
City of Virginia Beach Comprehensive Plan – It’s Our Future:  A Choice 
City

November 20, 2018 

Military Installations & Support /1-114 

Transplanting strawberry plants (courtesy of Cromwell's Produce) 

Transplanting Strawberry Plants, Courtesy Cromwell’s Produce

1.5 - RURAL AREA 

INTRODUCTION 

The Rural Area comprises nearly 145 
square miles of land, wetlands and 
water-- close to half of the City’s total 
area.  It lies south of Indian River Road, 
from North Landing Road and the City 
of Chesapeake on the west, to the area 
east of New Bridge Road and south of 
Sandbridge Road to, but not including, 
Sandbridge, and extends south to the 
North Carolina border.  It is a treasure in agricultural industry and economic vitality, rural heritage, 
and wildlife habitat.  In its current state, it functions as critical part of our city today.  The Rural 
Area land use policies assist in keeping taxes low and assuring continued local, state, and national 
food production.  Furthermore, the Rural Area adds to the diversity of the City’s character.  It 
provides a unique component to the City’s tourist industry, while maintaining the rural community 
so essential to the overall quality of life for Virginia Beach residents. 

The physical character of the Rural Area is low, flat land with wide floodplains, ditch drainage, and a 
high water table.  The area east of Princess Anne Road is prone to flooding from sheet flow, 
increasingly rising waters, and limited drainage infrastructure.  This is due, in part, to the existence 
of a topographic feature known as the “Pungo Ridge,” one of the City’s three primary north-south 
ridges of land suitable for cultivation that are separated by low-lying flats.  The Pungo Ridge 
resembles a large “turtle back” with changes in elevations from 10-20 feet above mean sea level 
down to 2-4 feet.  According to farmers who cultivate the area, this change in elevation results in 

changes in soil types, including the presence of hydric 
soils, sometimes in just a very short distance.  This 
natural landscape feature, coupled with the 
occurrence of a high water table, can severely limit 
development opportunities in this area.  The vast 
water bodies found here—the Northwest River, the 
North Landing River, and Back Bay— often produce 
wind-driven tidal flooding.   

Approximately 28,000 acres of land, or nearly 44 
square miles, of the Rural Area is devoted to 
production agriculture, upland forest, and pasture.  
Wetland and water cover about 48,700 acres and an 
additional 9,700 acres is either privately owned or 

federal and state owned property used for environmental conservation purposes.  Only about 3,200 
acres of land in Rural Area is actually developed, comprised mostly of rural dwellings and a small 
amount of rural commercial uses.  Roads serving the area are predominantly two-lane rural 
roadways with little to no shoulders, and can be heavily traveled by large agricultural vehicles. 

Typical rural roadway with ditch in Virginia Beach 
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There are several roadways in the Rural Area designated 
by the Commonwealth of Virginia as “Scenic Byways”.  The 
purpose of being designated a Virginia Byway is to offer 
travelers a side of the Commonwealth that is uncommon 
and revealing. Each byway leads to scenes of natural 
beauty and places of historical and social significance.  The 
following roadways in the Rural Area can be found on the 
State Scenic Byways Map:   

 Indian River Road;
 New Bridge Road;
 Sandbridge Road;
 Muddy Creek Road;
 Nanney’s Creek Road;
 Morris Neck Road;
 Princess Anne Road between Pungo Ferry Road and

Morris Neck Road;
 Princess Anne Road between Morris Neck Road and the North Carolina border, and;
 Blackwater Road between Pungo Ferry Road and the North Carolina border.

Most of the city’s agricultural activity occurs in the Rural Area.  Agriculture is the third leg in the 
City’s predominantly three-legged local economy, accompanied by tourism and the 
military/defense-related industry.  Agriculture has an annual economic impact of over 121 million 
dollars.  As an engine helping to power the success of our local economy, the Rural Area is vital to 
the overall vision of Virginia Beach and Hampton Roads.   

The maps on pp. 1-123 and 1-125 illustrate land elevation in the Rural Area and the extent to which 
Rural Area lands are protected as conservation lands (federal, state, local or private), are enrolled 
in the City’s Agricultural Reserve Program (ARP) or are located in floodplains.  

Scenic Byway Sign 

Hay bales ready for market (courtesy of Cromwell's Produce) 
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Rural Villages 

Small Rural Villages-- Pungo, Back Bay, Creeds, and Blackwater-- have served as the Rural Area’s 
historical business and community core areas.  They range in size, character, and physical 
cohesiveness.  They provide basic support retail and municipal facilities (e.g., fire/EMS stations, 
schools, libraries, and community centers) to the local community and greater Rural Area.  The 
Rural Villages are described in more detail later in this chapter.   
 
Natural Resources, State/Federal Lands, and Parks  
 
The watersheds of the North Landing River, the Northwest River, the Small Coastal South 
Watershed, and Back Bay, are collectively referred to as the Southern Watershed (see Southern 
Watershed map on the next page).   This watershed constitutes a unique and sensitive environment, 
inclusive of coastal primary sand dunes, tidal wetlands, nontidal wetlands, and hydric soils.  
Extensive floodplains and marsh fringes bordering the waterways within the Southern Watershed 
provide a unique and valuable habitat.  Lands adjacent to the waterways have an intrinsic water 
quality value due to the ecological and biological processes they perform.  Much of the area within 
the Southern Watershed lies within natural areas identified in the Virginia Beach Natural Areas 
Inventory and it contains significant natural heritage resources.   
 

The North Landing River Watershed is the 
largest secondary watershed located in 
southern Virginia Beach.  This watershed covers 
much of the western and southwestern portions 
of the City and the eastern portions of the City of 
Chesapeake, comprising an area of roughly 
105,600 acres.  The North Landing River and its 
tributaries support a large concentration of rare 
plant and animal species and natural 
communities, many of which have global 
significance, thus making this an extremely 
important area for biodiversity conservation in 
the mid-Atlantic region.  The North Landing 

River is part of the Intracoastal Waterway, a major inland waterway running along the Atlantic and 
Gulf Coasts of the United States.  Much of the land surrounding the river is owned and protected by 
various public, private, and nonprofit conservation organizations, comprising roughly 15,700 acres 
under easements held by federal, state, local, and nonprofit partnerships.  The North Landing River 
is a major recreational resource that is used extensively for boating, hunting, and fishing.  The river 
and its tributaries have been designated by the State and City as a Scenic River.     
 
 Most of the Rural Area is comprised of Land Management Soils, which are not suitable for major 
residential subdivision development.  These are Somewhat Poorly, Poorly or Very Poorly drained 
soils, as defined by the 1985 issue of the U.S. Soil Survey for Virginia Beach.  As a result, extension of 
public water and sewer services to this area is not intended.   Rural residential development has 
historically been limited to areas consisting of well-drained soils and deeper water tables that are 
capable of handling septic systems.  However, recent changes in state legislation enable the design 

 
Mill Dam Creek, a Tributary of the North Landing River 
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and use of alternative septic systems.  This may begin to place development density pressure on the 
Rural Area in ways not previously expected.   
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Rich in natural and recreational amenities, the 
Rural Area is home to multiple state and national 
parks, refuges, natural areas, and wildlife 
management areas.  Back Bay National Wildlife 
Refuge (NWR) was established on June 6, 1938 
as a 4,589-acre refuge to provide feeding and 
resting habitat for migratory birds. It is a critical 
segment in the Atlantic Flyway. As Virginia 
Beach began to grow in the 1980's, the U.S. Fish 
and Wildlife Service pursued a land acquisition  
program to double the size of Back Bay NWR in 
order to protect the watershed from harmful 
development. Since 1988 the Refuge has grown 
to over 9,250 acres, protecting critical habitat for 
wildlife, which years ago had been zoned for 
residential and commercial use.  
 
Back Bay NWR includes a thin strip of barrier island coastline typical of the Atlantic and Gulf coasts, 
as well as upland areas on the west bank of Back Bay. Habitats include beach, dunes, woodlands, 
agricultural fields, and emergent freshwater marshes. The majority of refuge marshes are on 
islands within the waters of Back Bay.  Thousands of tundra swans, snow and Canada geese, and a 
large variety of ducks visit the refuge during the fall/winter migration. Refuge waterfowl 
populations usually peak during December and January. The refuge also provides habitat for other 
wildlife, including such threatened and endangered species as the loggerhead sea turtle, piping 
plover, and recently recovered species like the brown pelican and bald eagle.  Back Bay NWR is an 
“open” refuge with a vibrant visitor program that is both a tourist attraction and benefit to our 
citizens.  It offers over 8 miles of scenic trails, a visitor contact station, and interpretive 
programming.   
 
Located on Back Bay, the Princess Anne Wildlife Management Area, an area of 1,546 acres, serves as 
the Virginia Department of Game and Inland Fisheries’ major waterfowl hunting area.  Hunting 
opportunity is further enhanced by a long-standing cooperative agreement with the Virginia 
Department of Conservation and Recreation to provide limited access to False Cape State Park for 
visitors, including hunting waterfowl and deer.  The Rural Area also serves as a buffer for Mackey 
Island National Wildlife Refuge in Knotts Island, North Carolina. 
 
Munden Point Park, located on the North Landing River, is a city-owned, major multi-purpose 
recreational amenity in the Rural Area, offering public boat access, picnic areas, playgrounds, 
ballfields, a disk golf course, and a small amphitheater.   
It is intended that land use adjacent to and affecting these local, state, and national natural and 
recreational amenities enhance the use and preservation of these valuable assets.   
 
 

 

 
Back Bay looking south 
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VISION 

The vision for the Rural Area is for it to remain rural into the foreseeable future through a 
commitment to strong planning objectives that emphasize its agricultural and environmental 
economic value, in an effort to preserve the area for future generations.  By maintaining the rural 
character of the area and the sustainability of the City’s agriculture industry, the City is also 
providing a plan that will help offset impacts from issues inherent to being a coastal community:  
sea level rise, wind-driven flooding, and storm-related damage from hurricanes.  Emphasizing the 
value and heritage of our agricultural industry, in order to optimize and preserve it, helps protect 
our environmentally sensitive lands and waterways, provides for the long term viability of the 
area’s abundant wildlife, and maintains our quality of life.  The extension of urban services (public 
water, public sanitary sewer, and major roadway improvements) is not envisioned for this area 
now or in the foreseeable future.  
 
RURAL PRESERVATION PLAN 
 
The City seeks to achieve the following four planning objectives for the Rural Area: 
 

 Preserve and promote a vibrant agricultural economy 
 Reinforce rural heritage and way of life 
 Sustain natural resources for future generations 
 Manage rural area development and design 

 
The City’s commitment to directing new growth into the Urban Area (Strategic Growth Areas or 
SGAs), Suburban Area, and Special Economic Growth Areas (SEGAs) is complementary to these 
Rural Preservation Plan objectives.   
 
Preserve and Promote a Vibrant Agricultural Economy 
 
Agricultural preservation is an important economic and land use issue.  Today, the amount of 
actively cultivated land in the Rural Area is smaller than recorded in years past. This reduction 
illustrates the importance of effective and affirmative comprehensive planning strategies to the 
preservation of the City’s agricultural land and rural heritage.  Accordingly, land use and 
development in the Rural Area should be evaluated and encouraged in the general context of the 
overarching goals of preservation and optimization of this integral facet of our city.  
 
The importance of agriculture to Virginia Beach’s economy is evidenced by a spectrum of examples. 
The City’s Rural Area is home to major grain handling facilities that utilize container export, thus 
supporting the Port of Hampton Roads.  Virginia Beach is the largest strawberry producer in the 
state, and ranks highly in grain production and equine population.  Farm markets, roadside stands, 
and you-pick farms are not only important economically; they foster Virginia Beach’s agricultural 
heritage, tourism, and quality of life. 
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Local agriculture supports another of the 
City’s long-term goals, as it is the ultimate 
sustainable industry. Through effective land 
use planning goals, Virginia Beach has an 
opportunity to remain at the forefront of the 
global initiative to meet the increasing need 
for healthy, varied agricultural products.  
This is becoming increasingly critical for 
communities to remain competitive. 
Virginia Beach’s opportunity to maintain 
this component of its livability and 
sustainability enhances its appeal and 

desirability as a Community for a Lifetime. It also directly impacts economic development through 
industry and research. The City’s vibrant and diverse agricultural economy is not only an asset to be 
preserved; it presents an opportunity for national renown.  
 
Many of Virginia Beach’s family-owned and operated 
agricultural businesses date back to when the City of 
Virginia Beach was Princess Anne County.  The 
diversity of these businesses is not only a matter of 
size; it’s a matter of what is planted, grown, and 
harvested such as fruits, vegetables, ornamentals, 
pasture land, Silviculture, corn, wheat, soybeans, 
aquaculture, livestock, as well as agritourism and 
equine uses.  The annual impact of agriculture and 
agricultural uses to Virginia Beach, as well as to the 
region and state, demonstrates the value and need for 

sustainability of the industry for its long term growth 
and resiliency. 
 
Virginia Beach’s agricultural industry is supported by the City of Virginia Beach Agricultural 
Department, the Virginia Beach Cooperative Extension office, and the Hampton Roads Agricultural 
Research and Extension Center in Virginia Beach, which is supported by Virginia Tech’s College of 
Agricultural and Life Sciences.  Virginia Beach also has a strong 4-H program for its youth, with two 

dedicated facilities provided by the Creeds Ruritan Club:  the 
Ralph Frost Livestock Building and the Dick Cockrell Arena.  The 
4-H program ensures that the youth of our area are educated 
about agriculture and prepared to serve as the next generation 
of stewards of the land.    
 
Agricultural Reserve Program 
 
One effective strategy Virginia Beach employs to promote, 
sustain, and preserve agriculture is through the Agricultural 

 
 

 
Strawberries ready for picking 

 

Dick Cockrell Arena - Creeds Ruritan Club 
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Reserve Program (ARP).  The ARP was established in 1995 with a goal of preserving 20,000 acres of 
agricultural land and open space.  It is one of the most successful Purchase of Development Rights 
(PDR) programs in the nation, according to the American Farm Land Trust.  The ARP is a non-
development option available to property owners on a voluntary basis in the City Rural Area.  It 
preserves land for farming, preserves the rural character and environmental resources, and 
minimizes the need for urban infrastructure.  It works by voluntarily purchasing development 
rights from property owners at fair market value and instills fairness by offering market value 
compensation to property owners. This ensures that their land’s development value will be realized 
while agricultural production is maintained. The ARP is an important long-range implementation 
tool for rural and agricultural preservation. ARP sites are not to be used for wetland mitigation.  As 
of June 2015, 9,266 acres have been enrolled in the ARP.   

Reinforce Rural Heritage and Way of Life 

Rural heritage and way of life are essential components in the Rural Area’s sense of place.  The 
residents of the Rural Area, and the City as a whole, have enjoyed the rural lifestyle that has existed 
here for generations.   Long stretches of two-lane roadways connect small and large farms, horse 
boarding facilities and equestrian-related businesses, campgrounds, wineries, and open space 
activities.  The Rural Villages are small in scale, but serve the 
commercial needs of a comparatively large geographic area. 
Industrial uses will generally be those that are related to, and 
dependent on, natural resources such as agriculture, timber, or 
minerals. All of these uses contribute to the economic health of 
the city and overall well-being of its inhabitants.   

Historic Preservation Program 

Many of the City’s historic resources and sites can be found in 
the Rural Area.  It is the City’s policy to use all available 
resources to preserve designated historic resources, including 
those provided by the City’s Historical Review Board, Historic 
Preservation Commission, and the Princess Anne 
County/Virginia Beach Historical Society, as well as those 
provided by the Commonwealth of Virginia.   Retaining these 
historic resources can be accomplished via sound land use 
planning guidance and tax credit or abatement assistance to property owners.  Additionally, 
property owners can seek inclusion into the Virginia Century Farm Program, a program dedicated 
to honoring the Commonwealth’s rich legacy of generational farming.  For a full listing of historic 
preservation programs, refer to the “Historical and Cultural Resources” chapter of the 
Comprehensive Plan’s Technical Document.  

Sustain Natural Resources for Future Generations 

It is an important planning objective to protect and sustain the valuable environmental, scenic, and 
agricultural resources in the Rural Area against inappropriate activities and intense growth 
pressures.  

Future farmers (courtesy of Cullipher 
Farm) 
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The prevalence of water, wetlands, and low lying land in the Rural Area is highlighted by the fact 
that 64% of the City’s regulatory floodplain is located here. These floodplains are characterized by 
wind driven tides and have a limited flood storage capacity, making them extremely sensitive to 
development and fill.  In addition and as evidenced in anecdotal information provided by the area’s 
farmers, the Rural Area is already experiencing and is anticipated to continue to experience impacts 
from sea level rise over time. To preserve these unique aspects of the Rural Area, Section 4.10 of the 
City’s Floodplain Ordinance (Appendix K) limits the use of fill and prohibits new residential 
dwelling units on newly created lots in the regulatory floodplain.  
 

Natural Resource Management  
 

 Southern Watershed Management Plan and Ordinance   
 

The Southern Watershed Management Plan was adopted as a part of this Comprehensive 
Plan in 2001 (www.vbgov.com/Planning).  It is implemented by the Southern Rivers 
Watershed Management Ordinance.  The ordinance is intended to protect, enhance, and 
restore the quality of waters within the Southern Watershed of the city.  The ordinance 
applies to development of any lands within the Southern Watershed (North Landing River 
Watershed, Northwest River Watershed, the Small Coastal South Watershed, and the Back 
Bay Watershed) and any artificial alteration of the level or flow of any watercourse or 
impoundment of water, with exceptions as noted in ordinance Section 6; and, agricultural 
lands/agricultural activities to the extent set forth in ordinance Section 10.  The ordinance 
establishes development performance standards.  The ordinance requires the developer of 
any land within the Southern Watershed to submit a “Southern Watershed Management 
Plan,” prior to the undertaking of any land-disturbing activity, if such development is 
subject to the additional performance standards set forth in ordinance Section 7(e), which 
excludes single-family dwellings or duplexes separately built and not part of a subdivision.  

  
 Green Sea Blueway and Greenway Management Plan 

 
The Green Sea Blueway and Greenway Management Plan (www.vbgov.com/Planning), 
adopted in 2015, is a regional plan that was developed with collaboration by the City of 
Chesapeake and Currituck 
County, North Carolina.  This 
conservation and management 
plan seeks to protect the 
abundance of unique and diverse 
natural resources, open space 
lands, and potential recreational 
opportunities existing along three 
connected waterbodies – the 
North Landing River in Virginia 
Beach, the Albemarle and 
Chesapeake Canal in Chesapeake, and the Currituck Sound in Currituck County, North 

 
Ibises feeding in the Green Sea 

 

http://www.vbgov.com/Planning
http://www.vbgov.com/Planning
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Carolina.  The purpose of the plan is to develop a long-term management strategy that 
protects, conserves, and manages a unique system of natural resources, open space areas, 
and carefully-selected recreational uses in a sustainable manner.   The plan focuses on each 
of these waterways as a regional resource with unlimited opportunities for stewardship and 
enjoyment that can be shared for future generations.  The Green Sea Blueway and Greenway 
Management Plan is important to the Rural Area context because of its alignment with the 
Comprehensive Plan policies and similar plans adopted by reference that have been 
established to accomplish the following:  

   
o sustain agricultural production;   
o preserve rural heritage;  
o preserve, protect, and promote the area’s unique natural resources in a sustainable 

manner;  
o improve stormwater management and floodplain protection;   
o protect undisturbed open space land;  
o provide low-impact recreational uses where opportunities exist;  
o identify and protect wildlife corridors;  
o manage invasive plant and animal species; and,  
o encourage and promote reasonable uses and activities that are complimentary to 

the character and integrity of the rural area for the use and enjoyment of future 
generations.   

 
The plan advocates for the importance of the Rural Area and the need to retain its 
distinction and attributes not found in the City’s Urban and Suburban Areas.   These 
initiatives, coupled with the objective of maintaining a reasonable overall level of rural 
development potential, establish sound planning policies that balance the need for limited 
rural growth. 

 
Manage Rural Area Development and Design 

 
We should continue to pay careful attention to 
managing the density, intensity, and design of rural 
residential and non-farm related, non-residential 
development that occurs in the Rural Area in the 
future in order to achieve the goals of the Rural 
Preservation Plan.   
 
Eliminate Need for Urban Infrastructure 
 
It is the City’s policy to eliminate the need and cost 
associated with providing and maintaining urban 
infrastructure by not allowing the extension of urban 

infrastructure into the Rural Area.  The Rural 
Preservation Plan does allow reasonable levels of 

rural development to continue into the foreseeable future, by affording equity for property owners 

Sunflower crop (courtesy of Cullipher Farm) 
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and ensuring that demand placed on public facilities will remain at or below what is deemed 
acceptable for rural communities.  The City also recognizes its responsibility to provide 
programmed improvements and ongoing public facility and infrastructure maintenance projects in 
this area. 
 
Rural Area Development 

Rural residential development potential in Virginia Beach has historically been based on land area 
and soil quality, as opposed to lot frontage.  Property owners may choose to sell their development 
rights by participating in the Agricultural Reserve Program or to develop their land either ‘by-right,’ 
which yields a maximum density, or through a Conditional Use Permit, which may yield a slightly 
higher rural density while preserving large tracts of farmland and open space areas.  The by-right 
option has a calculated density of no more than one dwelling unit per 15 acres.  The Conditional Use 
Permit option allows a calculated density of one dwelling unit per 5 to 10 acres, depending on soil 
quality (Soil Area #1:  5 acres; Soil Area #2:  10 acres).  Refer to the “Southern Rural Area Soils List 
and Map” in the Technical Report.  
 
State law now requires local governments to approve single-family residential development plans 
on parcels where the Virginia Department of Health has approved the design of an Alternative On-
Site Septic System (AOSS), regardless of soil quality. Nonetheless, the City maintains its Rural Area 
density policies for calculating allowable density.  However, the discretionary determination by City 
Council to issue a Conditional Use Permit for residential development should take a number of 
factors into consideration to determine density in addition to soil suitability, including but not 
limited to: adverse impact on agriculture; the presence of floodplains; groundwater table elevation; 
and, drainage, roadway, and other infrastructure conditions.  
 
Southern Watershed Subject to “Special Drainage Considerations” 
 
In addition, the Southern Watershed (see Southern Watershed map) is subject to “special drainage 
considerations.”  Drainage in the Southern Watershed is highly impacted by the presence of high 
ground water, poorly draining soils, and high water surface elevations in downstream receiving 
waters.  Therefore, it is incumbent upon the developer of any property in the Southern Watershed 
to understand and evaluate these factors prior to undertaking the project and to properly account 
for these factors in the project design.  Receiving waters in the Southern Watershed are subject to 
tidal influences which can be exacerbated by winds.  High ground water elevations and poorly 
draining soils can result in increased runoff, can limit the capacity of the stormwater conveyance 
systems, and can counter indicate the use of certain Best Management Practices, such as infiltration. 

 
All of these effects must be fully considered and evaluated in the analysis and design of drainage 
systems in the Southern Watershed.  Accordingly, it is strongly recommended that the developer 
has a preliminary drainage study prepared by a qualified professional engineer in advance of any 
request to approve a discretionary (versus by right) development that involves land disturbance in 
the Southern Watershed.  The drainage study should fully and accurately evaluate the effects of the 
foregoing factors on the planned development and on upstream and downstream areas.  The 
proposed drainage system for the planned development would provide positive drainage that 
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Blackwater Trading Post 

 

Rural Area residential development design 

meets City standards and does not result in flooding within the planned development or to 
upstream or downstream areas.   
Rural Area Development Design 
 
Successful rural residential developments 
do not dominate, but rather, complement 
the setting and showcase the 
attractiveness of the natural surrounding 
countryside.  They may include large open 
space areas that are retained in their 
natural state, used as farmland, gardens, 
equestrian centers or other rurally 
compatible uses.  Houses are arranged 
and streets are aligned in ways that create 
or adapt to the natural rural setting and do 
not follow a typical suburban pattern of regimentation, enabling larger, continuous open space 
areas.  It applies such building design techniques as large, open wrap-around porches, pitched roof 
lines, and detached or side-loading garages.  It incorporates architectural details that take cues 
from local farm buildings, hunting clubhouses, and other examples which reflect the architectural 
heritage and agrarian character of southern Virginia Beach.  
 
Rural residential and non-residential guidelines should be met, as appropriate, whenever a rural 
development proposal request is submitted for review.  See City Zoning Ordinance Article 4, 
Agricultural Districts for further information regarding the development of rural properties. 
Related design guidelines for the Rural Area may be found in the Comprehensive Plan’s Reference 
Handbook. 
 
RURAL VILLAGES  
 
The Rural Villages of Pungo, Back Bay, 
Creeds, and Blackwater should be thought of 
as core areas and focal points for existing and 
future development in the Rural Area.   
Creeds Village has two nodes, with the main 
node being the northernmost and which 
includes Creeds Elementary School and the 
southernmost node containing small retail 
and commercial uses and a community 
Fire/EMS Station.  Development in these 
villages can include a mix of locally- oriented 
retail or services and community facilities 
designed to be compatible with the area context.  Non-residential development should be located 
within a Rural Village, unless the non-residential is agricultural in nature or a farm, part of a farm, 
stable or a mill.   
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Planning Guidelines for Pungo Rural Village 

The most recognizable gateway to the southern Rural 
Area of Virginia Beach and the largest Rural Village is 
Pungo, located at the crossroads of Indian River and 
Princess Anne Roads.  A traditional rural village and 
business district comprised of small and varied 
clusters of commercial, residential, and public uses, 
Pungo’s character is defined by the presence of small 
retail businesses, an equestrian center, privately-
owned land and residences, the City’s mounted patrol 
facility, and conservation areas.  Rural Area residents, 
business owners, and visitors appreciate and value 
this active commercial node for its rural character 
and local convenience.  Pungo’s annual Strawberry 
Festival welcomes the summer during Memorial Day 
Weekend and has become increasingly popular with 
tourists.   

Pungo’s importance as the Rural Area’s main commercial center has declined in recent years with 
the emergence of the larger destination retail center at Red Mill Commons and Sandbridge 
Marketplace to the north.  As a result, more pass through traffic from and to the more southern 
reaches of the Rural Area and North Carolina, is impacting Pungo by causing traffic congestion.  As 
traffic congestion increases during the resort tourist season along the Princess Anne Road segment 
to the north and Sandbridge Road, more and more travelers are using Indian River Road and New 
Bridge Road to reach their destination in Sandbridge, resulting in longer traffic delays at the Pungo 
intersection.    

Currently, Pungo is served by various on-site septic systems.  These can range from traditional 
septic systems to AOSS technology systems.  There are no reports of any sewer problems currently 
being experienced in Pungo; therefore, at this time, it is unknown if there is a need for either public 
sewer or a small alternative public treatment facility to service this Rural Village.  A study is needed 
to determine if any of the existing septic systems are failing or if a desired future development 
density for the village cannot be accommodated by onsite systems.   

To help retain its village character and avoid its giving way to uses and building/site design that is 
not in keeping with its history as the City’s primary gateway into the Rural Area, it is important to 
use general planning guidelines for future infill development and redevelopment in Pungo.  The 
following planning guidelines should be applied to development proposals within the Pungo Rural 
Village: 

 Development proposals should reflect the existing rural character.
 Older buildings should be considered for adaptive reuse redevelopment opportunities first,

and demolition should be considered a method of last resort.  Owners of historic properties

Pungo Strawberry Festival blanket souvenir 



City of Virginia Beach Comprehensive Plan – It’s Our Future:  A Choice 
City

November 20, 2018 

Military Installations & Support /1-130 

(buildings 50 years of age or more) should consider nomination for listing on the local, state 
and national historic registers in order to take advantage of the historic preservation tax 
incentive programs, as noted earlier in this chapter, to assist with historic building 
renovation.   

 Urban and suburban patterns of development and building design should be avoided.
Protect existing public rights-of-way and provide additional pavement width on Princess
Anne and Indian River Roads in Pungo to accommodate safer movement of farm equipment
and bicyclists.

 Consolidate scattered vehicular access points to property into clearly defined entrances off
the road.

 Provide a safe, attractive and continuous pedestrian network to enable greater pedestrian
mobility in the village.

 Public water and sewer is recommended to serve the area north of Indian River Road with
no public water and sewer or alternate centralized sewer system serving the area south of
this road.

Related design guidelines for Pungo Rural Village may be found in the Comprehensive Plan’s 
Reference Handbook. 

AGENDA FOR FUTURE ACTION RECOMMENDATIONS: Rural Area 

 Review Section 402(b) of the Zoning Ordinance (Agricultural Districts) for possible
amendment to address Code of Virginia Section 15.2-2157(c) and because it limits density
by reference to how well different soil types can accommodate a traditional on-site septic
system.  The City should consider factors other than soil types to limit density including, but
not limited to, adverse impact on agriculture, the presence of floodplains, groundwater
table elevation and drainage, roadway, and other infrastructure conditions.

 Using GIS, analyze floodplains to determine where future rural residential development
should be avoided.

 Use GIS analysis to determine how many platted lots of 5 acres or less along rural roadways
that were not considered buildable due to soil constraints are now potentially buildable
under state AOSS regulations.  Assess the extent to which rural roadways may be impacted.

 Formally delineate the Pungo Rural Village boundary using stakeholder input and
community consensus-building.

 Using stakeholder input and community consensus-building, prepare a Master Plan for the
Pungo Rural Village to determine the type and form of future desired growth.  An important
aspect of this planning process should be to anticipate when that growth might reasonably
be expected to occur.

o Conduct a study for Pungo Rural Village to determine if the existing on-site systems
should be used if Rural Area development policies remain at the current density
limit, or if such systems cannot be repaired or rehabilitated using AOSS technology if
they are found to be failing.  If it is found that existing onsite systems are failing and
cannot be repaired, or if development with increased density is anticipated (or
desired) to such an extent that onsite technology will not work, a study should be
conducted to determine the need for technology options and feasibility for
providing public sanitary sewer treatment systems for the Pungo Rural Village. The
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study should also investigate and evaluate the feasibility and cost of various 
alternatives.  

 Enhance the “Pungo Village Design Guidelines” in the Comprehensive Plan’s Reference 
Handbook with illustrations.  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 


