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AGENDA ITEM #18 / MODIFICATION OF 
CONDITIONS 

WITCHDUCK REAL PROPERTY (122 Mac Street 
[122 S. Witchduck Road]) 

 
 March 14, 2001 
 

GENERAL INFORMATION 
 
 
Site Location: 122 Mac Street (formerly known as 122 S. Witchduck Road) / 

DISTRICT 2 - KEMPSVILLE 
  
Request: Modification of conditions placed on the application for a 

conditional use permit for storage and processing of salvage, 
scrap or junk on December 6, 1994. 

  
Staff Planner:  Stephen J White 
  
Purpose: To modify the conditions of the December 6, 1994 Conditional 

Use Permit. 
  
Site Size: 12.8644 acres 
  
Application 
History: 

This request was deferred at the January 10, 2001 hearing to 
provide the applicant with additional time to address issues 
raised by the Staff during review of the application. 
 
The request was deferred again at the February 14th hearing at 
the request of the applicant. 

 
 
Major Issues: 

 
$ Compliance with the conditions of the December, 1994 Conditional Use 

Permit approval. 
 

$ Consistency of the use and building with City development and building 
ordinances, plans, and policies. 
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LAND USE, ZONING AND SITE CHARACTERISTICS 

 
Existing Land Use & Zoning:  
The site is primarily occupied by a business that strips junked automobiles of 
useable parts and sells the parts. The stripped cars are crushed and sold for scrap 
metal.  Several other uses are operating in the building, including a rock climbing 
gym, an office/warehouse for a firm that manufactures slides for water parks, a sheet 
metal fabricating firm and a recycling center.  The recycling center is a large, 
industrial-type operation that stockpiles cardboard and scrap metal, among other 
items. The site is zoned I-2 Heavy Industrial with a Conditional Use Permit for the 
storage and processing of salvage, scrap or junk. 
 
Surrounding Land Use and Zoning: 
 

North: $ Norfolk Southern right-of-way 
$ Southern Boulevard 
$ Warehouses and offices / I-1 Light Industrial 

South: $ Mac Street and I-264 
$ Industrial land uses / I-2 Heavy Industrial 

East: $ Industrial land uses / I-2 Heavy Industrial 
West: $ Mac Street 

$ Sears repair and service center / I-2 Heavy Industrial 
 
Zoning History: 
This area of the city, north of I-264, consists of primarily light industrial uses, with 
heavier industrial uses in the vicinity of the subject parcel. Zoning activity since 1981 
reflects those type of uses. The subject site was granted a Conditional Use Permit in 
1991 for a recycling center and a Conditional Use Permit in 1994 for the storage and 
processing of salvage, scrap, or junk.  
 
The site has been used for industrial uses for a good portion of the 20th Century. Old 
maps indicate continuous use of the site and show railroad spurs into the site from 
the current Norfolk Southern Railroad and spurs leading from the site to the 
southeast toward Princess Anne. Zoning maps from Princess Anne County indicate 
that the Board of Supervisors rezoned a portion of the site in 1958 to a 
manufacturing category. Prior to the applicant’s use of the property, Guille Steel was 
the primary tenant of the site. 
 
AICUZ:  
The site is located in the less than 65 dB Ldn AICUZ. 
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Environmental/Physical Characteristics:  
Due to the continuous use of the site for mostly industrial-type uses and its location 
at a roadway and railroad “crossroads”, it is highly likely that the site has been 
contaminated over the years with a variety of chemicals and other wastes. If the 
industrial use of the site ever ceases and a different category of land use occupies 
the site, an environmental assessment of the site is highly advisable to determine if 
a “clean-up operation” is necessary. For the current use of the property, Staff has 
recommended a number of conditions at the end of this report designed to improve 
existing conditions on the site and to reduce the potential for negative impacts to the 
environment of the surrounding area from the activity occurring on the site.  
 

COMPREHENSIVE PLAN 
 
The Comprehensive Plan Land Use Map recommends this area for a variety of 
employment uses including business parks, offices, and appropriately located 
industrial and support uses.  
 
The Plan’s policies recognize this area of the city as an area comprised primarily of 
heavy industrial and repair uses. The Plan policies support development proposals 
that improve the quality of the physical environment, land use relationships, 
economic vitality, and community aesthetics and design. 
 
 

PUBLIC SERVICES AND FACILITIES 
 
Water/Sewer:  
There is a 12 inch water main in Mac Street fronting the property and there is a 42 
inch water main in Southern Boulevard. The site has an existing 2 inch water meter 
and is connected to City water. 
 
There is an 8 inch gravity sanitary sewer main in a public utility easement on the 
northeast corner of the property and there is a 30 inch Hampton Roads Sanitation 
District force main in Southern Boulevard in the north side of the property. The site is 
already connected to City sewer.  
 
Traffic: 
There is some possibility that the proposed improvements to the interchange at I-
264 and Witchduck Road will impact this property. The degree of impact, however, is 
not known at this time because a specific alignment for the interchange has not been 
chosen. 
 
Fire Protection:   
The facility does not meet current building codes and presents a significant fire risk. 
There are a variety of different types of materials stored within the building, 
particularly in the recycling area, that are not separated or stored consistent with 
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existing requirements, presenting a significant fire risk. The building possess no fire 
suppression system. Staff has recommended a number of conditions at the end of 
this report designed to address this issue. 
 
Police Protection:   
Adequate.  
 
 

PROPOSAL SUMMARY 
 
Setting / Background: 

 
• On December 6, 1994, City Council approved a conditional use permit for the 

storage and processing of salvage, scrap, or junk at 122 S. Witchduck Road 
subject to the following conditions: 
 
1. All work must be conducted inside the existing building located on the 

property. 
 
2. No scrap vehicles or any other materials shall be stored outside the 

existing building and all existing materials shall be removed within twelve 
months. 

 
This 12.7 acre site is the former home of Guille Steel.  The applicant strips 
junked automobiles of useable parts and sells the used auto parts.  The 
stripped cars are crushed and sold for scrap metal.  Several other uses are 
operating in the building, including a rock climbing gym, an office/warehouse 
for a firm that manufactures slides for water parks, a sheet metal fabricating 
firm and a recycling center.  The recycling center is a large, industrial-type 
operation that stock piles cardboard and scrap metal, among other items. 
 
Since the permit was granted, Zoning, Code Enforcement, Public 
Works/Stormwater and the Fire Marshal's Office have continuously had major 
enforcement problems with the operation.  Zoning took steps to have the 
conditional use permit revoked in 1996, but the process was stopped when 
Mr. Calcagni cleaned up the site within 10 days.  A letter from Pat Janezeck, 
former Zoning Administrator, dated September 16, 1996 notes that Mr. 
Calcagni was warned that the revocation process would be pursued if the site 
was not kept clean.  Since that time, problems with the appearance of the site 
have been on-going. 
 
On August 3, 2000, staff from Zoning, Code Enforcement, the Fire Marshal's 
Office, and Public Works/Stormwater visited the site.  Once again, the exterior 
of the site was found to be in appalling condition.  Mr. Calcagni informed the 
Zoning Inspector that the exterior of the site would be cleaned up by the next 
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day, Friday, August 4th.  The Inspector did not visit the site the next day, but 
gave Mr. Calcagni through the weekend to complete the work and visited the 
site on August 7th. He found the property to still be in violation. The Zoning 
Administrator, the Assistant City Attorney and the Zoning Inspector visited the 
site on August 28th.  Although clean-up was underway, major violations were 
still apparent.  
 
On September 26, 2000, the City Council heard a request by the Zoning 
Administrator to revoke the Conditional Use Permit due to the continuing 
violations of the Conditional Use Permit and the inability of the applicant to 
maintain an orderly site. City Council, upon the request of the applicant, 
indefinitely deferred the request for the revocation, allowing the applicant to 
request a modification of the Conditional Use Permit. The intent of the 
applicant is to modify the conditions attached to the use permit to more clearly 
address where storage and activity on the site occurs and how the storage 
and outside activity is screened.  
 
Since the September 26, 2000 City Council meeting, the applicant has 
attempted to keep the site in an orderly condition and to adhere to the 
conditions of the original Conditional Use Permit. Although the appearance of 
the site is significantly better than it was in August 2000, staff visits to the site 
during the first week of February revealed 50 to 60 inoperable vehicles 
parked outside the building and courtyard area, in violation of Condition #2 of 
the original Conditional Use Permit.  

 
$ Details regarding the character of this site and the surrounding area are 

provided above in the “Land Use, Zoning and Site Characteristics” section. 
 
Site Design: 
 

$ A U-shaped building occupies the majority of the site. In the center of the U is 
a large unimproved ‘courtyard’ area used by the auto parts and recycling 
businesses. The courtyard is enclosed by the buildings on all sides except the 
northern one. A 9 foot high concrete wall encloses the courtyard on the 
northern side. The largest portion of the building is occupied by the business 
devoted to the reclamation and sale of used auto parts. The southwestern 
portion of the building is devoted to a recycling business. The southeastern 
and eastern wing of the building are leased to a variety of manufacturing 
uses, warehouse use, and an indoor recreation use (rock-climbing).  

 
$ The western wing of the U faces Mac Street. Between Mac Street and the 

western wing is a paved area currently used for parking and storage of 
vehicles. The submitted site plan indicates that this area will be repaved and 
improved by marking the area to provide 40 parking spaces and installing 
curb and gutter to separate the parking area from recycling drop-off area, 
adjacent to the recycling center. The repaved and improved areas are 
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designated on the site plan as having “no outside storage.” The City Zoning 
Ordinance requires one space per employee on the maximum working shift 
for this use.  

 
$ A site plan for improvements to the area on the west side of the building was 

approved by the Planning Department on July 20, 2000. The layout of the 
parking area as shown on this plan, however, is not the same as the layout on 
the plan submitted with this application. Should this Conditional Use Permit be 
granted, the plan for the improvements will have to be modified to be 
consistent with this Conditional Use Permit. 

 
$ No improved parking areas are provided for the other manufacturing, 

warehouse, and indoor recreation uses on the site. Areas outside of these 
businesses consist of dirt and gravel surfaces. However, a site plan approved 
the Planning Department on July 20, 2000 indicates the addition of 42 
improved parking spaces in this area for these uses.  

 
$ The submitted plan indicates the installation of a 6 foot high chain-link fence 

at each end of a 27 foot by 107 foot area between the main building and an 
existing one-story block building located to the west of the building. The area 
is proposed for “temporary outdoor storage.” According to the applicant, 
towing companies drop off wrecked and abandoned vehicles at this facility. 
Currently, those vehicles are parked and stored outside in the parking area 
outside the building. The applicant proposes to store these vehicles within this 
new area formed by fencing in the area between the existing buildings. The 
fence will be woven with vinyl slats to screen the automobiles and each end 
will have a gate to provide access.  

 
$ An area on the east side of the recycling center that prior to September, 2000 

possessed the most significant outside storage violation is shown on the site 
plan as having “no outside storage.” A proposed 80 foot by 100 foot building 
addition is shown adjacent to the existing recycling center in this area.  

 
 
Vehicular and Pedestrian Access and Circulation: 
 

$ There are three points of vehicular access from Mac Street to the site 
indicated on the submitted site plan. One point provides access to the parking 
lot of the auto parts business and to the main entrance to the building. The 
second point provides access to the paved area and the entrance for the 
recycling center along the western wall. The third point provides access to a 
50 foot wide ingress/egress easement that runs along the southern and 
eastern property lines, connecting Southern Boulevard and Mac Street. The 
easement access serves the entrance to the recycling center along its 
southern wall, the other business located along the southern side of the main 
building and the eastern wing of the building and an industrial site to the east. 
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The easement is the subject of an existing civil matter between the applicant 
and the property owner to the east. 

 
$ An existing gravel entrance from Mac Street to the area outside the recycling 

facility is shown as being improved to a standard commercial concrete 
entrance. 
 

$ Access to the courtyard area is obtained either from through the main building 
or from a gated entrance on the northeast corner of the yard. This entrance is 
accessed by way of the ingress/egress easement. 

 
Architectural Design:  
 

$ The largest portion of the building is approximately 270 feet by 530 feet. 
Seventy (70) foot wide ‘wings’ extend from the northern side of the building.  

 
$ The building is constructed primarily of metal.   

 
$ The building has been occupied by a number of uses in addition to the 

recycling and auto parts reclamation businesses over the last ten years. 
According to records of the Planning Department’s Permits and Inspections 
Office, it appears that the current occupancy of the building has occurred 
without the requisite improvements to the building needed to meet building 
codes. A letter sent to the applicant by the Building Codes Administrator on 
January 7, 1999 informed the applicant of this fact: 

 
“. . . there is no evidence that the building is in compliance with these 
requirements. In addition, changes in the use group classifications require 
bringing the building into compliance with current applicable building 
codes. For example, current code requires any A-3, S-1, or M use groups 
over 12,000 square feet to be sprinklered. 
 
Consequently, in accordance with the Uniform Statewide Building Code, 
any use currently in the building not classified Use Group F [industrial – 
factory, assembly plant, mill] will be required to obtain the appropriate 
permits. To submit for a permit, a site plan in accordance with the 
Development Services Requirements (enclosed) as well as certified 
architectural plans shall be required. In addition, no other permits will be 
issued for this site until these issues are resolved.” 
 

These issues have not been resolved. 
 
Landscape Design and Open Space: 
 

$ To improve the aesthetics of the site and screening of the site, the submitted 
site plan proposes the addition of shrubs and walls in three areas: 
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$ A six foot high opaque wooden fence with three to four foot high shrubs at 

planting are shown along the western property line adjacent to the parcel 
occupied by the Sears repair and service facility. 
 

$ A four foot high split-face block wall with three to four foot high shrubs is 
shown along the Mac Street frontage adjacent to the paved areas on the 
southwest portion of the site. 
 

$ A row of pyrocanthas is shown to be planted along the existing concrete 
wall along the northern property line. 

 
EVALUATION 

 
This request for a modification of conditions to the 1994 Conditional Use Permit is 
acceptable with the conditions listed below. As previously noted, since the granting 
of this Conditional Use Permit in 1994, there have been major code enforcement 
issues with this property. In response to the possible revocation of that 1994 
Conditional Use Permit, the applicant has requested modification of the Conditional 
Use Permit in an attempt to resolve the issues through more clearly defined 
conditions. The applicant’s rationale for this request to modify the conditions, as 
stated with the submitted application, is included at the end of this report. 
 
The conditions recommended below are designed to ensure compatibility of the use 
with uses in the surrounding area, to ensure consistency of the use with City plans 
and policies, and to bring the site and the building into consistency with applicable 
site and building codes. Based on the continuing enforcement problems with this 
property, time limits for adherence to some of the conditions are included as a 
means of ensuring that action is taken within a reasonable amount of time. Should 
the specified deadlines not be met, the Zoning Administrator will take the necessary 
action to request that City Council revoke this Conditional Use Permit.  
 

CONDITIONS 
 

1. No scrap vehicles, salvage, scrap, junk, recyclable materials, or tractor-trailer 
container units containing any of the above shall be located outside the west, 
south or east side of the building, except that: 
 

a. Scrap vehicles or tractor-trailer container units containing scrap 
vehicles may be located along the west side of the building adjacent to 
the auto parts business during normal business operating hours for the 
purpose of loading and unloading. Said vehicles and container units 
shall be removed from the area by the end of the business day; 
 

b. Scrap, salvage, junk, and recyclable materials in tractor-trailer 
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container units may be located along the west side of the building 
adjacent to the recycling business during normal business operating 
hours for the purpose of loading and unloading. Said scrap, salvage, 
junk, and recyclable materials in tractor-trailer container units shall be 
removed from the area by the end of the business day; and 
 

c. Scrap vehicles may be stored in the one enclosed “Temporary Storage 
Area for Motor Vehicles” depicted on the site plan, entitled, 
“Preliminary Site Plan, Witchduck Used Auto Parts,” by Lewis White 
and Associates, dated 10/23/00 as provided for in Condition 2. 
 

2. No more than twenty (20) motor vehicles shall be stored for more than 30 
days in the area designated for “Temporary Storage” as shown on the site 
plan identified in Condition 1. Vehicles shall not be stacked on top of other 
vehicles.  
 

3. No bundling, crushing, dismantling, bailing, demolishing, or recycling work 
shall be performed by Witchduck Used Auto Parts or Witchduck Recycling 
outside of the west, south, or east side of the building. 
 

4. Within the enclosed “courtyard” area designated on the site plan identified in 
Condition 1, scrap vehicles, salvage, junk, or recyclable materials shall be 
stored consistent with all applicable City, State, and Federal Codes, provided 
that no scrap vehicles or other materials shall exceed a height of 8 feet unless 
those materials are stored in an area enclosed with an opaque screen within 
the courtyard consistent with the following: scrap vehicles or other materials 
stored in such an enclosed area within the courtyard shall not exceed the 
height of the opaque screen enclosing said materials and in no case shall 
such an area exceed 15 feet in height nor shall any such areas be located 
within 100 feet of the courtyard wall along the northern property line. 
 

5. A stormwater management system shall be installed and maintained within 
the courtyard area. The details of the improvements shall be shown on the 
site plan required under Condition 8. Once the site plan is approved, the 
improvements shall be installed within 6 months of approval. 
 

6. One tractor-trailer container unit may be located within the courtyard area for 
the purpose of loading tires in preparation for removal from the site. If tires 
are not located within the tractor-trailer container unit in preparation for 
removal from the site, the tires shall be stored within an opaque walled 
enclosure consistent with the criteria provided in Condition 4. Storage of tires 
shall meet applicable City, State, and Federal codes.   
 

7. A fire hydrant shall be installed in the courtyard area for the purpose of 
providing fire suppression capabilities to the courtyard. The details of the 
installation of the hydrant shall be shown on the site plan required under 
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Condition 8. Once the site plan is approved, the standpipe shall be installed 
within 6 months of approval. 
 

8. A detailed site plan meeting the requirements of Appendix C of the City Code, 
Site Plan Ordinance, shall be submitted to the Development Services Center 
of the Planning Department within 60 days of the granting of this request for 
modification. The site plan shall indicate improvements necessary for the 
entire property in order to bring the property and the uses on the property into 
compliance with applicable codes, including those outlined in a letter to Mark 
Calcagni from Cheri Hainer, Building Codes Administrator, dated January 7, 
1999. The site plan shall also include a stormwater management plan for the 
site, specifically for the courtyard area as noted in Condition 5. Improvements 
shown on the site plan shall be substantially consistent with the site plan 
submitted with the Conditional Use Permit application, entitled, “Preliminary 
Site Plan, Witchduck Used Auto Parts,” by Lewis White and Associates, dated 
10/23/00. Once the site plan is approved, the improvements shall be installed 
within 6 months of approval. 
 

9. A certified architectural plan for the building shall be submitted to the Permits 
and Inspections Office of the Planning Department within 60 days of the 
granting of this request for modification. The plans shall indicate 
improvements necessary for the entire building in order to bring the building 
and the uses within the building into compliance with applicable codes, as 
outlined in a letter to Mark Calcagni from Cheri Hainer, Building Codes 
Administrator, dated January 7, 1999. Once the architectural plans are 
approved, the improvements shall be commenced within 30 days and shall be 
installed within a reasonable time frame as determined by the Building 
Official. 
 

10. Landscaping and screening as shown on the submitted site plan identified in 
Condition 1 shall be installed within 6 months of approval of the detailed site 
plan required under Condition 8. 
 

11. The overhead garage door located on the southern end of the recycling 
facility shall be kept closed at all times except when materials are being 
delivered to or taken from the site. 

 
 
Note: Further conditions may be required during the administration of applicable 

City Ordinances. The site plan submitted with this conditional use permit may 
require revision during detailed site plan review to meet all applicable City 
Codes. Conditional use permits must be activated within 12 months of City 
Council approval.  See Section 220(g) of the City Zoning Ordinance for further 
information. 

 



  
 PC Agenda, March14, 2001    -    Page 18 - 11 



  
 PC Agenda, March14, 2001    -    Page 18 - 12 

OTHER USES (not included 
with Conditional Use Permit) 
 
AUTO PARTS RECLAMATION 
 
RECYCLING  
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View of west side of auto parts facility from Mac 
Street 
 
 

 
View of west side of recycling facility from Mac Street 
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ZONING HISTORY 
 
 
1. Conditional Use Permit (bulk storage) – Granted, 4/18/83 
2. Street Closure – Granted, 8/13/84 
3. Change of Zoning (O-1 Office to B-2 Business) – Granted, 5/4/87 
4. Conditional Use Permit (car wash) – Granted, 7/9/90 
5. Conditional Use Permit (recycling center) – Granted, 2/26/91 
6. Street Closure – Granted, 3/22/94 
7. Conditional Use Permit (bulk storage) – Granted, 8/9/94 
8. Conditional Use Permit (storage and processing of salvage, scrap, or junk) – 

Granted, 12/6/94 
9. Modification of Conditions – Granted, 4/9/96 
10. Modification of Conditions – Granted, 1/26/99 
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