AND HE
* LANDSCAPE COMMERCIAL PARKING LOTS
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| * MARINE VIEWS
* LOW PLANTING
* HARDSCAPE
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* BRIDGE ABUTMENT MONUM

SHORE DRIVE ROAD DESIGN
AND TRAFFIC PLANNING

Several road design and traf-
fic planning issues need to be ad-
dressed, including access, curbs
and gutters, median cuts, signage,
and utilities. Additional access to
the boardwalk area should focus
on the major access corridor par-
alleling Virginia Beach Boulevard
and Highway 44, and should in-
clude long-term plans for light
rail. The less-sensitive nature of
this central corridor to the effects
of natural resources and its role
as a major commercial corridor
make it a better candidate for
light rail than Shore Drive.



GREEN ZONE
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A number of commercial
establishments and residential
properties facing Shore Drive do
not have curbs and gutters. Cars
often back into the traffic, caus-
ing congestion and accidents. it
would be relatively easy to pro-
vide curb and gutter where appro-
priate, thus better channeling
traffic. Efforts should also be made
to close some of the streets and
driveways that are not needed. The
city should review the entire cor-
ridor and make necessary street
improvements in conjunction with
or before the landscape plan is
implemented.
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FORT STORY

Shore Drive median cuts
should be limited to major
streets. Where streets are closer
together than traffic safety re-
quirements allow, the median
should be cut at the next safe
street. Where the median is re-
duced to disallow a planting
strip, median cuts should be
moved to the next safe street.

Signage should be distinct
from that of the resort ocean-
front. The bayfront environment
can be expressed through special
light fixtures and banners that are
tied in with the street and direc-
tional sign system. All billboards
should be removed in line with the
scenic corridor concept for Shore
Drive; they are inappropriate and
have a negative impact on the
quality of future development.

In conjunction with the im-
plementation of the landscaping,
powerlines should be placed un-
derground wherever feasible. This
is an expensive undertaking and,
if necessary, can be done in phases.
The area in the proposed Green
Zone to the west of Lesner Bridge
should be focused on first for this
effort.




Landscape design along the
Shore Drive Corridor should
include gateway features and
attractive medians to help de-
fine the area.
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BICYCLE AND PEDESTRIAN
LINKAGES

The existing bikeway along
the old railroad corridor is an ex-
cellent amenity for the city. It
should be available to pedestri-
ans and extended on both ends
to connect Bayville Park to Fort
Story Provisions should also be
made to relocate the bike path
away from Shore Drive, west of
the bridge, as much as possible.

Further use of the railroad
right-of-way to the west is suggest-
ed, and should be compatible with
the surrounding development in
Lynnhaven Colony. The city should
take the initiative to secure rights-
of-way for this purpose before de-
velopment takes place. The path
could extend across the Lesner
Bridge via the existing pedestrian
walk—or on a new bikepath that
could be hung along the edge of
the bridge—and then continue
under the bridge to the spoils site
boat launching facility to Ocean
Park, along Marlin Bay Drive to
First Court Drive to Bayville Park.

To the east, the path could
cross at the state park signal and
traverse through the park camp-
ground to Fort Story. In either the
east or west extension, a path di-
rectly along Shore Drive for any
distance is not recommended,
due to high driving speeds and
lack of rights-of-way.




BEACH ACCESS

The beaches in the bayfront
communities of the City of Virginia
Beach are primarily used by the
local communities along Shore
Drive. The buildout of these com-
munities, questions of beach own-
ership, and increased density of
new beachfront development have
created access problems to these
beaches. Parking and restrooms
are scarce or nonexistent.

The solution to this problem
is not readily apparent, as there
are no vacant beachfront parcels
or room for additional parking on
the narrow streets. The city needs
to work with each unique com-
munity to create pedestrian ac-
cessways similar to other areas of
the city and individualized com-
munity-based solutions. In the
Ocean Park community, west of
Lesner Bridge, there is some op-
portunity to close awkward street
intersections along Shore Drive
for safety reasons and to use the
abandoned right-of-way, in judi-
cious coordination with some of
the opportunity sites near Shore
Drive, for beach parking.

The long-term solutions in-
volve purchase by the city of a
few key parcels for access, work-
ing with the state park to in-
crease access to the campground
beach, and further development
of the Fort Story beach access
agreements. Most important, the
city needs to resolve the beach
ownership issue.

HOUSING DENSITY

There are a number of fine
communities along Shore Drive
with a variety of character and
density. Many of the communi-
ties are made up of single-family
homes and should be protected
from the intrusion of higher-den-
sity development.

In the communities of Ocean
Park and Chick's Beach, where
zoning allows a transition from
single-family to duplex or higher-
density units, attention should
be paid to the results of this in-
tensification. The density of new
development in this area should
not overwhelm these two com-
munities, which have made fine
homes and neighborhoods for
their residents. This is mostly a

quality and development stan-
dards issue. The city should care-
fully consider revising its zoning
and development standards to
achieve greater overall quality
and compatibility with surround-
ing uses. Downzoning to single-
family construction should be
considered only if the develop-
ment issues cannot be resolved
otherwise. Duplexes or small mul-
tifamily buildings can be harmo-
nious with these neighborhoods,
but the small parcels in many
cases will not sustain the maxi-
mum use of multifamily zoning.

One solution to beach access
problems in Virginia Beach
that should be explored in-
volves working with First
Landing/Seashore State Park
officials to increase access to
the park.
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IMPLEMENTATION
T T S T e

Panel member Peter Hassel-
man working on one of the
many conceptual renderings
developed during the panel's
visit.

Mayor Meyera E. Oberndorf
makes opening remarks be-
fore the presentation of the
panel's findings, conclusions,
and recommendations.
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Successful implementation of
this plan will require the on-
going proactive involvement of
the people who live and work
within the Bayfront community.
As stakeholders who have invested
in homes and businesses, they
must accept the challenge of work-
ing together for the common good
of their community. The develop-
ment plan outlined in this report
represents a vision for the area
that should be reviewed, refined,
and modified if necessary; how-
ever, the end result must be the
immediate establishment of a
shared vision that sets the course
for all future decisions affecting
the corridor.

ACTION PLAN

The panel has developed an
action plan that is presented in
the accompanying chart and
summarized as follows:

A. CREATE AN ADVISORY BOARD

A Bayfront advisory commis-
sion or board should be estab-
lished by resolution of the city
council. The board should con-
sist of a representative from each
of the neighborhood civic associ-
ations, the hotel tourist industry,
restaurants, retailers, commer-
cial fishing interests, developers,
and other representative groups
within the Bayfront community.
The two city council members
whose districts include the Shore
Drive Corridor should serve as ex
officio members of the board.
Participation by a cross section
of the Bayfront/Shore Drive com-
munity should aid in the consen-
sus-building process and ensure
that all points of view are being
considered.



ACTION PLAN

Year | Year 2

Year 3 Year 4

>

Create Community-Based Shore Drive
Corridor Advisory Board

B. I[nitiate Demonstration Projects
1. Gateway
2. Code enforcement
3. Sign ordinance enforcement

C. Develop a Shore Drive Scenic Corridor
Right-of-Way Landscape Design Plan

D. Develop a Beach Acquisition Policy
and !mplementation Plan

E. Develop Watermen's Walk,
Fisherman's Park, and Marina Village

1. Planning and design
2. Consider financing alternatives

F. Develop Design Criteria for Use with
an Incentive Zoning Overtay District

1. Site plan reviews
2. Landscape design
3. Sign ordinance

G. Initiate Beach Access Parking Acquisition

H. Review and Amend Policies and
Obijectives of the Bayfront Planning Area
Section of the Comprehensive Plan

The role of the board is to
create a unified voice to ensure
timely implementation of the
proposed plan. This role carries
with it the responsibility to re-
solve issues at the neighborhood
level, which could result in more
expedient action at the city coun-
cil level. The board should dis-
seminate information on critical
issues and seek support for plans,
programs, and legislation. {t should

be involved in the planning and
design process—including the
selection of consultants and re-
view of design guidelines and
landscape plans—and provide
the board with recommendations
regarding modifications to the
Bayfront section of the compre-
hensive plan. It should also pro-
vide input on any proposed
changes to the regulatory mecha-
nisms that may have an impact
on the corridor, such as revised
zoning categories, overlay dis-
tricts, and sign ordinances.

The board should be assigned
a city staff member from the CVD

that can devote a portion of his

or her time to supporting the work

of the board. This has proven ef-
fective for the Resort Area Advi-
sory Council, and a similar rela-
tionship should be established
for the Bayfront area. The staff
member would assist in the de-
velopment of meeting agendas.
ensuring proper notification of
meeting times, researching is-
sues related to the board's work,
financing alternatives, and serv-
ing as a liaison to other city de-
partments.
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Development of a landscape
design plan for the Shore
Drive Corridor should begin
immediately.

Implementation of the proposed
plan should begin with demon-
stration projects, including
improvements such as flags
and banners along the Lesner
Bridge, to send a message
that important changes are
underway for the area.
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The city’'s annual operating
budget should include an alloca-
tion for the work of the board, or
the program could be incorporat-
ed into the appropriate city de-
partment's budget. The advisory
board should report directly to
the city council.

B. INITIATE DEMONSTRATION
PROJECTS AND TIGHTEN
ENFORCEMENT OF EXISTING
REGULATIONS

[nitial demonstration pro-
jects that could be undertaken
immediately at little cost are nu-
merous. For example, the addi-
tion of flags, banners, and night
lighting to the Lesner Bridge
could make an important and im-
mediate visual statement that
could both improve the image of
the area and send a message that
things are starting to happen.

In addition, better enforce-
ment of existing codes, zoning,
and sign ordinances could and
should also be implemented im-
mediately. An inspection and re-
view of the existing signage along
the corridor—and whether it com-
plies with existing ordinances—
would be a good place to start
this effort.




The city must play a lead role
via a public/private partner-
ship in the development of
Watermen's Walk.

C. DEVELOP A LANDSCAPE
DESIGN PLAN

Developing a landscape plan
and design guidelines for the
Shore Drive Corridor should be
one of the highest priorities of
the community and the advisory
board. As mentioned, the plan
should strive to beautify the area
while establishing an identity for
the corridor by providing a com-
mon theme. The plan should rec-
ognize the five zones established
by the panel and should include,
in addition to landscaping, the
following elements: lighting, street
furniture, banners, signage, side-
walk treatment, and crosswalks.
Implementation of the plan should
take place as soon as possible,
and priority should be given to
the gateway project, the Lesner
and Great Neck Bridges, and—if
possible—the Red Zone.

To achieve a truly distinctive
and attractive design for Shore
Drive will require the expertise
and design talents of a profes-
sional landscape architecture
firm, as well as city funding for
plant purchases and professional
installation. The recent and on-
going efforts on the part of the
neighborhoods, civic associa-
tions, and the city to improve
Shore Drive through new land-
scaping are admirable, and the
city should continue to work with
and provide professional guid-
ance to these efforts in order to
achieve a high-quality land-
scaped environment. Private
property owners, both commer-
cial and residential, should be
encouraged to landscape their
properties in conjunction with
public improvements.

D. DEVELOP A BEACH
ACQUISITION POLICY AND
IMPLEMENTATION PLAN

The panel believes that the
beach access and ownership
issue needs to be resolved
through decisive action, and rec-
ommends that the city initiate
condemnation and beach acqui-
sition efforts so that all of the
beaches in the study area be-
come publicly owned and avail-
able for public use. As the city is
ultimately responsible for main-
taining the beaches, including
those that erode and need to be
replenished, it is only reasonable
to expect that the beaches be-
come pubilic.

The city must be sensitive,
however, to those residents who
currently own the beach; there-
fore, part of the acquisition plan
should involve the development
of an effective public and com-
munity relations program to
smooth over the problems and
ruffled feathers that wilt result
from such an initiative.
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Panel members James
Callard (top right) and
Kalvin Platt (lower left) dur-
ing an interview with Bill
Miller of the Duck Inn.

E. INITIATE THE DEVELOP-
MENT OF WATERMEN'S WALK,
FISHERMAN'S PARK, AND
MARINA VILLAGE

A public/private cooperative
approach should be taken to the
development of these three sites.
The city should begin by initiat-
ing the development of concept
plans for these special activity
nodes, and must play the lead
role in the development of Wa-
termen’s Walk and Fisherman's
Park, assigning or hiring staff
with the necessary expertise to
undertake these two develop-
ment efforts.

Watermen's Walk will be the
most difficult to implement, as it
will require a creative program-
ming and design solution to be
successful. A retail development
consultant with waterfront pro-
ject experience should be re-
tained to determine what mix of
tenants is feasible, what the city
will need to put into the deal to
make it work, and what kind of a
public/private partnership will be
necessary.

Fisherman'’s Park is less
problematic from a development
point of view, and can be under-
taken with the assistance of a
good planning and design firm
famitiar with waterfronts, boat
launching areas. and park design.
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The Marina Village project
will most likely require the city to
take some initiative regarding the
development of the marina por-
tion of the project. The residen-
tial portion can be undertaken
privately.

F. ENCOURAGE BETTER DESIGN

In conjunction with the
Shore Drive landscape plan, the
city should develop design guide-
lines for the entire study area,
with emphasis on the Bayfront
beach areas and inland water-
ways. Emphasis should be given
to commercial areas and the |
Bayfront to determine existing
land use and densities and their
compliance with the existing zon-
ing. This would be an important
determining factor in establish-
ing possible overlay zones

The city also has several tools
at its disposal to correct a num-
ber of noncomplying uses and vi-
olations; one tool is to increase
efforts in code enforcement. Rather
than simply responding to com-
plaints, city inspectors should
periodically undertake inspections
of the entire area—or at least the
identified problem areas—in order
to correct problems and enforce
the existing code.

[n addition, a number of Vir-
ginia communities have been able
to better control development by
requiring compliance with envi-
ronmental regulations, site design
criteria, and landscape and park-
ing design regulations; these tools
should be used aggressively to
improve the overall quality of de-
velopment in the area. The city
has the capacity to better com-
municate with developers regard-
ing design issues, and should en-
deavor to work more closely with
the development community—
without beating them over the
head—to achieve better design
outcomes. The Bayfront advisory
board could be instrumental in
this effort.




G. DEVELOP CRITERIA FOR AN
INCENTIVE ZONING OVERLAY
DISTRICT

A large portion of the
Bayfront area, especially east of
the Lesner Bridge, is zoned B-4, a
mixed-use zone. This was the
original zoning for the boardwalk
area along Atlantic Avenue. Al-
though the area under study is
mostly developed, there is poten-
tial for further development in
the future. While the zone allows
mixed-use development—a po-
tentially good feature——it does
not require design review or spe-
cial exception. Everything is al-
lowed by right, thus minimizing
public review.

It is therefore advisable for
the city to investigate the devel-
opment of overlay zones. This
would have the effect of not tak-
ing anything away from the exist-
ing property owners, while pro-
viding them with the incentive to
request rezoning that may be ad-
vantageous to them—by possibly
providing additional density or
parking—but with special excep-
tions that would offer additional
review and possible proffer

This is very similar to what
was done in the boardwalk area
recently. The difference here
would be to establish a zone that
would be consistent with the re-
quirements of the Bayfront area.

H. INITIATE EFFORTS TO
EXPAND BEACH PARKING
AND ACCESS

The city should initiate dis-
cussions with the state regarding
expansion of parking and day use
at the state park. This is an ex-
ceptionally beautiful stretch of
beach that is currently underuti-
lized, and the addjition of sensi-
tively sited parking could open it
to Virginia Beach residents who
currently do not have ready ac-
cess to it. Discussions with the
state should begin as soon as
possible, with the understanding
that considerable time and effort
may be required bring about any
change in access and use of the
park.

The city should also explore
the possibility of expanding the
beach parking at Fort Story, iden-
tify other sites in the corridor
that could be suitable for beach
parking, and seek to acquire
them before they become un-
available or too expensive.

The final element of imple-
mentation is to review and amend
the policies and objectives of the
Bayfront planning area section of
the comprehensive plan.

FUNDING MECHANISMS

The aforementioned action
plan provides a tentative time
line for implementing the recom-
mendations of this report. These
time frames may have to be ad-
justed as funding strategies for
specific projects are developed
and sources of funds are identi-
fied Several of the action items
will not require any additional
funds, such as more comprehen-
sive enforcement of building and
sign codes.

Nevertheless, every effort
should be made to secure funds
in the upcoming fiscal year for as
many of the proposed projects as
possible. Immediate action will
help rally the region behind the
plan and create the momentum
to carry it forward.

Panel members Engin
Artemel (lefty and Don
Paight focused on imple-
mentation issues.
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Panel member Kalvin Platt
presents the panel's planning
and design recommendations.
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Citizen-led efforts have al-
ready begun within the Shore
Drive area. The Cape Henry Shores
community raised over $20,000
and, with the assistance of the
city, landscaped a portion of the
Shore Drive median and the en-
tryway to its neighborhood. Such
efforts could benefit from more
professional guidance, but in
general should be publicized and
encouraged in the hope that
other civic associations, garden
clubs, businesses, the chamber
of commerce, and others will fol-
low suit.

It is imperative, however, that
the landscape design plan be un-
dertaken as soon as possible to
ensure coordination of street-
scape improvements. Larger proj-
ects such as parking improve-
ments, site acquisition, and
public facilities development will
require more extensive funding.
Large-scale capital improve-
ments such as development of
the city-owned spoils site may
need to be included in the capital
improvement program. The advi-
sory board should work diligently
to incorporate these projects into
the program.

Additional funding sources
include a portion of the TGIF. The
spoils site would be a good can-
didate for the TGIF, as it will pro-
vide increased opportunities for
tourists and visitors to launch
boats, fish, and have access to
the bay and tidal marshes. It is
also an excellent location for fes-
tivals and special events that will
increase retail sales in the area.

Tax increment financing (TIF)
is another funding mechanism
that could be utilized. TIF ear-
marks the additional property
taxes generated—as a result of
public improvements or publicly
funded redevelopment—within a
defined redevelopment district to
fund the cost of the public im-
provements within the district.

Funding for capital improve-
ments that directly benefit private
property owners may be raised
through special assessment dis-
tricts. Projects such as street
lighting, landscaping of rights-of-
way, utility services, and other

projects that benefit a large num-
ber of owners can be financed by
the city if property owners pledge
to pay the debt service through a
special assessment on their prop-
erty. State and federal grant pro-
grams should also be explored for
the public improvement proj-ects
identified in the plan.

if these recommendations are
successfully implemented, the
panel believes that the City of
Virginia Beach and the Bayfront
community can solve many of the
problems they have been strug-
gling with and create a greatly
enhanced environment for both
residents and visitors—a place
that can offer an unusual combi-
nation of natural beauty, attrac-
tive built environments, a variety
of recreational opportunities, and
charming visitor settings.
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cities in the United States.

DON PAIGHT
Fort Myers, Florida

Paight is the executive direc-
tor of the Fort Myers Downtown
Redevelopment Agency, a position
he has held since the agency was
formed ten years ago. The DRA is
the city agency responsible for
implementing the downtown
plan. its major accomplishments
include: development of a com-
prehensive government office
district that includes over 1.1 mil-
lion square feet of city, county,
state, and federal offices; the in-
crease of downtown parking by
more than 3,100 spaces, includ-
ing construction of two public
parking decks; development of a
ten-acre waterfront park and
three-quarter-mile-long riverwalk;
adaptive reuse of three historic
hotels into mixed-use retail and
residential developments; and
development of a four-block en-
tertainment district.

Paight's previous positions
include: executive director of the
private nonprofit Downtown De-
velopment Program in Norwich,
Connecticut; assistant executive
director of the Center City Com-
mission in Memphis, Tennessee:
an urban systems specialist for
the city of Memphis; and work
with the Metropolitan Dade
County Community Improvement
Program. Paight has a BA in
pubic administration from the
University of Miami, and a mas-
ter's degree in geography from
Memphis State University.



KALVIN PLATT, FAIA
Sausalito, California

Platt is a planner and archi-
tect with 35 years of experience
in land planning and urban de-
sign in both public and private
consultant capacities. He is cur-
rently chairman of The SWA
Group. Since joining SWA in
1967, Platt has directed land
planning and site design for
many of the new communities
and urban development projects
undertaken by the firm. He has
directed master-planning studies
for the 5,000-acre Arvida Villages
at Boca Raton, Florida, including
the Arvida Park of Commerce; the
Irvine Central Ranch General Plan;
the Woodbridge New Town Devel-
opment Plan; the Greenway Com-
munities Plan for the 40,000-acre
holdings in Palm Beach County
of the john D. and Catherine T.
MacArthur Foundation; the Tam
Site Redevelopment in Marin City,
California; the 3,800-acre Mountain
House New Town in San Joaquin
Valley, California; Alameda Marina
Village, California; and the City
Center Development Project in
Oakland, California. He has also
led projects in the pubtic sector,
such as the Kezar Stadium area
of Golden Gate Park in San Fran-
cisco, the Las Vegas Downtown
Redevelopment Study, the Long
Beach Shoreline Plan, and the San
Diego Embarcadero Plan. Platt
currently leads the SWA planning
efforts in the Pacific Rim. He holds
a bachelor's degree in architecture
from the University of Florida, and
a master's degree in city planning
from the Harvard Graduate School
of Design.

DEAN SCHWANKE
Washington, D.C.

Schwanke is senior director,
policy and practice, at ULI. He
has authored or coauthored five
books for ULI on a variety of real
estate topics, including the Resort
Development Handbook (1997), Re-
making the Shopping Center (1994),
Professional Real Estate Development.
the ULI Guide to the Business (1992),
Mixed-Use Development Handbook
(1987), and Smart Buildings and
Technology-Enhanced Real Estate
(1985). He has also served as
project director and principal au-
thor of the 1996 and 1997 edi-
tions of the annual UL Real Estate
Forecast. In addition, he is project
director for two other annual pub-
lications, ULI Market Profiles and
ULI on the Future, and serves as
general editor of the ULI Develop-
ment Handbook Series. He holds a
BA from the University of Wis-
consin-Madison and a master's
degree in planning from the Uni-
versity of Virginia.
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