City of Virginia Beach Comprehensive Plan – It’s Our Future: A Choice City
November 20, 2018

CHAPTER 1 - PLANNING AREAS
The City of Virginia Beach is divided into five “Planning Areas” in this Comprehensive Plan, which is
located on the “Planning Areas/Planned Land Use Map” in Section 1.1.
Each Planning Area listed below represents our desired future land development pattern for that part
of the City:
•
•
•
•
•

Urban Areas (Strategic Growth Areas) – Section 1.2
Suburban Area – Section 1.3
Princess Anne Commons & Transition Area – Section 1.4
Rural Area – Section 1.5
Military Installations & Support – Section 1.6

These sections describe each Planning Area in detail and provide land use policies, as well as
recommended actions to be undertaken in the future.
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1.1 – Planning Areas Planned Land Use Map

Planning Areas /1-2

City of Virginia Beach Comprehensive Plan – It’s Our Future: A Choice City
November 20, 2018

1.2 - URBAN AREAS (STRATEGIC GROWTH AREAS)
INTRODUCTION
The vision of the Strategic Growth Areas (SGAs) embodies a vertical mix of urban uses, great streets
and well-designed pedestrian connectivity, mobility and transit alternatives, urban gathering places,
land use patterns that foster economic growth through efficient use and reuse of land, neighborhood
protection, “green” building and infrastructure opportunities, and a variety of civic, commercial,
artistic, and ethnically diverse areas.

Virginia Beach Town Center - Urban Lifestyle

The City of Virginia Beach celebrated its 50th anniversary in 2013. Although we are a relatively young
city, we have enjoyed robust growth throughout much of our history since merging with Princess Anne
County. This rapid growth has resulted in a dwindling supply of undeveloped land. Recognizing the
importance of preserving our Rural Area, we established planning policies in 1979, and introduced the
‘Green Line’ urban growth management tool at that time, to channel growth and infrastructure
improvement to the northern half of the city. As developable land in this area built out over time in a
sprawling suburban development pattern, the City Council recognized the need to accommodate
future growth and preserve the established, stable residential neighborhoods in our Suburban Area.
The solution was to identify areas that could be redeveloped into more urban-style areas - our
Strategic Growth Areas (SGAs). These SGAs not only allow our city to continue to grow while
preserving our Rural and Suburban Areas, they also create a third lifestyle option for our citizens to
enjoy - Urban Areas.
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STRATEGIC GROWTH AREAS (SGAs) ARE URBAN DEVELOPMENT AREAS (UDAs)
The SGAs were first designated in the 2003 Comprehensive Plan as ideal places to absorb future growth
by redeveloping carefully selected, somewhat obsolete or tired suburban-format area into a higher
density, more efficient urban land use form. Over time, the City has refined its SGA location strategy.
Today, there are 8 SGAs as follows, which can be found on the locator map located on p. 1-5.
•
•
•
•
•
•
•
•

Burton Station
Centerville
Hilltop
Lynnhaven
Newtown
Pembroke
Resort
Rosemont
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Combined, these SGAs constitute only 2% percent of the City’s total land area of 258 square miles.
This decision by our city leaders came years before the Commonwealth of Virginia mandated localities
in 2007 to designate Urban Development Areas (UDAs) in their Comprehensive Plans. This mandate
became voluntary in 2012 and was further relaxed in 2015. Under the new definition, UDAs can be
any area(s) designated in a Comprehensive Plan for higher density development that incorporates the
principles of Traditional Neighborhood Development. Traditional Neighborhood Development
embodies classic characteristics of traditional communities such as walkable neighborhood centers,
interconnected streets and blocks, diversity of land uses, and easy access to jobs, housing, and
recreation by a variety of travel options. Our SGAs have been found to meet the requirements of the
Code of Virginia, Section 15.2-2223.1 regarding “Urban Development Areas.”
The City has identified Strategic Growth Areas to:
•
•
•
•
•

provide opportunities for continued physical and economic growth;
help prevent urban sprawl;
protect our established residential neighborhoods and rural areas;
maximize infrastructure efficiency; offer more choice in built environments; and,
create unique and exciting urban destinations.

GUIDING PRINCIPLES FOR STRATEGIC GROWTH AREAS
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.

Encourage efficient use of land resources
Maximize use of infrastructure
Create a compatible mix of uses
Offer a range of transportation options
Design at a human scale
Promote transit-oriented development
Diversify our housing stock
Provide accessible parks, open spaces, and recreation facilities
Expand upon our green sustainable infrastructure
Cultivate Arts and Culture
Preserve designated historic resources
Plan for sea level rise and recurrent flooding

The following describes each of the SGA Guidelines Principles and intended outcomes for the SGAs:
1. ENCOURAGE EFFICIENT USE OF LAND RESOURCES
The land use techniques of higher density and more vertical development, infill development, regional
stormwater management solutions, and structured parking are key components to successfully
achieving a more efficient pattern of growth. The benefits include reduced sprawl, protection of
existing stable neighborhoods, increased protection of farmland and open spaces, reduced dependence
on the automobile and more cost-effective use of existing infrastructure.
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2. MAXIMIZE USE OF EXISTING INFRASTRUCTURE
Urban development patterns promote a more efficient
and cost-effective use of existing public infrastructure
and services such as roads, schools, water, sewer, police,
fire, rescue, and others. Numerous studies have
demonstrated that development within appropriate
areas where infrastructure and services already exist
provides a more efficient and cost-effective use of public
funds than continued expansion of infrastructure and
services into undeveloped areas
Pembroke SGA - Urban Core District

3. CREATE A COMPATIBLE MIX OF USES
Providing a complementary and vertical blend of residential and non-residential uses within
reasonable walking distances with well-designed connectivity to one another is an important part of a
successful urban development strategy. Effective mixed-use developments also have a ‘critical mass’
where the mixture of uses is such that the need for an automobile for routine trips for goods and
services is significantly diminished. Examples of mixed-use include the co-location of corner markets
and shops lining streets with residential units located above. Architectural design considerations and
control of the hours of business operation must be factored into the land use strategy. The careful
placement of residences, offices, shops, educational and cultural institutions, recreation areas, public
service facilities, and open spaces designed as part of an attractive, pedestrian-oriented, urban
environment contributes to:

Concert goers enjoy evening entertainment at 31st Street Stage in Neptune Park
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•
•
•
•

independence of movement and ease of access between home and neighborhood-serving
destinations;
safer commercial areas due to the 24-hour presence of people or what is termed the ‘eyes of
the community’;
reduction in automobile dependency and opportunities for shorter work trips by focusing on
mixed-use and transit-oriented development; and
the development of a transit-oriented and multi-modal transportation system, in conjunction
with planned development and mixed-use projects.

4. OFFER A RANGE OF TRANSPORTATION OPPORTUNITIES
As noted above, urban development patterns afford a greater choice of transportation alternatives and
less congestion than is otherwise experienced in communities. A three year study, Measuring Sprawl
and Its Impact, by researchers from Rutgers University, Cornell University, and Smart Growth America
concluded that, “People living in more sprawling regions tend to drive greater distances, own more
cars, breathe more polluted air, face greater risk of traffic fatalities, and walk and use transit less. This
study shows that sprawl is a real, measurable phenomenon with real implications for peoples’
everyday lives. Regions wishing to improve their quality of life should consider taking steps to reduce
sprawl and promote smarter growth.” i
0F

Urban, mixed-use development that contains convenience, variety, and density of use, and integrates
well-designed pedestrian systems, streetscapes, and transit opportunities can contribute to:
•
•
•
•
•
•

•
•

decreased dependence on the automobile, especially the single-occupant vehicle;
extension of safe, convenient and efficient light rail transit service that provides alternative
mobility options, which can be particularly helpful in enabling young non-drivers, seniors, and
those with physical disabilities to be fully engaged in community life;
reduction in citywide Vehicle Miles Traveled (VMT);
increased opportunities for more
efficient and cost-effective forms of
shared and mass transportation;
increased opportunities with welldesigned connectivity to commute by
walking or biking;
opportunities for local and
metropolitan transit systems to link to
regional and interstate transportation
systems;
cleaner air; and
safer travel.

5. DESIGN AT A HUMAN SCALE
Vibrant urban places typically offer transportation choices

Part of what is required for urban, mixed-use
developments to become acceptable patterns of development within communities is the creation or recreation of well-designed areas that are safe, attractive, and convenient. It is important for these areas
to be built at a ‘human scale,’ especially as people experience activity along the streets, sidewalks, and
public spaces. For example, the sounds from outdoor cafes, people gathering around fountains in
public plazas, and aromas from local coffee shops and bakeries all combine to create a sense of
interest, excitement, and social interaction. There are distinct physical characteristics that define the
built environment of the urban center. These include a vertical mix of residential and non-residential
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uses within architecturally interesting buildings and urban streetscapes designed with special paving,
landscaping, lighting, and other features that create a visually exciting and inviting environment.
6. PROMOTE TRANSIT-ORIENTED DEVELOPMENT
Where mass transit stations are located,
surrounding development should be
designed to support their accessibility and
use. Areas within one half mile of a transit
station are particularly important as they
represent “walksheds” for the stations.
Transit-oriented development incorporates
higher density, more compact, mixed-use
developments as described above with
significant pedestrian and bicycle
infrastructure. Accommodating private use
of automobiles is considered a secondary
goal to other modes of transportation.

Example of Transit-Oriented design in Nashville, TN

7. DIVERSIFY OUR HOUSING STOCK
Providing a variety of housing choices in terms of type (for sale or rent), size (efficiencies, apartments,
townhouses, row houses), and affordability is important to meet the needs of all our citizens and
attract new businesses and workers to our city. A decent, affordable home should be a right, regardless
of income. Being able to live where you work contributes to the quality of life not just for the
individual, but for the community as well. When our workforce is able to live where they work, we all
benefit. When people have decent, affordable and stable housing, children do better in school, it is
easier to keep or secure a job, families have more disposable income to spend thereby benefiting the
local economy, there are fewer health (mental and physical) issues, and family stability is much
greater. All of the aforementioned circumstances strengthen our community. Incentives for the
construction of workforce housing in areas of the city, including Strategic Growth Areas, in which the
Comprehensive Plan recognizes increased density to be appropriate, are provided in the form of
increased density allowances under the Workforce Housing Program. In some cases, high cost
infrastructure requires public incentives to achieve affordability. Equally important is to ensure that
workforce housing will be well-designed, of high quality, and well-integrated into the overall
development of which it is a component. For additional information about the Workforce Housing
Program visit www.vbgov.com/government/departments/housing-neighborhoodpreservation/workforce-housing/Pages/default.aspx.
8. PROVIDE ACCESSIBLE PARKS, OPEN SPACE, AND RECREATION FACILITIES
Parks, open space, and recreation facilities support community engagement by providing residents
with a venue for participation in, and attachment to, their communities. They provide a sense of place
and offer essential life-enhancing qualities that aid community and individual well-being. The
establishment of such facilities in newly developed or redeveloped areas should be purposefully
planned in order to supplement existing recreational opportunities and maintain a high quality of life
to be enjoyed by existing and future residents.
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9. EXPAND GREEN INFRASTRUCTURE

Urban green space

Green infrastructure mitigates the negative impacts of land development by simulating natural
processes in order to provide flood protection, cleaner air, cleaner water, wildlife habitat and
corridors, and cultural and recreational opportunities. Green infrastructure elements can be woven
throughout a watershed, from smaller scale elements that can be integrated into development sites to
larger scale elements that span entire neighborhoods. Some examples are:
•
•
•
•
•
•
•

downspout disconnection – routing rooftop drainage to rain barrels, cisterns or permeable
areas;
rain gardens – shallow, vegetated basins that collect and absorb rain from rooftops, sidewalks,
and streets;
permeable pavements – paved surfaces that infiltrate, treat, and/or store rainwater where it
falls;
green streets and alleys – green streets and alleys use a combination of vegetated and
engineered strategies to manage rain, allowing it to soak into soil, filtering it, and reducing the
amount of storm water transported to an outfall;
green roofs – roofs covered with growing media and vegetation that absorbs heat and
rainwater;
urban tree canopy – planting and protecting trees provides shade and reduces storm water by
intercepting precipitation; and,
park and conservation lands – creating new open spaces and protecting sensitive natural areas
within and adjacent to Strategic Growth Areas mitigates the water quality and flooding impacts
of urban storm water, while providing cultural and recreational opportunities for residents.
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10. CULTIVATE ARTS AND CULTURE

"The Wave" - Public at the Oceanfront

Arts and culture should be woven into the fabric of
the community, becoming an integral force in
urban design, the educational system, commerce,
community celebrations, neighborhood life, and
public sector institutions. We need to create space
for the arts to take hold and grow. When designed
and built with quality in mind, these physical and
cultural elements galvanize to foster a positive
sense of urban place - something that is enjoying a
resurgence of public interest in many communities
across the country.

Expanding public art and place-making beyond traditional objects to create events, spaces, and public
places animates the City and brings the community together for unique public experiences.
Programming for these experiences can be both temporary (event-based) and permanent installations
that address community beautification. They can be integrated into redevelopment and new
construction projects. Development, support, and promotion of multicultural facilities should be
elevated to diversify the arts through both traditional and contemporary styles.
11. PRESERVE DESIGNATED HISTORIC RESOURCES
It is the policy of the City to use all available resources including those provided by the City’s Historical
Review Board, Historic Preservation
Commission, and the Princess Anne
County/Virginia Beach Historical Society to
preserve designated historic resources. Efforts
to retain these historic resources should be
accomplished in a responsible and innovative
manner. The efforts include providing land use
planning guidance and tax credit assistance to
owners of historic properties in order to help
protect and preserve the City’s limited number
of valuable historic resources and surrounding
open space areas. Owners of qualified
properties should be encouraged to participate
in the Virginia Beach Historical Register
program and receive recognition for their
Entertainment at the Francis Land House in Lynnhaven SGA,
contributions to our City’s heritage.
circa 1850
12. PLAN FOR SEA LEVEL RISE AND RECURRENT FLOODING
Due to our abundance of shoreline, sea level rise and recurrent flooding are topics of great concern for
our city and the entire Hampton Roads region. Fortunately, our Strategic Growth Areas are generally
well-placed at higher elevations and away from inland tidal waters. A few of the SGAs either border or
contain existing inland tidal waters. These include:
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•
•
•
•

Thalia Creek on the eastern boundary of the Pembroke SGA;
the southern tributaries of the Eastern Branch of the Lynnhaven River, which runs through the
center of the Lynnhaven SGA to London Bridge Creek;
Linkhorn Bay on the eastern border of the Hilltop SGA; and
Lake Rudee, Lake Holly, Owls Creek, and the southern tributaries of the Resort SGA.

Accordingly, our SGA Plans recommend substantial buffers between new development and these
waterways, and in some cases, reclaiming these buffer areas for open space as opportunities arise. The
Sea Level Wise Adaptation Strategy assesses impacts to the Strategic Growth Areas and our City as a
whole, as well as identifying strategy elements that will improve the City’s resilience to the flood
conditions of both today and tomorrow.

Thalia Creek Greenway in Pembroke SGA

DISTINCT QUALITIES
While they share many common goals, our Strategic Growth Areas also possess some distinct
qualities. First, these areas vary in their ability to absorb the amount and type of new growth and
redevelopment. For example, the Centerville, Newtown, Pembroke, and Rosemont SGAs are located
along I-64, I-264, and Virginia Beach Boulevard near key highway interchanges and are unencumbered
by AICUZ high noise or accident potential zones. These areas are most suitable for a blend of new
residential and complementary non-residential uses in the form of attractive, more intense mixed-use
centers.
Other Strategic Growth Areas may not be suitable for new residential growth but can expand upon
their unique qualities, such as a regional shopping destination in the Hilltop SGA and coveted
waterfront properties in the Lynnhaven SGA. The Burton Station SGA is strategically located to take
advantage of regional truck, rail, air and maritime shipping services. The Resort Area is a key part of
our travel and tourism industry that attracted 5.9 million overnight visitors, who spent $1.3 billion
citywide in 2013. As this SGA continues to grow as a vacation and convention destination, introducing
new residential and year-round uses that include practical shared structural parking strategies in
compatible locations will further support this vital economic engine for our city.
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IMPLEMENTING THE SGA PLANS
Having now adopted master plans for our
eight Strategic Growth Areas (SGAs), we are
positioned to realize the real return on
investment put into such planning for our
future to truly be “A Community for a
Lifetime.” Each SGA Plan includes an
implementation section that prioritizes public
and private projects needed to reach the longterm vision. The public and private sectors
must work together to implement these plans.
SGA DEVELOPMENT INCENTIVES

Groundbreaking ceremony in Pembroke SGA

Identifying capital projects that will catalyze and support private development is essential to plan
implementation. Each SGA Plan identifies key infrastructure initiatives to be considered and
prioritized in the annual Capital Improvement Project (CIP) planning and budgeting process.
In addition to capital infrastructure projects, project-specific incentives are available to encourage
development consistent with the City’s adopted SGA Plans. On January 14, 2014, City Council
approved a resolution updating a policy adopted in 2001, “Guidelines for Evaluation of Investment
Partnerships for Economic Development.” The updated policy focuses on partnerships that are
consistent with plans for the City’s Strategic Growth Areas (SGAs) and Special Economic Growth Areas
(SEGAs). Qualifying projects must be financially feasible for the City and the private partner.
Investment partnership incentives may take a variety of forms depending on the nature of the project.
Most projects will have many, but not necessarily all, of the characteristics identified in the adopted
resolution, but are nevertheless desirable projects. For assistance with developing in the SGAs or
information regarding the Investment Partnership Incentives Policy, visit
www.vbgov.com/government/departments/sga/Pages/default.aspx.
All customers with private development proposals are strongly recommended to contact the
Department of Planning & Community Development prior to entering the design process. Staff is
available to interpret the SGA Plan as it applies to the subject property, listen to the customer’s goals
for the property, and collaborate to find mutually agreeable development plans for both parties. Predesign topics may include proposed land use, site design, building design, supporting infrastructure
needs, how the proposal complements the SGA Plan, and any other questions or concerns about the
project.
INTERIM USE POLICY
In order to achieve the long range vision identified in each SGA Plan, discretionary land use decisions
affecting property in the Strategic Growth Areas should be based upon the guiding principles noted
above. Following are area-specific planning recommendations, and applicable design principles that
relate to development or redevelopment proposals in these areas. Recognizing that the transformation
of the SGAs will be gradual, and that land development is market driven, our objective is to achieve
quality urban site design and building form with flexible building types that will enable a transition to
recommended uses over time. Uses deemed inconsistent with the long-range vision in the adopted plans,
but acceptable as interim uses given current market forces and land uses in the area, should be granted
for a limited period of time. These time periods may be extended on an annual basis if the Zoning
Administrator and Director of Planning & Community Development find that the current development
trend is not indicative of imminent redevelopment consistent with the adopted SGA plans.
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UPDATING THE PLANS
Just as the Comprehensive Plan is
reviewed in five-year cycles as
required by the Code of Virginia,
our SGA Plans will require periodic
updates to adjust to changing
circumstances, community goals,
and market trends. These are living
documents that adjust as
redevelopment evolves. All plan
revisions will be the product of the
same open, collaborative process
used to prepare all of our City’s
long-range plans.
Citizens help plan the SGAs

SGA PLANNING RECOMMENDATIONS
Master plans for each of the City’s eight SGAs were prepared through extensive planning, research,
analysis, and community engagement and have been adopted by reference as part of this
Comprehensive Plan by the following amendment dates:
•
•
•
•
•
•
•
•

Resort SGA (December 2, 2008),(Update June 2, 2020)
Burton Station SGA (January 27, 2009), (Update November 20, 2018)
Pembroke SGA (November 10, 2009)
Newtown SGA (July 6, 2010)
Rosemont SGA (September 13, 2011)
Lynnhaven SGA (April 24, 2012)
Hilltop SGA (August 28, 2012)
Centerville SGA (March 26, 2013)

The boundaries of each SGA and the general area-specific recommendations from the SGA Master
Plans are presented on the following pages. The detailed SGA Master Plans can be viewed at
www.vbgov.com/government/departments/sga/Pages/default.aspx.
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BURTON STATION STRATEGIC GROWTH AREA

DESCRIPTION
The Burton Station Strategic Growth Area (SGA) is predominantly industrial, but also has significant
tracts of land devoted to residential and commercial uses with a considerable amount of undeveloped
land that lacks a good network of internal streets. The SGA is located at the convergence of major
highway, rail, and airport facilities, and benefits from nearby deep water ports and a major military
installation.
The Burton Station community and the Northampton Boulevard Corridor have begun to realize longneglected capital and private investment that is both improving the quality of life for residents and
creating more attractive corridor aesthetics in both commercial and residential building design and
streetscape landscaping. The original Northampton Boulevard Corridor SGA Implementation Plan was
adopted by the City Council on January 27, 2009. In 2018, City Council adopted a revised Burton
Station Strategic Growth Area Plan that completely replaces the 2009 version and is available in the
online document library at www.vbgov.com/Planning .
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VISION
The ultimate pattern of development envisions a revitalized Burton Station neighborhood that
achieves a land use and design strategy that respects the heritage of Burton Station and is an integral
part of a larger planned mixed use community with residential, commercial, open space and
employment opportunities.

Improved Burton Station Road Concept

SGA DESIGN PRINCIPLES
•
•
•
•
•
•

Respect traditions and context
Optimize and extend connections
Develop sustainable initiatives
Provide a mix of uses
Encourage economic development
Improve the quality of life

PLAN RECOMMENDATIONS
The following summarizes the general recommendations of the Burton Station SGA Master Plan 2018
Update:
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•

Provide infrastructure including roads, utilities, and stormwater facilities needed to support
existing commercial, industrial, and mixed use within this SGA.

PLAN IMPLEMENTATION STRATEGIES

Northampton Boulevard corridor redevelopment concept

Recommended Action Plan
•
•
•
•

Complete current City projects that are underway.
Facilitate development in Burton Station Village.
Fund CIP for Burton Station Road west improvements.
Fund CIP for Tolliver Road west improvements.
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Burton Station "Main Street" retail corridor concept

Programmed and Funded Capital Improvement Projects (CIPs)
•

•
•

•

•
•

7-036000 - Baker Road Culvert & Ditch Improvements. This project will address
roadway/property flooding through design and construction to upgrade existing
pipe/drainage system from Baker Road to Diamond Springs Road, north of Northampton
Boulevard, to minimize roadway/property flooding.
9-081000 - Strategic Growth Area Projects, Burton Station Village Phase I. Property acquisition
and drainage improvements.
9-022000 - Burton Station Road Improvements, Phase I. This project will provide basic and
long needed utility services and standard roadway improvements including curb and gutter,
sidewalk, and streetlights necessary to preserve and revitalize the existing residential
community consistent with the phasing and implementation goals of the adopted SGA Plan.
9-091000 - Burton Station Road Improvements, Phase III. The purpose of this project is to
provide a connection between Burton Station Road and Air Rail Drive via an extension of
Tolliver Road to provide infrastructure necessary to promote future development consistent
with the SGA Plan.
3-075000 – Fire/EMS Station Burton Station. This project provides for the design and
construction of a new Fire and EMS station in the Burton Station area to serve residents and
businesses in the area.
For detailed Burton Station SGA Master Plan recommendations and information visit the online
document library at www.vbgov.com/Planning.
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Burton Station SGA Master Plan - Conceptual Plan
Burton Station Master Plan
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CENTERVILLE STRATEGIC GROWTH AREA

DESCRIPTION
The Centerville Strategic Growth Area (SGA) is unique from other SGAs because it consists of several
large-scale ownership and single-use areas, such as the Christian Broadcasting Network (CBN), Regent
University, the City Landfill, and a private landfill. The relationship between these uses and their
impact on one another, and surrounding residential neighborhoods, deserves special consideration.
Located in the southwestern part of the City, the Centerville SGA is generally bound by Interstate 64,
the City of Chesapeake, Centerville Turnpike, and Kempsville Road. The SGA’s primary asset is its large
expanse of undeveloped land fronting I-64 that offers economic development opportunity for future
corporate office headquarters and expansion area for Regent University.
The Centerville SGA is home to a rapidly growing institution of higher learning - Regent University and has become our city’s first four-year college. The university shared its master plan with city
planners to create the concept of a future university village that enables the university to expand and
address its growing student housing needs while encouraging surrounding residents to take advantage
of university offerings in employment, dining, entertainment, and small shops. This SGA, due to its lack
of environmental constraints, affords an opportunity for significant economic development adjacent to
the Interstate and a home to future Class A office space of a design that continues the architectural
themes found on the campus. While the municipal landfill at the western edge of the SGA will continue
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to operate until it reaches capacity, the SGA plan envisions a new district park once it is closed that is
modeled after the City’s beloved and well-used Mt. Trashmore Park. The Centerville SGA Master Plan
was adopted by the City Council on March 26, 2013 and is available in the online document library at
www.vbgov.com/Planning.
VISION
The vision for the Centerville SGA is to become an education-oriented master-planned community,
which capitalizes on the regional access and visibility provided by I-64, and the existing institutional
anchors of CBN and Regent University. The Plan envisions a mixed-use central village with connected
trails to campus life, diverse neighborhoods, office, retail, and open space.

Concept for Regent University Quad

SGA DESIGN PRINCIPLES
•
•
•
•
•
•
•

Regenerate existing development areas to capitalize on existing public infrastructure
investments.
Build a mixed-use center for Centerville.
Better connect to existing parks and the Regent University campus through expanded trail
networks.
Improve pedestrian and trail facilities to connect neighborhoods to future transit and
neighborhood centers.
Mitigate impacts to the Elizabeth River through stormwater best management practices.
Continue to diversify housing choice, including workforce housing.
Improve the jobs/housing balance to increase capture rate and decrease traffic congestion.
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•
•
•
•

Identify immediate and interim actions for the landfills to effectively mitigate against adverse
impacts.
Pursue a joint planning strategy with the City of Chesapeake.
Build a transportation infrastructure network that provides for safety, equity, choice, and
economy.
Create an education-oriented, master-planned community as a unique identity for the
Centerville SGA.

PLAN RECOMMENDATIONS
The following summarizes the general recommendations of the Centerville SGA Master Plan:
•
•
•
•
•
•
•
•
•
•
•
•
•

Establish a multi-modal circulation structure to connect Regent University within itself and to
surrounding neighborhoods and the regional transportation network.
Preserve the existing character of the campus by placing buildings around quad spaces.
Create new parks and open space systems to serve the University’s students and faculty.
Build a diversity of housing types to create a vibrant, authentic, and inclusive place.
Mix residential with retail uses.
Integrate a variety of natural and designed open space types.
Buildings should front the streets with parking primarily located behind in shared facilities.
Provide a 50-100 ft. buffer between development and I-64.
Connect the Regent campus and residential areas through a street and trail network.
Incorporate three to five-story suburban office development in the corporate office area.
Develop shared sports facilities with the university.
Take advantage of the proximity to highway location through improved street frontage.
Continue the residential character of the surrounding area with the Brandon neighborhood
expansion.

PLAN IMPLEMENTATION STRATEGIES
The Centerville SGA Plan builds on the momentum generated by the impending road expansion
investments to stitch together a cohesive University district that initiates private development and
redevelopment of individual parcels using the general street framework suggested by the Master Plan.
Recommended Action Plan
•
•
•
•
•

Update zoning regulations based on the SGA plan recommendations.
Implement Centerville’s portion of the City-wide trail system as roads and streets are rebuilt.
Develop a comprehensive stormwater management strategy.
Provide development standards for frontage landscape, parking lot design, street furnishings,
exterior signage, storefronts, and lighting.
Implement the following key infrastructure improvements:
o New Kempsville Road and Indian River Road intersection
o Expansion of Centerville Turnpike and Indian River Road intersection
o Widening of Centerville Turnpike from Indian River Road to Kempsville Road
o Completion of Lynnhaven Parkway
o Widening of Centerville Turnpike from Kempsville Road to City line
o Realign entry into landfills and stabilize the slopes of Cell 1
o Extension of the River Birch Run to connect to Centerville Turnpike
o Completion of green network to Indian River Park along River Birch Run extension
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o
o
o
o

Neighborhood park at back of Woods Corner Shopping Center
Landfill/waste management facility buffers and stormwater management south and
west of Centerville Turnpike
Regional stormwater management system
I-64 Interchange

Proposed “University Village” main street concept

Programmed and Funded Capital Improvement Projects (CIPs)
•

•

•

2-409000 - Centerville Turnpike – Phase II. This project addresses congestion in the
Centerville area. This project is for the construction of a four-lane divided highway within a
130 foot right-of-way from Indian River Road to Kempsville Road, a distance of 1.85 miles.
This project will provide improvements at the Indian River Road intersection, including triple
left turn lanes onto Indian River Road from Centerville Turnpike. This project will include a
four lane divided highway, sidewalk, on-street bicycle facilities, and landscaping.
2-093000 – Buses for Virginia Beach Transit Extension. This project funds 12 transit buses to
support enhanced public transportation throughout the City in addition to feeding “The Tide”
light rail system. With the extension of The Tide, there is a new bus route which will serve the
Centerville SGA as it would extend north/south between the new Witchduck Light Rail Station
to Greenbrier Mall area by way of Witchduck Road and Kempsville Road.
3-047000 – Landfill #2 Phase 1 Capping – The Phase 1 landfill cell is near capacity. Capping of
completed landfill cells is required as part of the Virginia Solid Waste Permit #398.

For detailed Centerville SGA Master Plan recommendations and information visit the online document
library at www.vbgov.com/Planning .
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Centerville SGA Master Plan - Conceptual Plan
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NEWTOWN STRATEGIC GROWTH AREA

DESCRIPTION
The Newtown Strategic Growth Area is a western gateway to the City of Virginia Beach and is bisected
by I-264. The future pattern of growth for Newtown and Pembroke are deemed to complement one
another. Much of the area is developed with low to mid-rise structures representing a mix of office and
light industrial uses of varying quality. There are a number of undeveloped and underdeveloped
properties located throughout this SGA. The easternmost transit stop on the Hampton Roads Transit
Light Rail system, that serves Norfolk, is immediately west of this SGA. This transit stop is
conveniently located for much of the Newtown SGA and will enable the redevelopment of the area as a
transit-oriented district.
The Newtown SGA sits at the eastern terminus of the first segment of the region’s light rail transit
system, The Tide, with service only in Norfolk at present. In a landmark decision in 2015, City Council
voted to continue developing plans to extend The Tide to Town Center through the Newtown SGA.
Newtown’s proximity to Town Center has the potential to echo the Town Center’s vibrancy but at an
appropriate scale and density adjacent to established residential neighborhoods. Historic Kempsville
sits to the south of Newtown and is transforming into a mixed-use Suburban Focus Area that seeks to
have a character reminiscent of Colonial Williamsburg, offering small shops and new housing choices.
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Intensive road and public space improvements have saddled its main intersection at Witchduck and
Princess Anne Roads for a number of years, but private investment has begun as a result of these
public investments. The Newtown SGA Master Plan was adopted by the City Council on July 6, 2010 and
is available in the online document library at www.vbgov.com/Planning .
VISION
The Newtown SGA Plan envisions land uses transitioning over time to reflect increased land values
achieved by improved access and proximity to the light rail station in Norfolk. A new mixed-use
district will emerge with a village center, state of the art business parks, an educational campus, and
new residential neighborhoods integrated with workforce housing.

Proposed Southern Boulevard commercial and mixed-use redevelopment concept

SGA DESIGN PRINCIPLES
•

•

•

•

Mixed-Use and Commercial Buildings – These buildings are focused around Princess Anne
Road and Southern Boulevard, proximate to the transit corridor. These buildings should be
placed close to the street to promote a pedestrian environment and range from two to five
stories in height.
Office and Institutional Campus Buildings – The Newtown SGA’s location and access make it a
premier office and institutional address. The office and institutional buildings that locate here
should set a new standard in environmental quality, both in building technology and the indoor
and outdoor spaces they create. In many cases, these buildings are located along water or other
open space.
Multi-Family Residential Buildings - With the planned improvements to both vehicular and
mass transit options, multi-family housing will be an important component to the spectrum of
housing offered. Apartments and condominiums will largely be three and four stories in
height.
Single-Family Residences – Newtown is proximate to many residential neighborhoods. The
Plan seeks to stitch these neighborhoods together with additional single-family detached and
attached housing.
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•

•

Parking Garages – The increased land values coming from the envisioned transit corridor and
improvements to I-264 will make structured parking a viable and necessary component to
development. These structures should be easy to access but screened architecturally with
façade treatments and buildings, where possible.
Improve pedestrian and trail facilities to connect neighborhoods to future transit and
neighborhood centers.

PLAN RECOMMENDATIONS
The following summarizes the general recommendations of the Newtown SGA Master Plan:
•
•
•
•
•
•
•
•
•
•
•

Reinforce the Newtown site as a “Gateway” into Virginia Beach.
Create interconnected pedestrian and street frameworks.
Build parks and open spaces throughout the site.
Build mixed-use, mixed-income, transit-oriented development.
Strengthen education and training institutions in the district.
Build at a compatible scale next to existing neighborhoods.
Extend a bicycle and trail system through the site.
Position light rail station as a centerpiece in a gateway public space.
Develop a shared parking strategy.
Coordinate transportation improvements including Light Rail, Newtown Road, the
Greenwich/Cleveland Flyover, and I-264 access/widening.
Develop design guidelines for the district.

PLAN IMPLEMENTATION STRATEGIES
The Newtown SGA Master Plan transforms underutilized commercial property into a series of mixeduse development opportunities and public infrastructure improvements. A new street framework and
block structure provides the access and visibility necessary to consider redevelopment at higher
densities. The old commercial properties will be transformed into a new mixed-use center, state of the
art business parks, an educational campus, new light industrial space, and new residential
neighborhoods.
Recommended Action Plan
•
•
•
•
•
•
•
•
•
•
•
•

Revise zoning code to regulate building form and update permitted uses.
Develop design guidelines for the district.
Install district directional signs on expressway and other major roads leading into the planning
area.
Install signs or community logo in strategic entry locations in order to develop a distinct sense
of arrival to the district.
Develop a shared parking strategy.
Prepare an overall drainage master plan.
Create an interconnected pedestrian, trail and street framework.
Build parks and open spaces throughout the SGA.
Improve Newtown Road and Princess Anne Road with sidewalks and lane adjustments.
Redirect Greenwich Road to a new flyover to connect Cleveland Street north of I-264 and culde-sac the remainder of the road at the Lake.
Extend Business Park Drive to create a loop to improve access to the business park.
Establish a new street network to form a new mixed-use center.
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•

Build new residential streets in the old Arrowhead Industrial Park to create new development
blocks.

Conceptual perspective of the Newtown SGA lakefront

Since the adoption of the Newtown SGA Master Plan City Council has taken two actions in support of
light rail which significantly impact the Newtown SGA Master Plan:
•

•

Adopted a resolution favoring the extension of light rail 3.2 miles from the Newtown Road
Station in Norfolk to Virginia Beach Town Center. The extension would include a new station
at Witchduck Road and two stations in the Town Center area – one near Kellam Road and one
at Constitution Drive. This is called the Locally Preferred Alternative.
Adopted a budget that includes plans to extend light rail to Town Center, with plans to double
the city’s bus service, build a walking-biking trail alongside the light rail, and build over 20 new
bus shelters.

Based on these actions, a Transit-Oriented Development (TOD) implementation strategy should be
developed through a public process for an implementation focus on development and redevelopment
areas within one-half mile of the planned light rail stations.
Programmed and Funded Capital Improvement Projects (CIPs)
•
•

9-081000 – Strategic Growth Area Projects – This project will provide planning and design
services, build or replace public infrastructure improvements, and acquire property as needed
in order to support implementation of the eight SGAs.
2-092000 – Virginia Beach Transit Extension Project – This is a design-build project to extend
light rail fixed guideway transit, “The Tide,” from its terminus at the Newtown Station/NorfolkVirginia Beach City line, east to Town Center at Constitution Drive.
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•
•

2-093000 – Buses for Virginia Beach Transit Extension – This project funds 12 transit buses to
support enhanced public transportation throughout the City in addition to feeding “The Tide”
light rail system.
2-108000 – Light Rail Corridor Shared Use Pathway – This project will fund the design,
construction, right-of-way acquisition and site furnishings required to create a shared-use
pathway within and /or along the former Norfolk-Southern right-of-way in conjunction with
the light rail extension project to provide additional modes of transportation.

For detailed Newtown SGA Master Plan recommendations and information visit the online document
library at www.vbgov.com/Planning.
Newtown SGA Master Plan - Conceptual Plan
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PEMBROKE STRATEGIC GROWTH AREA

DESCRIPTION
The Pembroke Strategic Growth Area (SGA) is a 1,200 acre tract of land located in the heart of the City,
generally bound by Thalia Creek to the east, Jeanne and Broad Streets to the north, Clearfield Avenue
to the west and Bonney and Baxter Roads to the south. For the most part, this SGA reflects a classic
suburban pattern of development. It includes some residential and institutional uses but is dominated
by commercial and industrial uses. An exception is Town Center. This vibrant, mixed-use urban
center has established itself as a special destination within Virginia Beach and the larger metropolitan
area. It is a well-designed urban center with a complement of office, retail, residential, educational,
entertainment, cultural, restaurant, open spaces, and other uses. This SGA is served by Interstate 264
and two major arterial roadways, Virginia Beach Boulevard and Independence Boulevard. An unused
rail line passes through extending from the Norfolk city line to the vicinity of the Oceanfront Resort
Area.
Pembroke has become the City’s “Town Center” providing a much desired sense of place central to the
city. In just the past 15 years, an iconic skyline has emerged that offers an exciting new residential,
employment, shopping, and entertainment address. The City’s oldest shopping mall, Pembroke Mall,
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has received a facelift, and the Virginia Beach Boulevard corridor that was formerly dominated by the
automobile now enables pedestrians to travel safely between the two destinations within Town
Center. The arts scene thrives at the Sandler Center, showcasing both celebrity and local talent yearround, and an increasing number of outdoor festivals and events offer free entertainment in every
season. The Pembroke Strategic Growth Area 4 Implementation Plan was adopted by the City Council
on November 10, 2009 and is available in the online document library at www.vbgov.com/Planning.

CBD Bonney Area - Bonney Road development concept

VISION
The vision for the Pembroke SGA 4 is a central urban core with a vertical mix of uses, great streets,
mobility and transit alternatives, gathering places, environmental and neighborhood protection, green
buildings and infrastructure opportunities providing a variety of civic, commercial, artistic and
ethnically diverse areas. The Master Plan describes and provides planning policies for six subareas or
districts with each district having its own unique characteristics. These districts include:
•
•
•
•
•

Central Business District (CBD) Core Area – the main business, cultural, and arts center of the
Pembroke SGA;
CBD Bonney Area – a mixed-use office, commercial, residential, and hospitality area to
complement the adjacent;
CBD Waterfront District – located along Thalia Creek combining the surrounding natural
environment with recreational and cultural amenities;
Central Village District – draws from a plethora of activities, interests, and a variety of housing
options, all woven into an eclectic neighborhood supporting small business and entertainment
venues;
Western Campus District – a park-like academic and recreational setting that showcases a
pedestrian-friendly area; and,
Urban Areas /1-31

City of Virginia Beach Comprehensive Plan – It’s Our Future: A Choice City
November 20, 2018

•

Southern Corporate District – an urban corporate village defined by unique eye catching office
buildings with planned greenways.

This framework concentrates a high density mix of complementary urban uses within a defined central
area, creates a skyline for Virginia Beach and provides for decreasing land use densities from the core.
Each of these Districts is described in detail in the Pembroke SGA Master Plan.
SGA DESIGN PRINCIPLES
•
•
•
•
•
•
•

Efficient Use of Land Resources
Full Use of Urban Services
Compatible Mix of Uses
Improve pedestrian and trail facilities to connect neighborhoods to future transit and
neighborhood centers
Transportation Opportunities
Detailed Human Scale Design
Environmental Stewardship

Thalia Creek waterfront area promenade concept

PLAN RECOMMENDATIONS
The following summarizes the general recommendations of the Pembroke SGA Master Plan:
•
•
•
•
•

Implement transit-oriented development around planned transit stations
Establish policies for developing affordable housing/workforce housing
Tailor a Form-Based Code for each district
Establish a Cultural Arts District in the Core Area
Expand the Pembroke SGA to include Mount Trashmore Park and the South Independence
Commercial corridor
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•
•

Design and build the entire length of Cleveland Street to Greenwich Road as a ‘Complete Street’
to be an attractive and efficient thoroughfare serving many modes of travel
Develop a public facilities strategy for City-owned lands, considering recreation, library,
museum, theatres, education, smaller spaces for visual and performing artists, and other uses

PLAN IMPLEMENTATION STRATEGIES
The Pembroke SGA is located at the major intersection of the primary transportation corridors at a
central position of the City’s developed area, which presents a unique opportunity for the creation of a
world class regional downtown. As the City moves forward and the Pembroke SGA’s 1,200 acres
continue to redevelop, future planning efforts will need to consider the proposed urban systems on a
site-specific level to ensure that the larger goals of the plan will produce a modern metropolitan
center.

Western District urban open space concept

Urban Areas /1-33

City of Virginia Beach Comprehensive Plan – It’s Our Future: A Choice City
November 20, 2018

Recommended Action Plan
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Implement EMS, fire, and police urban policies and strategies
Install district directional signs on Expressway and other major roads leading into the planning
areas. Install signs or community logo in strategic entry locations in order to develop a distinct
sense of arrival to the district.
Develop a utility framework and urban policies for development of the utilities
Develop a parking strategy/structured parking
Develop a public facilities strategy within City owned lands, recreation, and libraries
Develop an open space/park policy
Develop an urban plan with Virginia Beach Public Schools for Princess Anne High School
Build an additional crossing of the I-264 east of the Independence Boulevard interchange at
Sentara Way
Improve Cleveland Street
Extend Market Street
Implement the Thalia Creek open space plan – bike paths, walking paths and parks
Develop designs for Cleveland Street improvements and a connection to Greenwich Road
Start land acquisitions for City properties to be used as parks and open space
Pursue the creation of Lynnhaven Landing in coordination with the Lynnhaven Ecosystem
Project
Develop a “Brand Name” for the SGA District

Since the adoption of the Pembroke SGA 4 Master Plan City Council has taken actions in support of light
rail which significantly impact the Pembroke SGA Master Plan:
•

•
•

Adopted a resolution favoring the extension of light rail 3.2 miles from the Newtown Road
Station in Norfolk to Virginia Beach Town Center. The extension would include a new station
at Witchduck Road and two stations in the Town Center area – one near Kellam Road and one
at Constitution Drive. This is called the Locally Preferred Alternative.
Adopted the below-listed CIP projects, including the light rail corridor shared-use pathway to
provide opportunities for enhanced multi-modal mobility throughout the east-west corridors
of the Newtown and Pembroke SGAs as well as nearby established neighborhoods.
Adopted a budget that includes plans to extend light rail to Town Center, with plans to double
the city’s bus service, build a walking-biking trail alongside the light rail, and build over 20 new
bus shelters.

Based on these actions, a Transit-Oriented Development (TOD) implementation strategy should be
developed through a public process for an implementation focus on development and redevelopment
areas within one-half mile of the planned light rail stations.
Programmed and Funded Capital Improvement Projects (CIPs)
•
•

1-107000 - Princess Anne High School Replacement. Originally built in 1954, the high school
can no longer adequately house the required instructional programs, and the facility needs
replacement.
2-025000 – Witchduck Road - Phase II. This project will provide a six-lane divided roadway on
a 143-foot to 165-foot variable width right-of-way from I-264 to Virginia Beach Boulevard. The
project will include improvements and modifications to Pennsylvania Avenue, Mac Street,
Southern Boulevard, Cleveland Street, and Admiral Wright Road at Den Lane. Aesthetic
improvements include 16-foot benches comprised of 8-foot wide concrete sidewalks and 8foot wide brick pavers
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•
•

•

•
•

•

•

•
•
•

•

2—092000 – Virginia Beach Transit Extension Project. This is a design-build project to extend
light rail fixed guideway transit, “The Tide”, from its terminus at the Newtown Station/NorfolkVirginia Beach City line, east to Town Center at Constitution Drive.
2-093000 – Buses for Virginia Beach Transit Extension. This project funds 12 transit buses to
support enhanced public transportation throughout the City in addition to feeding “The Tide”
light rail system. The Constitution Drive Light Rail Station will serve as a major transfer point
for both bus transit, park and ride for motor vehicles and on-demand shared transportation
(i.e. taxis, Uber, etc.) and pedestrians and bicyclists.
2-108000 – Light Rail Corridor Shared Use Pathway. This project will fund the design,
construction, right-of-way acquisition and site furnishings required to create a shared-use
pathway within and /or along the former Norfolk-Southern right-of-way in conjunction with
the light rail extension project to provide additional modes of transportation.
2-401000 – Greenwich Rd Crossover & Cleveland St. Improvements. This project is part of the
overall eastbound VDOT I-264 interstate improvement projects between I-64 and the
Witchduck Rd. interchange. This project will be designed and constructed in three phases.
3-503000 – Housing Resource Center. This project is to construct an approximately 62,000
square foot Housing Resource Center that will provide shelter and services to homeless
persons and those at risk of homelessness. It will include a central intake and assessment
function that will be critical to achieving the goals of the Strategic Plan to End Homelessness.
4-079000 – Thalia Creek Greenway I. This project will fund the design and construction of the
boardwalk and trail facilities outlined in the greenway corridor of the Thalia Creek Greenway
Master Plan. This project is a unique initiative to develop an urban greenway that will provide
access to natural open space and recreational activities in the Town Center area, while also
providing an alternative transportation route.
4-522000 – Thalia Creek Greenway Trail Grant. A master plan for Thalia Creek greenway was
completed in April 2007. Phase 1 of the greenway runs from Independence Boulevard around
Town Center to Virginia Beach Boulevard with another leg running toward I-264. Phase 1 is
divided into four sections 1A, 1B, 1C, and 1D. This project was selected by VDOT to receive
Transportation Enhancements Program funds, June 2012. This project is for the construction
of a portion of Phase 1A, approximately 1,200 linear feet of paved trail and raised boardwalk to
connect from Independence Boulevard to the City-owned property at 4560 Bonney Road.
5-028000 – Witchduck Road Phase II Water Improvements. This project provides funds to
improve existing water facilities along Witchduck Road from the Cleveland Street intersection
to Virginia Beach Boulevard.
6-604000 – Witchduck Road Phase II Sewer. This project provides funding to improve existing
sewer facilities along Witchduck Road from the I-264 intersection to Virginia Beach Boulevard.
9-083000 – Town Center Garage and Plaza Capital Maintenance. This project provides funding
necessary for the equipment, capital maintenance, repairs, replacements, improvements, as
well as planning, design, and engineering services for the five Town Center garages and the
fountain plaza.
9-081000 – Strategic Growth Area Projects. This project will provide planning and design
services, build or replace public infrastructure improvements, and acquire property as needed
in order to support implementation of the eights SGAs.
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AGENDA FOR FUTURE ACTION RECOMMENDATIONS: Pembroke SGA 4
•

Prepare a Master Transportation Plan for the Pembroke SGA using a public process that
involves the adjacent neighborhoods.

For detailed Pembroke SGA Master Plan recommendations and information visit the online document
library at www.vbgov.com/Planning.
Pembroke SGA Master Plan - Conceptual Plan
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ROSEMONT STRATEGIC GROWTH AREA

DESCRIPTION
The Rosemont Strategic Growth Area is a 158-acre area located in the center of the city, east of the
Pembroke SGA along the I-264/Virginia Beach Boulevard corridor. It is defined by a heavily used
roadway system that is further complicated by the confluence of a railroad crossing and an
interchange ramp system in proximity to one another. The land use of this area is characterized by
suburban strip commercial and multifamily residential uses along Virginia Beach Boulevard and
generally encompassed by established single family neighborhoods. However, like Newtown,
Rosemont’s future growth patterns are deemed to compliment the Pembroke land use.
The Rosemont SGA, which lies immediately east of Pembroke SGA and the Town Center is planned to
be a transit-oriented residential community for those who desire to live near Town Center but not in it.
Transit extension is necessary for this vision to be fully realized, but commercial property owners
already see that potential and have begun to make improvements to attract new shoppers and
enhance the shopping experience for existing customers. The Rosemont Strategic Growth Area Master
Plan was adopted by the City Council on September 13, 2011 and is available in the online document
library at www.vbgov.com/Planning.
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VISION
The vision for the Rosemont SGA is a mixed-use development with a neighborhood center and
improved pedestrian and trail facilities, with a street and block structure created to accommodate
development and mobility. The Rosemont SGA will be a leading example of sustainable development
practices, integrating high quality well designed workforce housing with guidelines and standards for
land use, streets and open spaces.

Rosemont SGA - Neighborhood Center “Village Green”

SGA DESIGN PRINCIPLES
•
•
•
•
•
•
•

Transition from strip commercial uses to mixed-use, mixed-income development that
emphasizes townhouses and multi-family residential
Create a new neighborhood center for Rosemont
Improve pedestrian and trail facilities to connect neighborhoods to future transit and
neighborhood centers
Create a new street and block structure to accommodate development and improve mobility
Require sustainable development practices
Develop a set of design guidelines and standards for development of proper land use, streets,
open spaces, and stormwater management
Integrate well designed and high quality workforce housing into mixed-use development
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PLAN RECOMMENDATIONS
The following summarizes the general recommendations of the Rosemont SGA Master Plan:
•
•
•
•
•
•
•

Create an implementable series of private and public projects that can be packaged together to
transform, over time, the heart of the city.
Install district directional signs on Expressway and other major roads leading into the panning
area. Install signs or community logo in strategic entry locations in order to develop a distinct
sense of arrival to the district.
Design to a “transit ready” framework that permits adequate scale and density, coupled with
successive phasing of public investment to unlock a corresponding return on investment.
Promote redevelopment through building the Sentara Way fly-over and other new connections
within the SGA, supporting potential development, and improvements along South Plaza Trail.
No industrial uses are recommended for this area.
Introduce the residential neighborhoods south of Virginia Beach Boulevard by realigning
Bonney Road, creating more regular development blocks to allow for higher density
development, organized around parking garages and liner buildings.
Establish criteria to humanize Virginia Beach Boulevard. Along the boulevard will be the new
development of a village core, with surrounding lower-density residential neighborhoods to
support the commercial uses and transit options that are being introduced.

PLAN IMPLEMENTATION STRATEGIES
With improved connectivity and mobility, the Rosemont SGA will transition from an auto-oriented
retail strip to a mixed-use transit-oriented neighborhood center at higher densities. Market potential
created by the introduction of transit and human-scaling of infrastructure suggests the idea of
commercial development to serve the needs of a growing population, and the introduction of multifamily housing within easy walking distance to transit and neighborhood amenities.
Recommended Action Plan
•
•
•
•
•
•
•
•
•
•
•
•
•

Update zoning regulations based on the SGA plan recommendations.
Develop a comprehensive stormwater management strategy.
Develop a comprehensive open space/park policy strategy.
Create a set of design standards for arterial and local streets within the SGA.
Sentara Way Fly Over creates a secondary street and pedestrian network off of Rosemont and
Virginia Beach Boulevard connecting Sentara Way south of I-264 to just west of Butternut
Lane.
South Plaza Trail north-south connection under I-264 will align with the rest of the Trail as it
continues southbound. Discourages non-local traffic.
Bonney Road Realignment is an incremental approach to realign Bonney Road to create full
development sites between Virginia Beach Boulevard and Bonney Road.
Rosemont Road Widening widens Rosemont Road from four to six lanes and incorporates
sidewalks and on-street bike lanes.
Virginia Beach Boulevard vision removes the outer lanes to widen for a planting strip and
provides a dedicated bike lane.
Palace Green Pedestrian Bridge
East-West Trail along the transit corridor
Thalia Station development
Incorporate new connections to expand the existing Bikeways and Trail Network.
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Future Rosemont Transit Station concept

Programmed and Funded Capital Improvement Projects (CIPs)
•
•

2-093000 – Buses for Virginia Beach Transit Extension. This project funds 12 transit buses to
support enhanced public transportation throughout the City in addition to feeding “The Tide”
light rail system.
9-081000 – Strategic Growth Area Projects. This project will provide planning and design
services, build or replace public infrastructure improvements, and acquire property as needed
in order to support implementation of the eight SGAs.

For detailed Rosemont SGA Master Plan recommendations and information visit the online document
library at www.vbgov.com/Planning.
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Rosemont SGA Master Plan - Conceptual Plan
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LYNNHAVEN STRATEGIC GROWTH AREA

DESCRIPTION
The Lynnhaven Strategic Growth Area takes its name and heritage from the Lynnhaven River system
that is a major presence throughout. It is generally bound by the Rosemont Strategic Growth Area to
the west, the Hilltop Strategic Growth Area to the east, and NAS Oceana to the southeast. The entire
area is heavily impacted by AICUZ restrictions associated with flight patterns at NAS Oceana, including
noise zones and two accident potential zones. The area is characterized by a good contrast in type,
intensity, and quality of land uses. This gateway to the Great Neck peninsula exhibits an excessive
number of nonconforming signs, overhead utilities, and roadway access points. Much of this is due to
the area being one of the oldest commercial areas in the City, and its retrofit with a modern roadway
system has improved function more than appearance.
This SGA is attractive to businesses seeking easy access to transportation and serving the vast
residential areas surrounding it. It offers an I-264 interchange, including new on-off ramps to London
Bridge Road, three major crossing arterial connections, and a potential future transit stop.
The Lynnhaven SGA has the potential to serve the city as an innovative industrial and service industry
zone, while maintaining existing affordable housing for first-time homebuyers and seniors in the
established neighborhoods of Eureka Park and Pinewood Gardens. Rediscovering the waterways that
meander through the Lynnhaven SGA by orienting our buildings toward them and creating more visual
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and public water access points through an extensive public trail system is an underlying design
principle. The Lynnhaven Strategic Growth Area Master Plan was adopted by the City Council on April
24, 2012 and is available in the online document library at www.vbgov.com/Planning.
VISION
The vision of the Lynnhaven SGA is a series of mixed-use and flexible developments along with
targeted public infrastructure improvements. The under-performing commercial properties will have
the opportunity to transform themselves into higher intensity uses to, in some cases, take advantage of
the potential of transit, and, in other cases, to preserve and provide access to the Lynnhaven River. At
the center of the redevelopment may be a new transit station that can provide park-and-ride,
connection to nearby office uses, and transfer service to Lynnhaven Mall. The Lynnhaven SGA seeks to
capitalize on existing adjacent assets such as the Lynnhaven River/London Bridge Creek system and
healthy neighborhoods.

Rail-Trail concept overlooking London Bridge Creek - Lynnhaven SGA

SGA DESIGN PRINCIPLES
•
•
•
•
•
•
•
•
•

Enable a clear and easy-to-access open space and recreation network
Capitalize on the value of the water and marshlands
Meet the Chesapeake Bay Act mandates to protect and restore the Lynnhaven River and its
tributaries
Locate compatible uses that are consistent with the APZ-1/Clear Zone Master Plan, APZ Zones,
and AICUZ restrictions
Strengthen existing neighborhoods through providing community services and convenient
retail
Improve multi-modal connections from the adjacent neighborhoods
Connect future transit to employment, recreational destination, and park-and-ride
Enable flexible development sites and building types to respond to ever-changing market
needs and development programs
Coordinate transportation planning and development
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•

Build on the existing good balance between homes, jobs, and services

PLAN RECOMMENDATIONS
The following summarizes the general recommendations of the Lynnhaven SGA Master Plan, which
calls for six new distinct areas, each with its own quality and character of development:
•

•

•

•

•

•

Non-Residential Mixed-Use Development Area located between Virginia Beach Boulevard and
interstate 264. This area is a prime location for a range of non-residential uses. New
development blocks created to accommodate new office development in an urban, pedestrian
friendly neighborhood center with supporting retail. This district is well positioned as a
transit-ready development.
Innovation Zone Development Area provides opportunities for small start-up businesses and
technology innovation in two areas in this SGA. The first zone along Dean Drive is a small
complex of buildings that can accommodate a flexible range of working spaces and can house a
variety of existing uses, to provide development opportunities for small start-up businesses
and technology innovation.
Riverfront Development Area showcases the Lynnhaven River/London Bridge Creek system as
a major natural amenity that can create addresses for office space with spectacular views and
allow commercial uses to capitalize on outdoor space. Turning development sites towards the
river and the open space allows existing sites to better capitalize on the amenity, create new
development opportunities, and organize the way redevelopment evolves.
Residential Development Area utilizes small pockets of existing residential zoning that
emerged as potential redevelopment sites with equal or lesser residential density than what
currently exists on site. This new residential development may be lined with a mix of town
houses and smaller multi-family buildings at a scale appropriate to adjacent residential.
Lifestyle Center Development Area orients buildings to face along a secondary road network
and central green space to better provide for a safe, accessible retail address. The central
green space is the ideal place for passive recreation, outdoor café seating, and for visitors to
congregate while shopping.
Highway-Oriented Retail Development Area orients small retail buildings or office buildings
with parking in the rear of lots along Virginia Beach Boulevard to provide a desirable scaled
street frontage, while remaining easily accessible and visible to traffic along the boulevard.

Transit-oriented non-residential, mixed use district concept for Lynnhaven SGA
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PLAN IMPLEMENTATION STRATEGIES
The Lynnhaven SGA Plan recognizes that, with public improvements in transit, local street networks,
and open space, private property owners have an increased range of opportunities for development
and utilization of their land to create new mixed-use districts.
Recommended Action Plan
•
•
•
•
•

•

Update zoning regulations based on the SGA plan recommendations.
Develop a comprehensive stormwater management strategy.
Develop a comprehensive open space/park policy strategy.
Develop an implementation strategy for access improvements and open space restoration
along the Lynnhaven River and its tributaries.
Implement the following key infrastructure improvements: Lynnhaven Parkway/I-264
Interchange Improvements; Norfolk Southern Trail; Potter’s Road Bridge Restoration; Wesley
Drive; Redevelopment; Transit Station and Park & Ride Lot; Virginia Beach Boulevard
Improvements; North Lynnhaven Road Improvements; Southern Boulevard Improvements;
London Bridge Improvements; Great Neck Road Improvements; Potters Road Improvements;
Dean Drive Improvements; Lynnhaven Parkway Twin Bridges; and Virginia Beach Boulevard
Bridge.
Prepare a corridor plan for Virginia Beach Boulevard from Newtown Road to First Colonial
Road

Programmed and Funded Capital Improvement Projects (CIPs)
•
•

2-093000 – Buses for Virginia Beach Transit Extension – This project funds 12 transit buses to
support enhanced public transportation throughout the City in addition to feeding “The Tide”
light rail system.
9-081000 – Strategic Growth Area Projects – This project will provide planning and design
services, build or replace public infrastructure improvements, and acquire property as needed
in order to support implementation of the eight SGAs.

For detailed Lynnhaven SGA Master Plan recommendations and information visit the online document
library at www.vbgov.com/Planning.
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Lynnhaven SGA Master Plan - Conceptual Plan
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HILLTOP STRATEGIC GROWTH AREA

DESCRIPTION
Hilltop Strategic Growth Area (SGA) is home to a wealth of local businesses with a variety of retail,
restaurant, office, health, and recreational uses. The SGA is generally bound by a diverse mix of retail
located north of Laskin Road, the Lynnhaven Strategic Growth Area to the west, and Linkhorn Bay to
the east, and Potters Road to the south.
Although this area is located within a high noise zone, it is a good candidate for redevelopment and
reinvestment because of its existing commercial strength and its proximity to the Oceanfront Resort
Area, NAS Oceana, and I-264 interchange. The area south of I-264 is subject to greater AICUZ
restrictions due to the presence of accident potential zones and the clear zone.
The long-range vision for Hilltop SGA, which is already a regional retail destination featuring homegrown restaurants, a plethora of grocery stores, and a variety of shops, builds on the area’s strengths,
yet introduces more greenspace. Doing so through redevelopment opportunities can address
stormwater management needs and, in turn, create a healthier environment and shopping/dining
experience that welcomes more people out of their cars and outdoors as they move from place to place
within the SGA. Industrial and commercial uses compatible with being in a military aircraft high noise
Urban Areas /1-47

City of Virginia Beach Comprehensive Plan – It’s Our Future: A Choice City
November 20, 2018

zone have been relocated into this SGA through the City’s YesOceana Program at its southern end. The
historic neighborhood of Oceana Gardens, which has a concentration of early 20th Century Sears Kit
Homes, is evolving with a new residential lot and density pattern that is more compatible with being
located in a military aircraft Accident Potential Zone and high noise zone, while still trying to retain its
character. The Hilltop Strategic Growth Area Master Plan was adopted by the City Council on August
28, 2012 and is available in the online document library at www.vbgov.com/Planning.
VISION
The vision for the Hilltop SGA expands the develop opportunities of many of the local businesses by
transforming land areas devoted to parking and under-utilized commercial property into a mix of
retail and office opportunities. Targeted public infrastructure improvements and enhanced transit
service will help evolve the Hilltop SGA as a convenient, regional retail destination that’s within close
proximity to the beach.

Hilltop Shopping Center infill development concept

SGA DESIGN PRINCIPLES
•
•
•
•
•
•
•
•
•
•

Build a network of streets to improve traffic flow
Provide trails and sidewalks for pedestrians and cyclists
Provide a mix of retail, restaurants, and office uses
Build on existing healthcare, food and adjacent recreational assets
Match quality of local businesses with an equally memorable built setting
Provide additional transit connections to Hilltop
Comply with AICUZ land use zoning requirements
Reduce land areas devoted to parking and replace with more productive uses
Revisit and update old plans for roads and infrastructure
Incorporate an Urban Tree Canopy Program

PLAN RECOMMENDATIONS
The Hilltop SGA Master Plan represents a unique opportunity to enhance an established retail market
area with a distinct identity within the City. With improved streets will be sidewalks, crosswalks,
landscaping and lighting that will transform Hilltop into a walkable district. Over time, existing retail
buildings will be replaced with new retail buildings built facing the new streets. The suburban pattern
of highways lined with parking lots and strip centers will gradually give way to a new pedestrian
Urban Areas /1-48

City of Virginia Beach Comprehensive Plan – It’s Our Future: A Choice City
November 20, 2018

friendly mixed-use district. The following summarizes the key recommendations of the Hilltop SGA
Master Plan:
•
•
•
•
•

Incorporate an Urban Tree Canopy Program within the Hilltop SGA to create a pedestrian
environment and aid stormwater management.
Define a clear hierarchy of streets to establish a structure of development blocks and reconnect
places. Major street improvements should support urban, walkable environments that are
positioned to service growth.
Build upon the existing natural resources to expand access to public open space through an
interconnected system of parks and trails.
Evaluate repositioning the proposed transit station to the core of the Hilltop SGA with street
and trail improvements to promote transit-oriented economic development.
Encourage redevelopment of obsolete commercial structures with new buildings placed
according to new urban planning standards for the district.

PLAN IMPLEMENTATION STRATEGIES
The Hilltop SGA Master Plan transitions under-utilized commercial property into a transit-ready retail
and office mixed-use urban environment by building a network of streets to improve traffic flow, trails
and sidewalks for pedestrians and cyclists, and matching the quality of local business with an equally
memorable setting.
Recommended Action Plan
•
•
•
•
•
•
•

•
•

Update zoning regulations based on the SGA Plan recommendations.
Consider tools for redevelopment such as those identified in the “Guidelines for Evaluation of
Investment Partnerships for Economic Development” Policy. For information about this policy
visit www.vbgov.com/government/departments/sga/Pages/default.aspx.
Develop a comprehensive stormwater management strategy.
Update the Sanitary Sewer Master Plan based on projected future densities to adequately serve
the redeveloped Hilltop SGA.
Develop a district parking strategy for Hilltop and introduce structured parking through
public/private ventures in order to increase open space and tree canopy throughout SGA.
Build upon existing natural resources by creating a new parks and open space network
Implement the following key infrastructure improvements to establish a structure of
development blocks and reconnect places: Laskin Road Redesign and Implementation to
eliminate frontage roads and improve traffic flow and safety; First Colonial Road – six through
lanes with consolidated turn lane and median with on street bike lanes; Virginia Beach
Boulevard - redesign to an urban pedestrian friendly environment; Republic Road –
incorporate pedestrian accommodations and on-street parking; Nevan Road – four through
lanes with on-street bike lanes and improved pedestrian accommodations; and Donna Drive –
two through lanes with on-street bike lanes and improved pedestrian accommodations.
Introduce a transit station and transit park in Hilltop as part of a new citywide transit system
and open space network.
District streetscaping improvements to include landscaping, trees, lighting, trails, sidewalks,
crosswalks, and way finding signage
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Improved Laskin Road - First Colonial Road intersection with transit station concept

Programmed and Funded Capital Improvement Projects (CIPS)
•
•

2-093000 – Buses for Virginia Beach Transit Extension – This project funds 12 transit buses to
support enhanced public transportation throughout the City in addition to feeding “The Tide”
light rail system.
9-081000 – Strategic Growth Area Projects – This project will provide planning and design
services, build or replace public infrastructure improvements, and acquire property as needed
in order to support implementation of the eight SGAs.

For detailed Hilltop SGA Master Plan recommendations and information visit the online document
library at www.vbgov.com/Planning.
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Hilltop SGA Master Plan - Conceptual Plan
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RESORT STRATEGIC GROWTH AREA

DESCRIPTION
The Resort area is generally bound by 42nd Street, the Atlantic Ocean, Rudee Inlet, General Booth
Boulevard to the Virginia Aquarium and Owl’s Creek Area, and Birdneck Road. Revitalization efforts
have transformed the Resort area into a major activity center, with strengthened neighborhoods, and
increased economic growth.
The Resort Area SGA has received much capital investment in streetscape and utilities improvements,
including Rudee Walk, Pacific Avenue, and a new public parking structure on 25th St. An innovative,
flexible Form-Based Code is enabling new private development that provides a variety of housing
types and a greater range of year-round retail and entertainment for both residents and visitors alike.
An arts community has emerged in the Resort’s Central Beach District, called the Vibe Creative District
and, as a result, more opportunities and choices are enabled in creative expression. The Resort Area
Strategic Action Plan 2030 was adopted by the City Council on June 2, 2020 and is available in the
online document library at www.vbgov.com/Planning.
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VISION
With a vision supported by the community, the Virginia Beach Resort Area Strategic Action Plan
(RASAP) 2030 identifies the potential for four distinct, yet complementary, districts/corridors at
Laskin Gateway, Central Beach, Marina, and Oceanfront (Atlantic and Pacific Avenues). The plan is a
vision for enhancing the area by extending the energy at the beach into these areas. This plan
develops synergies between the cultural and commercial life, the recreational and natural life, and an
overall focus on drawing residents and visitors into the area.
2030 VISION
•
•
•
•
•
•
•

Create a unique sense of arrival
Provide safe and comfortable places for residents and visitors
Retain the feel of an oceanside resort with a sense of community
Preserve the feeling of Virginia Beach identity, culture, and history through art and design
Provide a simultaneous sense of calm and renewed energy for residents and visitors
Address sea level rise and coastal resilience
Rehabilitate and preserve historic structures and properties

Future 17th Street Corridor Concept
PLAN RECOMMENDATIONS
The Resort Area Strategic Plan 2030 boundary includes multiple sub-districts. Each of these districts
has its own distinct character which, through additional placemaking efforts, will be a key to a diverse
resort area that has something for everyone to enjoy year-round.
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•

Central Beach encompasses the 21st Street Gateway, the ViBe Creative District, the Virginia
Museum of Contemporary Art (MOCA) and 19th Street, which is planned to be a key multimodal
corridor.

•

Marina showcases the working waterfront. There is great opportunity for mixed-use
redevelopment that includes hotels, retail, restaurants, business and residential uses that are
compatible with the adjacent Seatack and Shadowlawn neighborhoods. All development
should be connected with a public walk that offers recreational connections to Rudee Inlet and
is integrated with future flood gates and barriers.

•

Laskin Gateway is a key connection point for North End businesses and neighborhoods and the
Hilltop commercial area to the west. Linkhorn Bay is a beautiful tidal backdrop to this
gateway.

•

Oceanfront Corridor includes Atlantic and Pacific avenues. This is the main north-south
connector in the Resort Area and is where the majority of visitors stay and gather. This
corridor welcomes the millions of people to Virginia Beach and must be a beautiful and inviting
place for pedestrians to shop and dine, as well as carry a significant amount of traffic. A
mobility plan and streetscape improvements are needed to accomplish these goals.

PLAN IMPLEMENTATION STRATEGIES
•
•
•
•
•
•
•
•
•
•

Recognize the all elements of the Resort Area are connected and should be connected
Provide the highest quality spaces and experiences for locals and visitor to achieve a “Year
Round Resort”
Create great districts with distinctive character through placemaking
Comprehensively address mobility
Promote environmental stewardship
Develop passive green/open spaces that connect inland neighborhoods to the oceanfront
Improve existing connector parks by adding new amenities such as event and performance
spaces, bathrooms and day-use showers
Establish a committee to oversee the design of proposed gateways
Preserve historic properties and the history of the Resort area through adaptive reuse projects
New residential should be located west of Atlantic Avenue

Recommended Action Plan
•
•
•
•
•
•
•

Adopt the best practices of a Central Management Entity
Develop a comprehensive Mobility Plan
Design and implement Streetscape Improvements
Enhance and develop connected Green/Open Spaces
Design and construct a Gateway at 21st Street that provides a sense of welcome and arrival
Support Impact Projects that benefit the Resort Area and the City of Virginia Beach
Support Residential and Mixed-use Developments in the Resort Area
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Programmed and Funded Capital Improvement Projects (CIP’s)
•

•
•
•

•

•
•
•
•

2-138000 – Atlantic Avenue reconfiguration. This project will reconfigure Atlantic Avenue
from 40th Street to Pacific Avenue, removing the Atlantic Avenue/Pacific Avenue intersection
and providing a cul-de-sac of Atlantic Avenue at the Cavalier property. The project includes
new left turn lanes and two new traffic signals.
2-154000 – General Booth Boulevard/Camp Pendleton Intersection Improvements.
2-156000 – Laskin Road Phase 1-B (VDOT). This project is for construction of an eight-lane
divided highway, including bike path and sidewalk, from Republic to Winwood Drive, and a sixlane divided highway from Winwood Drive to South Oriole Road.
2-165000 – Laskin Road Phase II. This project is for construction of a six-lane divided highway
with a bikeway from the eastern terminus of Laskin Road Phase I (Oriole Drive) to the 30th/31st
Street split. A transportation corridor analysis is included along with undergrounding of
utilities.
3-028000 – Aquarium Marsh Pavilion Enhancements. This project will enhance the Aquarium
Marsh Pavilion and include the creation of exhibit play area for children, renovation of the
existing exhibit areas, modifications to the trail to the outdoor theatre, a more welcoming
entrance, landscape enhancements, visitor amenities such as the small café, and refurbishment
of the Pavilion’s gif store, support areas and theatre.
3-074000 – Aquarium Marsh Pavilion Phase II (Veterinary Care Center). This project will
support the existing Virginia Aquarium by adding an entirely new building, a Vet Clinic, to the
side of the existing Marsh Pavilion.
3-161000 – Aquarium Seal Exhibit. This project funds the studies related to architectural and
engineering needs of the Virginia Aquarium’s seal exhibit and improvements to the front
entrance.
3-162000 – Veterans Memorial Sustainment. This project will provide funding necessary to
address identified and discussed maintenance issues and deficiencies.
3-171000 – Virginia Aquarium Enhancement Study. This project funds the study related to the
architectural and engineering needs of the Virginia Aquarium Imax theatre.
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•
•
•
•
•
•
•
•
•
•
•

•

•

•
•
•
•
•

3-518000 – Convention Center Capital Maintenance. This project provides funding for capital
replacements of vital infrastructure for the Virginia Beach Convention Center.
3-519000 – Chesapeake Bay Aquarium Renovation. This project is to refurbish, repair, and/or
replace the aquarium systems that make up the Chesapeake Bay aquarium.
3-610000 – Police Oceanfront cameras. The Virginia Beach Police Department is seeking to
replace and expand the security camera system at the oceanfront and increase the number of
cameras and video management capabilities provided.
4-041000 – Owl Creek Municipal Tennis Center Repairs and Renovations. This project funds
capital equipment replacements for the Owl Creek Tennis Center and infrastructure repairs
and replacements as required.
5-101000 – ViBe District Water Improvements. This project provides funding for the
replacement of aging water lines within the ViBe District on 17th, 18th, and 19th Streets between
Cypress Avenue and Pacific Avenue.
5-207000 – Laskin Road Water Improvements Phase I- This project provides funding to
improve the existing water distribution facilities on Laskin Road from Republic Road to Oriole
Drive, and along portions of First Colonial Road.
5-708000 – Resort Area Neighborhood Revitalization. This project provides funding for the
design and construction of water mains within the oceanfront resort neighborhoods of Old
Beach, Lakewood, and Shadowlawn.
6-019000 – Resort Area Neighborhood Revitalization. This project provides funding for the
design and construction of gravity sewer within the oceanfront resort area neighborhoods of
Old Beach, Lakewood, and Shadowlawn.
6-075000 – Laskin Road Sewer Improvements Phase I (VDOT). This project provides funding
to improve existing sewer facilities on Laskin Road, from Republic Road to Oriole Drive, and
along portions of First Colonial Road.
6-101000 – ViBe District Sewer Improvements. This project provides funding for the
replacement of aging sewer lines within the ViBe District on 17th, 18th and 19th Streets between
Cypress Avenue and Pacific Avenue.
7-005000 – North Lake Holly Watershed – This project will provide for the study, design, and
construction of an adequate drainage system to serve the Beach Borough neighborhoods which
generally lie with the area bounded by Virginia Beach Boulevard, Parks Avenue, Norfolk
Avenue, and Pacific Avenue.
7-016000 – South Lake Holly Watershed – This project will provide for the study, design, and
construction on an adequate drainage system to serve the Beach Borough neighborhoods,
which generally lie with the area bounded by Norfolk Avenue, Rudee Avenue, Pacific Avenue,
and Rudee Inlet.
7-041000 – Central Resort District Drainage Improvements. This project will provide for the
study design, and construction of storm drain improvements to address drainage in adequacies
in the Northwest Dome Sub watershed, the Southeast Dome Sub watershed, the Virginia Beach
Convention Center Sub watershed, and the 2nd Precinct Sub watershed.
7-054000 – Lynnhaven River Watershed II. This project is for the implementation of water
quality improvement projects and programs within the Lynnhaven River Watershed.
7-059000 – Lynnhaven River Basin Ecosystem Restoration Project. This project is intended to
restore approximately 38 acres of wetlands, 94 acres of submerged aquatic vegetation, and 31
acres of reef habitat within the Lynnhaven River.
7-064000 – Central Resort District – 24th Street Culvert. This project is for property acquisition
and construction of stormwater and roadway improvements at three existing culverts.
7-072000 – Lynnhaven River Watershed Stormwater Projects. This project will identify and
prioritize smaller stormwater management projects in the Lynnhaven River Watershed.
9-039000 – 17th Street Improvements II. This project provides funding to improve 17th Street
from Cypress Avenue to Birdneck Road and provides a rehabilitated streetscape through the
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•
•

•
•

•

•
•
•

undergrounding of overhead utilities, traffic safety improvements, better bicycle and
pedestrian accommodations, utility and stormwater upgrades, and aesthetic improvements
such as street trees and pedestrian lights.
9-045000 – Central Beach and Convention Districts Parking. This project provides funding for
public parking spaces in the Convention Center District and the Central Beach District between
14th and 23rd Streets and Atlantic Avenue and Birdneck Road.
9-050000 – Dome Site Streetscapes. This project will fund streetscape improvements to
support the development of the former Dome site into a mixed-use, high density development
including space for residence, offices, retail, restaurants, a surf park, an entertainment venue,
and parking.
9-053000 – Dome Site Entertainment Venue. This project will fund the construction of an
entertainment venue as part of the redevelopment of the former Dome site.
9-056000 – Oceanfront Parking Facilities Capital Maintenance/Development II. This project
provides funding necessary for the acquisition, development, equipment, capital maintenance,
repairs, rehabilitation, improvements, design, planning and engineering services for the
Oceanfront, Resort, and Sandbridge parking garages and parking lots.
9-063000 – 17th St. Improvements II. This provides funding to improve 17th Street from
Cypress Avenue to Birdneck Road and provides a rehabilitated streetscape through the
undergrounding of overhead utilities, traffic safety improvements, better bicycle and
pedestrian accommodations, utility and stormwater upgrades, and aesthetic improvements.
9-065000 – Dome Site Parking. This project provides funding for public parking spaces at the
former Dome Site.
9-069000 – 19th Street Corridor Improvements. This project provides ongoing funding to
reinvest in various high impact capital projects at the oceanfront.
9-100000 19th Street Infrastructure Improvements. This project provides for streetscape
improvements including wider sidewalks, street trees, and undergrounding of overhead
utilities; a new street section; and associated stormwater and traffic improvements.

Urban Areas /1-57

City of Virginia Beach Comprehensive Plan – It’s Our Future: A Choice City
November 20, 2018

1.3 - SUBURBAN AREA
INTRODUCTION
Much of the area located north of the Green Line possesses a suburban land use pattern, meaning the
area primarily consists of low- to medium-density residential land use with commercial retail, office,
and service uses interspersed throughout the area. This land use pattern is the result of more than a
century of the development of communities created by subdividing all or portions of the farms that
defined Princess Anne County (now the City of Virginia Beach) since the 17th century. The earliest
subdivisions were established in the late-19th and early-20th centuries, located adjacent to the railroad
line that connected the City of Norfolk to the Town of Virginia Beach. Since the automobile was largely
a novelty during these years, movement outside of the urban core cities of Norfolk and Portsmouth
was either via the railroad or a poorly maintained roadway system using horse and wagon. The
railroad line offered developers the opportunity to establish communities outside the urban core of
Norfolk for those who desired to choose a lifestyle less intense than that of Norfolk. This trend of
creating communities outside the urban core cities occurred not only here, but throughout the United
States, and England as well. Eventually, the area outside the core urban cities was designated as being
‘suburban.’
Vestiges of the early suburban communities in Virginia Beach can be seen in the existing street layout
of Pembroke, south of Virginia Beach Boulevard, which were established as Euclid Place (1910) and
Sunny Brook (1916). Other early suburban communities located on the railroad line still partially exist
as Thalia Village (1893), Rosemont (1902), Lynnhaven (1895), and Oceana Gardens (1906). The same
type of early suburban development occurred along the railroad line between Norfolk and Cape Henry
where suburban subdivisions such as Ocean Park (1916) were established.
The development of the city’s Suburban Area began in earnest during the 1950s after the Second

1910 Subdivision Plan for Euclid Place
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World War. It was this initial phase of suburban development that placed the automobile at the core of
the design of the Suburban Area. Instead of the small rectangular lots of the early part of the 20th
century, lots were of various shapes, larger, and served by a system of local, collector, and arterial
roadways. Development slowly increased during the 1960s, followed by exponential increases during
the 1970s and 1980s, during which Virginia Beach was one of the fastest growing cities in the United
States.

Characteristic Suburban Area Land Use Pattern

Movement through the area and to destinations outside the area is heavily dependent on the
automobile, which in turn is dependent on a network of roadways that has traditionally been designed
to move automobiles from one place to another in the fastest and safest manner. The Master
Transportation Plan (Chapter 2, Section 2.1) describes this transportation system in detail, explains
the issues we face, and provides recommended policies and capital improvements to create a system
that, over time, will reduce our dependence on the automobile.
The need to diversify the means by which we move through the Suburban Area and, thereby, reduce
our dependence on the automobile, combined with a reduction in the number of acres of land available
for new development, has increased the importance of our Strategic Growth Areas, as explained in
Section 1.2 – Urban Areas. Accordingly, portions of the City’s Suburban Area are undergoing a
transformation to an urban land use pattern, guided by the master plans for eight Strategic Growth
Areas as well as the policies and guiding principles for the City’s Urban Areas, as presented in Section
1.2.
The guiding planning principles for the Suburban Area recognize this transformation as part of a
maturing city, offering new types of land use and lifestyle choices. These guiding principles also
emphasize the importance of the ‘edges’ or boundaries where the land use intensity and density of the
Suburban Area transitions to that of the Urban Areas. Equally, the guiding principles for the Suburban
Area recognize the city’s original rural land use pattern and lifestyle by ensuring that development
along the southern edge of the Suburban Area has a lower density and intensity and possesses site and
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building designs that ensure an appropriate change from the Suburban Area to Princess Anne
Commons and the Transition Area, and ultimately, to the Rural Area. The guiding principles presented
below work in concert with this Plan’s guiding principles for the Urban and Rural Areas, as well as
Princess Anne Commons and the Transition Area, to ensure that the diversification in land use and
lifestyle choices is acknowledged, while also ensuring the Suburban Area continues to be an area of
stability, sustainability, and quality.
GUIDING PRINCIPLES FOR THE
SUBURBAN AREA
•

Create and maintain
neighborhood stability and
sustainability – create “Great
Neighborhoods.”

•

Protect and enhance natural
open spaces and places and
buildings of cultural and
historic significance and
integrate into development as
appropriate.

•

Create and maintain a
transportation system that
provides connectivity and
enhances mobility regardless of
transportation mode.

GUIDING PLANNING PRINCIPLES
Three guiding planning principles have been established
to guard against possible threats to the stability of
Suburban Area and to provide a framework for
neighborhoods and places that are increasingly vibrant
and distinctive. This is accomplished by providing
planning guidance that ensures appropriate and
sustainable use of land, the protection of natural and
designed open spaces as well as places and buildings or
cultural and historic significance, and the provisions of
utilities, transportation, and services adequate to meet
existing and future needs.
Create and Maintain Neighborhood Stability and
Sustainability – create “Great Neighborhoods”
“Neighborhoods” may be defined as a cohesive arrangement
of properties, structures, streets, and uses, within an area
most or all of which is residential, that shares distinct
physical, social, and economic characteristics.

Creating and maintaining a stable and sustainable
neighborhood is difficult. We are fortunate, however, that the majority of the neighborhoods in the City of
Virginia Beach are stable, even though much of the city’s housing is aging, some in excess of 50 years of age.
The majority of the city’s neighborhoods also possess a high degree of social connectivity and civic activism,
which are vital for maintaining stability.
Our primary guiding principle for the Suburban Area is to create “Great Neighborhoods,” and to support
those neighborhoods with complementary non-residential uses in such a way that working together the
stability and sustainability of the Suburban Area
is ensured for now and the future.
To achieve this objective, the following are to be
sought in the development of new residential
areas and used in the assessment of their
compatibility with surrounding areas:
Stable suburban neighborhood
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•
•
•
•
•

Careful mix of land uses that contributes to the day-today life of our residents
Site and building design that is visually interesting, encourages greater social interaction, and
provides a memorable character
Compatible infill development
Accommodate multiple modes of transportation (e.g., pedestrians, bicyclists, and drivers)
Promote sustainability and responsive to changes in our environment (e.g., sea level rise)

Well-designed multi-family residential development with amenities

Several of the items above are based on ‘Characteristics of a Great Neighborhood’ as defined by the
American Planning Association, as part of its “Great Places in America” program. Among them is a
predominant emphasis on design of both the neighborhood and the dwellings; therefore, the Special
Area Development Guidelines: Suburban Area found in the Reference Handbook are to be extensively
used to guide and evaluate existing and new development within the Suburban Area. For example,
new residential development on larger parcels should be consistent with the character of any
residential uses in the surrounding area, as well as consistent with the guiding planning principles for
the Suburban Area. Residential density in the Suburban Area should be low to medium where the
surrounding land use patterns and densities are appropriate for such. Higher densities are
appropriate for development in the Urban Areas.
Design plays an important role in the encouragement of social interaction and providing for a quality
day-to-day experience. Equally important, however, are the institutions that support residents, such
as religious uses, community centers, and schools. In particular, schools have always played a
significant role in the lives of Virginia Beach residents through not only the education provided, but
also by acting as centers of community activity.
The quality of the educational experience and the
community focus of our schools have been, and
continue to be, a primary contributor to the desire
of people to live in Virginia Beach, and accordingly,
a driver of the City’s growth. Further discussion of
this aspect of the Suburban Area can be found in
Floyd E. Kellam High School
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the Virginia Beach Public Schools’ Compass to 2020 Strategic Plan, which is available online at
http://www.vbschools.com/compass.
Infill development on small vacant parcels within an existing neighborhood or on parcels being
redeveloped should be compatible to the existing development around it. Designing a structure that is
scaled and proportioned with
surrounding development is typically
more difficult than utilizing a design
that simply fits the site and meets
zoning regulations. The result, however,
is a structure compatible with the
neighborhood with respect to land use
and design and will give the impression
to those who pass by that it has always
been part of the original development.
There is a limited amount of design
guidance for infill development in the
Special Area Development Guidelines:
Suburban Area. Though it is focused on
infill development in the Oceanfront
neighborhood of Shadowlawn, the
Shadowlawn Infill Development
The Residential Pattern Book provides guidance for renovation of
Guidelines, which are part of the
existing houses and construction of infill housing
Reference Handbook, provides insight
into principles of developing small infill
lots. Finally, development on smaller parcels, whether infill or renovation of existing dwellings should
be guided by the Virginia Beach Residential Pattern Book and Resource Manual, which is available
online at http://www.vbgov.com/government/departments/housing-neighborhoodpreservation/homeowners/Pages/vb-pattern-book.aspx. Further discussion of infill development is
found in Chapter 2, Section 2.3 - Housing and Neighborhoods Plan.
Land use compatibility among uses within the Suburban Area is vital to the stability of the city’s
neighborhoods. Equally as vital, however, is the compatibility of land uses within the Suburban Area
with those of the Urban Area, Princess Anne Commons, Transition Area, and Rural Area. At these
transitional ‘edges’ from Suburban Area to Urban Areas and Suburban Area to Transition Area to Rural
Area, it is critical that the Special Area Development Guidelines: Suburban Area be used in concert with
the Special Area Development Guidelines: Urban Areas and the Rural Development Guidelines dependent
on which ‘edge’ is involved. Moreover, additional guidance pertaining to these edges is provided in the
planning documents for each of the Strategic Growth Areas.

Underutilized neighborhood shopping center
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To create and maintain “Great Neighborhoods,” emphasis on the residential component must be
balanced by an emphasis on the commercial component. Each land use is dependent on the other, and
accordingly, the quality and vitality of one affects that of the other. Just as the City’s housing is aging,
many of our neighborhood commercial centers are aging and showing deteriorated through years of
neglect by the owners. We cannot afford to allow such deterioration to continue, as there will be a
corresponding effect on our neighborhoods until
eventually, a cycle of decline of both occurs. Many of
the centers serve as the core of the community. The
demise of neighborhoods is quickened when they are
in the vicinity of abandoned aging centers, while, at
the same time, development of new centers
elsewhere is allowed. It is vital, therefore, that we
encourage the renewal of such centers with regard
to both design and the products and services
provided to the neighborhoods where they are
located. We must be innovative using financial,
zoning, and other tools yet to be determined to
encourage owners to renew these commercial
Example of food truck bringing vitality to vacant
neighborhood shopping center parking lot as part of
centers. For example, allowing dwelling units to be
a farm market
added to such centers will mix land uses in a way
that new customers located in close proximity are
provided to businesses and additional income is provided to the property owner that can be used to
renew the center. Another example is use of underutilized areas of parking lots for markets of various
types (e.g., farm produce; home gardening plants and supplies, etc.).
Of importance to our neighborhoods as well is ensuring that principles of sustainability are
incorporated into our neighborhoods to make sure that future residents of our neighborhoods can
enjoy the same, and potentially even better, quality of life than current residents do. Chapter 2, Section
2.2 - Environmental Stewardship Framework, as well as the City’s A Community Plan for a Sustainable
Future (commonly referred to as The Sustainability Plan) provide policies and strategies to that end.
Protect and Enhance Natural Open Spaces, Places and Building of Cultural and Historical
Significance and Integrate into Development as Appropriate
Over the long term, the quality of the physical environment
within the Suburban Area will be impacted by how well we
protect and enhance its physical assets including open
spaces. Carefully planned open space areas also add to the
attractiveness and livability of our suburban
neighborhoods. They also have a positive effect on the
market value of surrounding properties and, thus, help to
advance our City’s economic vitality. Significant multiple
benefits are derived from this amenity and, as such, it is
important for the City to continue providing sufficient
resources to ensure an effective, on-going open space
preservation and acquisition program as identified in
the Virginia Beach Outdoors Plan and within other areas
of the City, as deemed appropriate.

Attractive park and open space design provides
amenities for neighborhood residents
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The following should guide the protection and enhancement of our open spaces as well as the
buildings and places of cultural and historic significance within the City:
•

Maintain Existing open Spaces and Parks

We must ensure that sufficient resources are available to adequately maintain existing public open
space, parks, and recreation areas. We must also develop tools that assist neighborhoods developed
with open space areas and parks, but which are now difficult to maintain due to declining revenues of
property owners’ associations.
•

Create New Open Spaces with Development, including City Capital Improvement Program
Projects

Continue adding new publicly owned
and/or accessible open space areas and
viewsheds, especially in areas of need in
accordance with the Virginia Beach
Outdoors Plan. In addition, explore
reasonable alternatives to achieve these
objectives including the purchase of
easements, land swaps, or long term lease
agreements to protect open space areas
within or adjacent to defined areas of need.
Where appropriate, carefully planned open
space areas should be included as an
important element of Capital Improvement
Public road project with well-integrated open space and
Program projects. This is particularly vital
streetscape landscaping
when such actions reinforce the character
and quality of the physical environment of stable neighborhood areas or complement open space
being included with new development.
As part of proposals for new development or redevelopment, carefully consider the location of
proposed open space areas and trails to create a physical link and complement other similar
features that exist or may be planned on adjacent or nearby properties.
•

Apply Natural Resource Planning Principles in Development

Ensure that all new development and redevelopment preserves the quality of our natural
environment by adhering to established natural resource planning principles. These include,
among others, the clustering of lots, where appropriate, to increase areas of preserved natural
resources, maintaining natural buffers adjacent to shorelines, minimizing impervious cover of such
features as buildings, roads and parking areas, following innovative stormwater management
practices, and utilizing drought tolerant plant material.
We should also ensure that new development responds to the effects of projected sea level rise as
well as the recurrent flooding that occurs in areas of the City.

Suburban Areas /1-64

City of Virginia Beach Comprehensive Plan – It’s Our Future: A Choice City
November 20, 2018

Southern Watershed Subject to “Special Drainage Considerations”
In addition, the Southern Watershed portion of the Suburban Area 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 application 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 meets City standards and does not result in flooding within the planned development
or to upstream or downstream areas.
•

Protect Resources of Historic and Cultural Significance

Coupled with protecting open
space is the importance of
protecting our resources of
historic and cultural
significance. It is the policy of
the City to use all available
resources, including those
provided by the City’s Historic
Review Board, Historic
Preservation Commission, as
well as the Princess Anne
County/Virginia Beach
Historical Society, to preserve
such resources. Efforts to
retain these historic resources
should be accomplished in a
responsible and innovative
Historic Adam Thoroughgood House
manner. The efforts include
providing land use planning guidance and tax credit assistance to owners of historic properties in
order to help protect and preserve the City’s limited number of valuable historic resources and
surrounding open space areas. Owners of qualified properties should be encouraged to participate
in the Virginia Beach Historical Register program and receive recognition for their contributions to
our City’s heritage.
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Create and Maintain a Transportation System that Provides Connectivity and Enhances Mobility
Regardless of Transportation Mode
Movement through the Suburban Area and to destinations outside the Suburban Area is heavily
dependent on the automobile, which in turn is dependent on a network of roadways that has
traditionally been designed to move automobiles from one place to another in the fastest and safest
manner. Currently, a conflict exists between the goal of encouraging the public to use transit service
and other modes of travel and the limited demand for such services in a typical suburban setting. A
disproportionate reliance on the automobile, often with only a single occupant, creates these negative
results:

Construction of new Lesner Bridge Replacement over Lynnhaven Inlet

•
•
•
•
•
•

Declining environmental quality;
Inefficient use of energy resources;
Stress on the economy due to increased costs to residents to maintain vehicles and help pay for
system improvements;
Stress on the public sector due to the need to find innovative means to fund improvements to
the existing system, the development of new systems, and the maintenance of the complete
transportation system;
Time lost due to congestion; and,
A reduction in quality of life due to all of the above.

Chapter 2, Section 2.1 - Master Transportation Plan describes this transportation system in detail,
explains the issues we face, and provides recommended policies and capital improvements to create a
system that, over time, will reduce our dependence on the automobile.
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NEIGHBORHOOD TRAFFIC CALMING
There are ways to slow vehicular movement inside residential areas and reduce ‘cut through’ traffic.
Often called ‘Traffic Calming’, these techniques include assessing the neighborhood traffic condition
and, if warranted, providing greater police enforcement, limiting direct access to neighborhoods from
adjoining roadways, adding traffic circles, narrowing street widths in certain areas and the use of other
methods to reduce traffic volume and speed.
The City has instituted a multi-step
‘Traffic Calming’ program to
accomplish these objectives and this
program should be used, where
necessary, to increase public safety
within neighborhoods.
AREA-SPECIFIC PLANNING
RECOMMENDATIONS FOR SITES IN
THE SUBURBAN AREA –
SUBURBAN FOCUS AREAS (SFAs)
The following section of this chapter
provides more refined planning
Traffic calming technique - traffic circle or roundabout
guidance for designated Suburban
Focus Areas (SFAs) throughout the Suburban Area. Much of the Suburban Area comprises wellestablished neighborhood and commercial areas that define the land use character in the northern
portion of the City and should remain that way into the foreseeable future. However, opportunities to
reinforce or revitalize certain areas by providing compatible land use guidance or recommendations to
improve the quality of land use exists on certain suburban tracts. The purpose of Suburban Focus
Areas is to offer guidance to advance these objectives. In some cases, area master plans have been
developed for designated SFAs (e.g., Historic Kempsville Area, Shore Drive Corridor, and the Virginia
Aquarium & Owls Creek Area).
There are 9 SFAs designated in the Comprehensive Plan, which can be found on the locator map on p.
1-69:
1.
2.
3.
4.
5.
6.
7.
8.
9.

Shore Drive Corridor
North Courthouse/South Holland Road
Historic Kempsville Area
Virginia Aquarium & Owls Creek Area
First Colonial Medical Corridor
Sandbridge
North End
Military Highway Corridor
Historic Seatack
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SUBURBAN FOCUS AREAS LOCATOR MAP

Suburban Areas /1-68

City of Virginia Beach Comprehensive Plan – It’s Our Future: A Choice City
November 20, 2018

SFA 1 - SHORE DRIVE CORRIDOR

DESCRIPTION
This corridor is characterized by:
•
•
•
•
•

many well-established neighborhoods
newer high density residential development
neighborhood and resort commercial uses
significant parks and open spaces
proximity to Chesapeake Bay and Lynnhaven River

The Shore Drive Corridor is an integral part of the Bayfront Community, extending from North
Independence Boulevard to First Landing State Park. While primarily a residential community, the
corridor shares the responsibility of being one of Virginia Beach’s primary east-west connectors,
creating unique and sometimes problematic challenges. The area is considered a resort neighborhood
and not a resort destination. This means that the Shore Drive Corridor:
• while the most densely populated area of the City, is primarily a neighborhood residential area;
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•
•
•

comprises commercial uses to support the neighborhoods;
accommodates Shore Drive, a primary circulation corridor for the City; and,
affords more passive recreational and tourism amenities.

The Bayfront Advisory Commission (originally established as the Shore Drive Advisory Committee and
then the Bayfront Advisory Committee) was established by City Council in 1998. The mission given by
City Council to the Bayfront Advisory Commission is:
. . . to review and make recommendations to the City Council regarding public and private
projects and issues associated with the Bayfront area, and projects or issues associated with
the Bayfront area that the City Council may refer to the Commission.
More information is provided in the Shore Drive Corridor Plan, adopted by the City Council in 2000.
The Shore Drive Corridor Design Guidelines provide direction for the form and function of land use and
development in this area. Both of these documents are available in the Planning Department’s online
Document Library at www.vbgov.com/Planning.
The planning policies that apply to the entire Shore Drive Corridor and Bayfront Communities are:
•
•

•
•
•
•
•
•
•
•
•
•
•

Completion of the remaining roadway improvements (all identified Phases) along Shore Drive
to enhance the safety, access, and character of the Corridor;
Retain the majority of Shore Drive, particularly east of the bridge, as a four-lane road for as
long as is practical but protect the necessary right-of-way for an expansion to a six-lane facility,
if necessary. Any increase in the number of lanes on Shore Drive could negatively impact the
community by further separating the northern and southern parts of the Corridor;
Ensure safe passage by pedestrians from one side of Shore Drive to the other side through
reduced speed limits and well-identified pedestrian crossings;
Ensure the safety of bicyclists using Shore Drive;
Preserve and protect the character of the established neighborhoods;
Improve land use compatibilities and avoid over-commercialization to ensure that resortbased uses complement rather than dominate this corridor;
Encourage reuse and revitalization of existing commercial properties;
Achieve the lowest reasonable density for future residential uses;
Implement the recommendations of the Sea Level Wise Adaptation strategy to address
projected sea level rise and recurrent flooding that occurs in this area.
Update the Shore Drive Corridor Design Guidelines, and in particular, develop design guidance
for residential development within the Corridor and its established neighborhoods;
Improve public parking and public access to the beachfronts;
Provide a continuous multipurpose trail through this corridor (reference the Virginia Beach
Outdoors Plan for recommendations); and,
Provide continued support for restoring the health of the Chesapeake Bay and Lynnhaven
River.

This Suburban Focus Area has three sub-areas that, due to unique issues and/or opportunities, require
further guidance. The following sections provide specific planning guidance for each.
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SFA 1.1 – PLEASURE HOUSE POINT
•
•

Maintain and protect the significant investment that has been made to preserve Pleasure
House Point for open space, limited recreation, natural resource preservation, and natural
resource education.
Ensure that any development in the surrounding area is complementary with regard to both
design and land use to the natural resource and open space amenity provided by Pleasure
House Point.
Pleasure House Point

SFA 1.2 – LYNNHAVEN BOAT AND BEACH FACILITY
•
•
•

Continue as a public waterway access for motorized and non-motorized watercraft;
Add appropriately scaled public park and recreational facilities; and,
Provide linkage to Shore Drive trail system and Chesapeake Bay beaches.

SFA 1.3 – WATERMAN’S WALK
•
•
•
•

Coordinate with property owners to create a thematic waterfront concourse overlooking the
Lynnhaven Inlet;
Create a special place for people to shop, work, live, and enjoy the exceptional waterfront
amenities;
Consider establishing a public-private partnership to achieve this vision; and,
Integrate a variety of appropriately scaled mixed uses including marinas, restaurants,
residential units, specialty retail shops, and offices.
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Concept sketch of Waterman's Walk
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SFA 2 – NORTH COURTHOUSE/SOUTH HOLLAND ROAD

DESCRIPTION
This area has the following characteristics:
•
•
•
•
•
•

Location within the 70 to 75 dB DNL AICUZ and the 65 to 70 dB DNL (Sub-Area 2) AICUZ
Location north of the Green Line at the edge of the Suburban Area and adjacent to SEGA 4 Princess Anne Commons, as well as the Municipal Center and Courthouse
Stable and well-established neighborhoods
Proximity to new roadways: Princess Anne Road, Nimmo Parkway, and Holland Road
Undeveloped areas, with some consisting of one or two parcels and property owners and
others consisting of multiple parcels and multiple (and in some cases, undetermined) property
owners
Historical, architectural, and archaeological resources
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Aerial photograph of SFA 2 and surrounding area

With the improvement of Princess Anne Road from a two-lane roadway to its current four-lane
parkway, the improvement of Holland Road from a two-lane roadway to a four-lane arterial, and the
completion of Nimmo Parkway from the Courthouse to General Booth Boulevard, this area is now wellserved by the transportation system and strategically located for appropriate development. Princess
Anne Road, a major north to south roadway, has been widened and improved with its own special
unifying 'brand' of significant attractive landscaping, open space, multi-use paths, and pedestrian
lighting. Nimmo Parkway is now a major east to west arterial roadway with multi-use paths, providing
a connection from this area to General Booth Boulevard and the trail adjacent to it. Scheduled for
completion in 2017, construction has begun to widen and improve Holland Road with sidewalks,
aesthetic treatments, and landscaping from Dam Neck Road to Nimmo Parkway. Commercial and
residential development continues to be attracted to the area as evidenced by the 240-unit multifamily
complex developing behind the shopping center on Nimmo Parkway and the numerous businesses
located nearby. Additionally, several large tracts of undeveloped land provide exceptional
development opportunities for a variety of uses ranging from residential to commercial projects, all
dependent, however, on the compatibility of any proposed use to the AICUZ of the site.
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Hampton Roads Joint Land Use Study
The City of Virginia Beach has adopted a series of policies and ordinances to achieve objectives
outlined in the Hampton Roads Joint Land Use Study and the City's Oceana Land Use Conformity
Program. These provisions apply to most of the North Courthouse / South Holland Area. For areas
within the 70 and higher dB DNL AICUZ, development of property for residential use is limited to what
is already zoned for such use. Other properties, located within the 65 to 70 dB DNL AICUZ, may be
developed through a change of zoning consistent with Article 18 of the City Zoning Ordinance.
Access Controlled Roadways Policy - Nimmo Parkway and Princess Anne Road
Nimmo Parkway and this section of Princess Anne Road are designated by the Master Transportation
Plan (Chapter 2, Section 2.1) as “Access Controlled” roadways, which means private direct access to
Nimmo Parkway and Princess Anne Road is not permitted, except when a property has no other
reasonable access to the roadway system. In such cases, direct access is allowed until such time that
access can be gained from the back of the lot by some means, such as a new roadway. Many times,
these roadways are purposefully planned and constructed as part of a large development and are
referred to a ‘reverse frontage’ roads.
SFA 2 - GENERAL RECOMMENDATIONS
With regard to residential development, when found to be an appropriate land use, the following
recommendations focus on providing a density range between 'baseline' and ‘incentive.’ The incentive
level relies on development options and performance guidelines to help achieve the objectives of
creating well-planned developments, protecting existing neighborhoods, and implementing the
policies of the Master Transportation Plan with respect to roadway access. Baseline options apply to
development proposals that are limited in achievement of meeting the planning objectives for the
North Courthouse/South Holland Area. Incentive options apply to development proposals that meet
or exceed these planning objectives. The level of density recommended within each Subarea will be
commensurate with the degree to which the development integrates the general and Subarea-specific
recommendations, but more importantly to what is appropriate under the provisions of Section 1804
of the Zoning Ordinance.
The following recommendations should be applied to the North Courthouse/South Holland Road
Suburban Focus Area:
•
•
•
•
•
•

As many parcels as possible within SFAs 2.1, 2.2, and 2.3 should be consolidated into a single,
well-configured tract of land that enables a safe, coordinated, and attractively designed
development plan.
Proposed uses should reinforce and emphasize the character of the area and should be
compatible with the adjacent neighborhoods.
Significant landscape buffers should be established between existing residential areas and
proposed developments and roadways to mitigate adverse visual and noise concerns.
Site designs and buildings should complement the Municipal Center to the south.
Integrate adjacent land uses such that each complements the other visually, functionally, and
spatially with attractive landscaped vistas, open space areas and multipurpose trails, and other
amenities to enhance the quality of the physical environment and provide connectivity.
Open space areas and vistas should include preservation of mature tree stands and have
significant landscaping.
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•

Design streets and stormwater management facilities using aesthetic and environmental
design techniques to enhance scenic and open space opportunities.

SFA 2.1 – NORTH COURTHOUSE
Bounded on the north by the proposed Southeastern Parkway interchange, on the south and east by
the Christopher Farms subdivision, and to the west by Princess Anne Road, the North Courthouse SFA
consists of approximately 100 acres and includes numerous privately-owned parcels with a few singlefamily residences. It is located within the 65 to 70 dB DNL AICUZ (Sub-Area 2), and thus, residential
development is subject to the AICUZ Overlay Ordinance, Section 1804. One of the goals for SFA 2.1 is
that properties will be accessed by a proposed connector road (London Bridge Extended) that would
cross through this area to link Holland Road with Princess Anne Road, aligning with the entrance to
the Virginia Beach National Golf Course. The City Council has identified the roadway system as shown
on the connectivity plan below as guidance for properties as SFA 2.1 develops. These connections will
ensure that all of the properties have access to Princess Anne Road at one location, consistent with the
Controlled Access designation for Princess Anne Road.
Furthermore, one of the conditions of approval for the Princess Anne Crossing subdivision was that
the intersection at Curry Comb Court and Princess Anne Road was temporary, and, following the
widening of Princess Anne Road, Curry Comb Court would be closed, and an alternative roadway
access would be provided. This alternative new roadway access would be provided via a portion of the
proposed connector road [London Bridge Road Extended] and a new roadway link connecting the
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proposed connector road [London Bridge Road Extended] to Cantwell Drive and Courthouse
Community United Methodist Church, which is to lose its access to Princess Anne Road as well. The
plan drawings above and to the right depict this proposed access route.
RECOMMENDATIONS
•

Non-Residential
o

o
o
•

“Baseline” Density
o

o
•

Based on the AICUZ, non-residential use may be
preferable. In this case, the development of the
property should be consistent with that located
in Princess Anne Commons on the south side of
Princess Anne Road. High quality, low-rise
offices are encouraged.
A limited range of residentially compatible, nonintrusive service uses, such as day care centers
and medical offices are appropriate.
Non-residential development should be carefully
planned and integrated into the development.

In addition to the ‘General Recommendations’
Roadway access recommendation for
above:
southern part of SFA 2.1
Single-family residential development with an
overall maximum density of two dwelling units per acre.
Variety of housing unit types is encouraged.

“Incentive” Density
In addition to the ‘General Recommendations’ above:
o
o
o
o
o
o
o

The development site should consist of the consolidation of as many contiguous parcels of
land to ensure the recommendations for the area can be satisfied.
Consistent with the provisions of Section 1804 of the Zoning Ordinance, single-family
residential development with an overall maximum density of 3.3 dwelling units per acre.
Exceptional open space areas and vistas should be provided.
Stormwater management facilities should be designed as an amenity.
Access to Princess Anne Road should be exclusively by a system of collector roads
connecting Holland Road to Princess Anne Road at an intersection aligned with the Virginia
Beach National Golf Course entrance (as shown on the Roadway Connectivity Plan above).
Every effort should be made to save any areas of undisturbed mature trees located
adjacent to the Christopher Farms neighborhood and elementary school.
Where possible, a berm and heavily landscaped buffer approximately 100 feet in width
should be located between Christopher Farms and any roadway constructed between
Holland Road and Princess Anne Road. Buffer plantings should incorporate evergreen
plantings of trees and shrubs.
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•

Combination of Residential and Non-Residential
o

A combination of single-family residential with non-residential use of the type described
above are possible within SFA 2.1 should the recommendations for each be achieved.

SFA 2.2 – COURTHOUSE CORNER
Courthouse Corner is comprised of seven parcels totaling approximately 13 acres. Located on the
northeast corner of the Nimmo Parkway and Princess Anne Road intersection, it is situated within the
Less than 65 dB DNL AICUZ.
RECOMMENDATIONS
•
•
•
•

•
•

Efforts should be made to encourage parcel consolidation.
Significant landscape buffer adjacent to the existing residential area should be included.
Recommended uses include low-rise, low-intensity office and service uses that are attractively
designed with reverse frontage access. Residential dwellings mixed with such uses is
appropriate.
Roadway and driveway accesses should be in keeping with the Access Controlled designation
for Princess Anne Road and Nimmo Parkway. Those properties fronting on those roadways
should be provided access from a connecting roadway located to the rear of these properties otherwise known as "reverse
frontage" access. At the time such
access is provided, all direct
access to Princess Anne Road
from development within
Courthouse Corner should be
completely closed. The plan
drawing to the right depicts this
concept.
This proposed reverse frontage
road should not connect to the
existing adjacent residential area.
As shown on the plan drawing to
the right, efforts should be made
to provide a single, common
access road from Nimmo
Parkway that would serve the
Roadway access recommendation SFA 2.2 and SFA 2.3
Courthouse Corner and the South
Holland areas.

SFA 2.3 – SOUTH HOLLAND
The South Holland Subarea is located on the northwest corner of the Nimmo Parkway and Holland
Road intersection and stretches southwest toward Princess Anne Road. It includes six properties
totaling approximately 65 acres and contains a historic resource known as Buyrn Farm. A majority of
South Holland is located within the 65 to 70 dB DNL AICUZ (Sub-Area 2) while the southwest section is
located within the Less than 65 dB DNL AICUZ.
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RECOMMENDATIONS
•
•
•
•

Single-family residential development with an overall maximum density consistent with the
AICUZ Overlay Ordinance, but not to exceed four units per acre.
A limited range of residentially compatible neighborhood-serving specialty retail shops, office,
and service uses may be allowed. Examples of limited neighborhood service uses are day care
centers, medical offices, pharmacies, and similar non-intrusive uses.
Efforts should be made to create a single, common access road from Nimmo Parkway to serve
Courthouse Corner and South Holland (as shown on map above).
No roadway access should be provided to the existing adjacent residential area, Princess Anne
Crossing, from the South Holland Subarea.
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SFA 3 – HISTORIC KEMPSVILLE AREA

DESCRIPTION
Following considerable public involvement, the City Council adopted the Historic Kempsville Area
Master Plan in January of 2006. This plan outlines the methods needed to implement land use,
environmental, transportation and design improvements to accomplish the desired revitalization of
this area. It also provides guidance to leverage public investments to achieve multiple outcomes and
create a high quality ‘village’ center. The Historic Kempsville Area Master Plan is available in the
online document library at www.vbgov.com/Planning.
RECOMMENDATIONS
Adhere to the Vision and Goals cited in the Historic Kempsville Area Master Plan especially as they
relate to the protection of adjoining stable neighborhoods. The following summarizes the master
plan’s provisions for each of the quadrants around the realigned Princess Anne/ Witchduck Road
intersection:
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•
•
•
•

Northeast Quadrant: Implement the colonial village core to include medical services, senior
housing, and public safety and support activities.
Southeast Quadrant: Implement residential uses with a village green and secondary nonresidential uses.
Southwest Quadrant: Implement a mixed use development to include residential and
compatible non-residential with waterfront access to include an historic interpretive area.
Northwest Quadrant: The future use of Pleasant Hall, a house built in 1769, should respect its
historic heritage, as should the form and function of other uses within this quadrant.

Historic Kempsville Area Master Plan, 2005
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SFA 4 - VIRGINIA AQUARIUM AND OWLS CREEK AREA

DESCRIPTION
The Virginia Aquarium and Owls Creek area is generally bound by General Booth Boulevard and South
Birdneck Road on the south and east and by property owned by the United States to the north. This area
has great potential to be a national example of sustainable growth and economic development geared
towards environmental preservation. With a vision supported by the community, the Virginia Aquarium
and Owls Creek Area Master Plan (https://www.vbgov.com/government/departments/sga/projects/oc/ocmasterPlanNov2011.pdf) encourages development or redevelopment of regional significance by
protecting the natural environment, facilitating a mix of connectivity, enhancing the character, and
providing incentives for quality development.
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RECOMMENDATIONS FOR VIRGINIA AQUARIUM AND RESEARCH CENTER AREA
The Virginia Aquarium and Research Area is planned to create expansion opportunities focusing on
environmental education, stewardship, and research. The master plan for the aquarium area includes:
•
•

•

•

New aquarium exhibit building linked to the existing aquarium to provide additional space for
exhibits, banquet facilities, and meeting rooms to position the Virginia Aquarium alongside the
top tier aquariums in the world.
A research aquarium serving multiple functions diversifying the base of economic activity in
the aquarium area,
creating a hub of
marine science and
“green” research and
innovation.
The existing boat
ramp will remain
serving the public, the
aquarium, and the
green research
building.
A green research
building will provide
space for
environmental and
energy related
research.
Virginia Aquarium and Research Area Concept

RECOMMENDATIONS FOR THE RESEARCH CENTER AT OWLS CREEK POINT AND MARSHVIEW
PROPERTY
The Research Center at Owls Creek Point and Marshview
Property is a low-impact development that is a
supportive extension of the research complex located
primarily in the Aquarium area. This development
includes additional research space and research-oriented
conferencing and symposia space such as:
•
•
•

A natural setting for research, learning
laboratories, and small research-oriented
meetings and events to attract a niche audience.
The trail system links to the overall trail system
throughout the nature park on the Marshview
property.
The property will offer to nearby residents,
amenities including open nature trails, lookouttowers, boardwalks, open play recreational fields,
and possibly a dog park.

Concept for the Research Center
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RECOMMENDATIONS FOR THE ENTERTAINMENT AND EDUCATION CENTER
The Entertainment and Education Center includes expansion space for existing attractions, creates
new indoor and outdoor attractions, and introduces retail, restaurant, and entertainment space to
comprise a mixed-use leisure and entertainment destination.
•
•
•
•
•

The Entertainment Village expands the existing Motor World and Ocean Breeze areas to offer
additional rides and one continuous entertainment village at the core of the area with retail
and restaurants.
The prominent corner of General Booth Boulevard and South Birdneck Road will be a
continuation of the retail, restaurant, and entertainment with high exposure.
An outdoor adventure park geared toward the adrenalin seeking visitors is located in this area.
First steps to this end began in 2014 with a zip line and high ropes course, creating a unique
opportunity through the Aquarium to get visitors immersed in the natural beauty of the area.
The Coastal Pavilion expansion offers more exhibits relating to the coastal environment.
Seatack Elementary will remain with an increased natural buffer and a dedicated pathway
connecting the school to the Coastal Pavilion for possible joint learning programs.

Entertainment and Education Center concept
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SFA 4.1 - GENERAL BOOTH CAMPGROUNDS

DESCRIPTION
The Holiday Trav-L Park is located on the west side of General Booth Boulevard and the KOA
Campground on the east side. Both offer outdoor recreational activities for citizens and visitors of
Virginia Beach and complement our City’s recreational programs and the resort hospitality industry.
RECOMMENDATIONS
•
•

The existing campgrounds offer outdoor recreational activities for both citizens and visitors of
Virginia Beach and are appropriate uses for these sites.
Where consistent with AICUZ policy, alternate uses may include attractive, high quality, and
low intensity:
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o
o
o
o

Offices;
Resort oriented retail;
Resort oriented recreational; or
Other AICUZ compatible uses

Residential or hotel uses are not recommended for either campground site.
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SFA 5 - FIRST COLONIAL MEDICAL CORRIDOR

DESCRIPTION
The Sentara Virginia Beach General Hospital anchors a major medical complex along First Colonial
Road from Mill Dam Road south to Republic Road. The area includes medical offices, rehabilitation
centers, senior housing, and a good mix of non-medical uses such as banks, general offices, places of
worship and other neighborhood based services. Hampton Roads Transit service is also provided to
this area.
RECOMMENDATIONS
•
•
•

Priority should be given to infill or redevelopment proposals that complement the area’s
medical and health care activities.
Because of the supportive land use and transportation services, residential and support uses
that serve the needs of older adults are appropriate for this area.
New development should include access management and cross-access between parcels to
minimize impacts to First Colonial Road.
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Sentara Virginia Beach General Hospital
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SFA 6 - SANDBRIDGE

DESCRIPTION
The Sandbridge community is a stable, low-density, single-family community with about 1,200
dwelling units. It is located on a barrier island and sandbar between the Atlantic Ocean and Back Bay
that extends from the Navy’s Dam Neck Fleet Combat Training Base on the north to False Cape State
Park to the south. A mid-rise condominium complex is located in southern Sandbridge and similar
uses have recently been added as part of the neighborhood commercial center at the northern
entrance to this area. Many of the dwellings are rented to visitors who prefer a slower, quieter
atmosphere than that experienced at the Oceanfront Resort Area. A trend of large single-family houses
being used for large family or friend vacation gatherings has become an issue in recent years and could
become a destabilizing influence.
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RECOMMENDATIONS
It is the policy of the City to retain the existing, low density neighborhood character of Sandbridge. The
following land use recommendations apply to this area:
•
•
•
•
•

Limited commercial uses may be added provided the type and extent of such uses are scaled to
serve only the Sandbridge neighborhood and that the site and building designs are of high
quality and consistent with physical characteristics of the neighborhood.
Where opportunities present themselves, consider placing overhead utilities underground.
Additional public parking and day use facilities should be provided to serve day visitors.
Land uses in the Sandbridge community should be compatible with the environmental
objectives of the Back Bay National Wildlife Refuge.
The City and US Navy should continue their long-standing arrangement of providing, when
necessary, an emergency public evacuation route from Sandpiper Road north through NAS
Oceana Dam Neck Annex to Dam Neck Road.

Gateway to Sandbridge Beach resort community
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SFA 7 - NORTH END

DESCRIPTION
The North End, located on both sides of Atlantic Avenue from 42nd Street to 89th Street, is
characterized by a compact arrangement of single-family and duplex dwelling units with much of the
land zoned Residential Resort District (R-5R). The headquarters of Edgar Cayce’s Association for
Research and Enlightenment is a renowned landmark located at 67th and Atlantic Avenue. Another
prominent building is the Wyndham Hotel located on the oceanfront at 57th Street. Moreover, the
North End area is characterized by a relatively high density of single-family/duplex housing, high
impervious surface coverage and problematic topographic conditions, all of which combine to create
recurring stormwater drainage problems. The City has implemented drainage improvements in the
North End area to help alleviate these situations. The neighborhoods in this area also experience
parking and circulation problems. This area contains some significant historic structures.
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Edgar Cayce's Association for Research and Enlightenment and adjacent private homes

RECOMMENDATIONS
•
•
•
•

Parcel consolidation, density stabilization and the use of ‘Best Management Practices’ for
stormwater control should be part of reconstruction efforts.
Improvement and reconstruction should use porous materials for driveways, walkways and
other similar surfaces, wherever feasible, to achieve a net reduction of impervious coverage.
Attractive and high quality materials capable of withstanding severe weather events should be
used.
It is the policy of the city to preserve designated historic structures and efforts to retain these
resources should be accomplished in a responsible and innovative manner.
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SFA 8 - MILITARY HIGHWAY CORRIDOR

DESCRIPTION
The general pattern of land uses along this one and one half mile corridor has remained essentially
unchanged for decades. To the west is a low to medium density residential area and to the east are
light industrial uses including auto and truck sales, rentals, and repairs, outdoor storage, and
warehousing. Behind this industrial strip of land are Riverton and Lakeville Estates, both low-density,
single-family residential neighborhoods. The Jonathan Cove neighborhood is located on the Elizabeth
River north of the industrial area. An established neighborhood, West View Village, is located north of
Indian River Road and west of the industrial uses on Military Highway. The land along Military
Highway south of Indian River Road is used and zoned for commercial purposes.
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RECOMMENDATIONS
•
•
•
•
•

Replace the industrial activities with more compatible uses such as medium density
residential, office, hotel, and institutional uses.
Any change of land use in this corridor located near or adjacent to existing stable
neighborhoods must be compatible uses and employ appropriate buffering features to protect
the quality of life of those residential areas.
The number of access points along Military Highway should be significantly reduced. Greater
reliance on access management, inter-parcel access, and shared parking between uses is
strongly recommended.
New and redeveloped uses should improve the aesthetic of this corridor through high quality
building design, signage and landscaping.
All major land use changes considered for this area should be coordinated with the Cities of
Chesapeake and Norfolk.

Intersection of Military Highway and Providence Road (looking north) [photo ©2016 Google Earth]
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SFA 9 - HISTORIC SEATACK SFA & HISTORIC SEATACK COMMUNITY

Suburban Areas /1-95

City of Virginia Beach Comprehensive Plan – It’s Our Future: A Choice City
November 20, 2018

DESCRIPTION
The Historic Seatack community, located in the City’s Oceanfront Resort Area, is thought to be the
oldest African-American settlement in Virginia and possibly in the United States. Outlined by the
dashed black line on the above map, it is generally centered on the Birdneck Road corridor between
Old Virginia Beach Road and Bells Road, on Virginia Beach Boulevard between West Lane and the
convention center area, and along Southern Boulevard/Norfolk Avenue, and includes the area of
Atlantic Park. It is bounded on the east by Lake Rudee, Owls Creek, and the Marshview Park area and
on the west by the Oceana Gardens Neighborhood and the industrial and residential areas just east of
NAS Oceana. The original settlement, which was once much larger extending to the present day
Virginia Beach oceanfront, was formed by free men and dates back to the late 1700s to early 1800s.
The area eventually took its name from the words “Sea Attack,” based on British warship cannons
positioned off the Virginia Beach shoreline that fired inland during the War of 1812. A more detailed
accounting of the Seatack community’s history is located in the Technical Report.
Seatack is an integral part of the Resort Area and, while primarily a residential community with
supporting religious institutions and public facilities, such as a neighborhood park and recreation
center, it also includes some businesses and light industry. With the improvement of Birdneck Road,
this area is now well-served by a strategically located transportation corridor.
Much of the SFA is constrained by the Special Flood Hazard Area, is owned by the Federal Government
or has Navy restrictive easements, is impacted by military aircraft accident potential zones (APZ-1 and
APZ-2) and the highest noise zones (70 – 75 dB DNL and greater than 75 dB DNL). Per market trends
and the requirements of Article 18, Special Regulations in Air Installations Compatible Use Zones
(AICUZ) Overlay, new development and redevelopment of property within the SFA has occurred with
uses compatible with flight operations at nearby NAS Oceana. In some cases, this development
activity has altered the character of this historic community.
The SFA is in a flat, low-lying area in proximity to waterways and wetland areas in the Lynnhaven
River system and the Owls Creek watershed. Drainage issues and recurrent flooding, especially
associated with new development, have been observed which has, in some cases, negatively impacted
existing residential areas.
There are several significant historic and cultural landmarks in this SFA that are important to the
history and progress of the community. They should be recognized and/or protected as local historic
or cultural landmarks. There may be opportunities to place historical markers at some of these sites
and/or have them included on the Virginia Beach Historic Register through nomination by the
property owners.
The recommendations for the Historic Seatack SFA are found below and are focused on the properties
encompassed by the solid red line on the above map.
RECOMMENDATIONS
1. All new development, redevelopment and additions to structures should adhere to the City
Zoning Ordinance requirements established in Article 18, Special Regulations in Air
Installations Compatible Use Zones (AICUZ) Overlay.
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2. All new development, redevelopment and additions to structures, will, as required, adhere to
the requirements of Code of Virginia Beach, Appendix I, Airport Noise Attenuation and Safety
Ordinance.
3. New development should respect the historic settlement of this area and should be compatible
with the neighborhood. Significant landscape screening buffers should be established between
existing residential areas and new non-residential development to mitigate adverse visual and
noise impacts.
4. A careful mix of compatible land uses should be maintained where they currently exist and
should be encouraged as new land uses are proposed so as to contribute to the day-to-day life
of community residents.
5. Uses incompatible with existing residential should be discouraged to minimize impact to
adjacent residential neighborhoods.
6. Building design should be visually interesting, encourage greater social interaction, and
provide a memorable character.
7. Neighborhood identification signs should be installed at neighborhood entrances/gateways.
8. Recognition of historic and cultural landmarks and sites should be encouraged by nomination
to the Virginia Beach Historical Register or and/or by the installation of interpretive historic
site markers.
9. In partnership with and guidance from the Seatack Community, explore the potential benefits
and regulatory impacts of delineation and adoption of a local Historic and Cultural District, if
desired by the community and property owners.
10. All new development should be designed such that site drainage and stormwater management
does not negatively impact adjacent parcels.
11. Maintain stormwater facilities and encourage the retrofit of existing drainage system problem
areas.
12. New development, redevelopment, and site improvements should be encouraged to use porous
materials for driveways, walkways and other similar surfaces, wherever feasible, to achieve a
net reduction in impervious coverage.
13. Enhance landscaping in the Birdneck Road medians where there are opportunities to do so.

Suburban Areas /1-97

City of Virginia Beach Comprehensive Plan – It’s Our Future: A Choice City
November 20, 2018

14. The Virginia Aquarium and City’s Marshview Park improvement projects should provide
education and recreation opportunities for Seatack residents through neighborhood outreach
programs.
15. New development and public facilities improvements should accommodate multiple modes of
transportation (e.g. pedestrians, bicyclists, and drivers) and accessibility needs.
AGENDA FOR FUTURE ACTION RECOMMENDATIONS: Suburban Area
•
•
•
•
•
•

Develop infill development guidelines as a component of the “Special Area Development
Guidelines: Suburban Area” in the Reference Handbook.
Develop tools to encourage new investment in declining commercial centers.
Develop tools to assist distressed property owner associations with the preservation and
maintenance of neighborhood parks and open spaces.
Revise the Suburban Area section of the Comprehensive Plan as appropriate when sea level
rise and recurrent flooding policies are developed and/or adopted by the City Council.
To ensure that the function of Princess Anne Road is not reduced due to numerous access
points within Suburban Focus Area 2.1 (North Courthouse), the City should construct all or a
portion of at least two lanes of London Bridge/Drakesmile Extended.
Study the area between Holly Road and Pacific Avenue, north of 32nd Street to 42nd Street
(the southern boundary of North End SFA) to determine need for infill development and
redevelopment policies and design guidelines.
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1.4 - PRINCESS ANNE COMMONS & TRANSITION AREA
INTRODUCTION
Princess Anne Commons and the Transition Area are strategically located below the “Green Line,”
between the Suburban Area of the City to the north and the Rural Area to the south. This area is an
important component of the City’s overall smart growth land use planning strategy. The “Green Line”
is the boundary between the more densely populated and higher intensity urban and suburban land
use areas of the City, which are intended to be served by a full range of public infrastructure and
services, and the less-populated lower density, recreational, and rural areas, which are characterized
by an abundance of natural resources, larger open spaces (including federal, state, and local parks),
and the City’s prime agricultural lands.
It is not the intent of the Comprehensive Plan that Princess Anne Commons or the Transition Area
become part of the urbanized area north of the Green Line. It is also not intended that Princess Anne
Commons, or the Transition Area be limited to the very low densities appropriate for Rural Area
preservation.

PRINCESS ANNE COMMONS & TRANSITION AREA MAP
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Natural Resources Planning and Protection
Princess Anne Commons and the Transition Area include natural resources and environmentally
sensitive expanses that are designated as not only part of the Southern Watershed, but also are
included in the Green Sea Blueway and Greenway Management Plan. The principal effects of this
designation are presented below:
•

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) and 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 Section 6 of the ordinance; and,
agricultural lands/agricultural activities to the extent set forth in Section 10 of the ordinance. The
ordinance establishes development performance standards. Furthermore, the developer of any land
within the Southern Watershed shall, prior to undertaking any land-disturbing activity, submit a
Southern Watershed Management Plan if such development is subject to the additional performance
standards set forth in 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 collaborated on by the City of Chesapeake and Currituck County, North Carolina. It is
a conservation and management plan to protect the abundance of unique and diverse natural
resources, open space lands, and potential recreational opportunities existing along three connected
rivers – the North Landing River in Virginia Beach, the Albemarle and Chesapeake Canal in
Chesapeake, and the Currituck Sound in Currituck County, North 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 that are sustainable. The
primary focus of the plan is on the waterway 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 context of the Princess Anne Commons Area because
of its alignment with the Comprehensive Plan policies and similar plans adopted by reference
established to accomplish the following: preserve cultural heritage; sustain agricultural production;
preserve, protect, and promote the area’s unique natural resources in a sustainable manner; improve
stormwater management and floodplain protection; protect undisturbed open space land; provide
low-impact recreational uses where opportunities exist; identify and protect wildlife corridors;
manage invasive plant and animal species; and 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 the importance of the Princess Anne Commons Area and the
need to retain its distinction and attributes not found in the City’s Urban and Suburban Areas.
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Southern Watershed Subject to “Special Drainage Considerations”
The Southern Watershed portion of the Princess Anne Commons and the Transition Area is subject to
“special drainage considerations” (see Southern Watershed map, Chapter 1, Section 1.5 - Rural
Area). 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 Watersheds 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 Watersheds 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 Watersheds. Accordingly, it is 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 meets City standards and does not
result in flooding within the planned development or to upstream or downstream areas.
Indian River Road State Scenic Byway Designation
Indian River Road, which forms the southern boundary of both Princess Anne Commons and the
Transition Area, is designated as a Virginia Byway as a part of the Virginia Byways program. The
Byways program is managed by Virginia Department of Transportation (VDOT) in partnership with
the Department of Conservation and Recreation (DCR). The Virginia Byways program recognizes
roads that border areas of historical, natural, and recreational significance as a way to encourage
exploration of interesting destinations in less traveled corridors.
The following subsections present general and specific-area policy recommendations for Princess
Anne Commons and the Transition Area.

Princess Anne Commons & Transition Area /1-101

City of Virginia Beach Comprehensive Plan – It’s Our Future: A Choice City
November 20, 2018

PRINCESS ANNE COMMONS
DESCRIPTION
Princess Anne Commons includes the Interfacility Traffic Area (ITA), as well as additional surrounding
areas including the area north of the Green Line where Tidewater Community College, the Higher
Education Center, and LifeNet are located, as well as most of the Princess Anne Historic and Cultural
District to the east. Also, part of Princess Anne Commons and the ITA is the property owned by the
City south of Indian River Road, formerly owned by Rock Church.
VISION
The Princess Anne Commons area of the City offers unique education, entertainment, recreation,
habitat preservation, and quality economic development opportunities. It is a true jewel within
Virginia Beach. The policies of this Comprehensive Plan have been designed to ensure that Princess
Anne Commons continues to be a well-planned area.

City Hall located in the Municipal Center portion of the
Princess Anne Commons Area

Amphitheater in North Princess Anne Commons Area

The vast majority of Princess Anne Commons is included in the Interfacility Traffic Area (ITA). The ITA
is a product of the Hampton Roads Joint Land Use Study and the City’s Oceana Land Use Conformity
program. The ITA was created in 2005 to address land use compatibility issues associated with
frequent overflights of military jets in this part of the City. The boundary of the ITA generally overlaps
the area of Princess Anne Commons impacted by noise zones at or greater than 65 dB DNL. The
planning policies affecting the ITA have been carefully written to achieve compliance with the
provisions of the City’s adopted Oceana Land Use Conformity program.
The entire ITA is subject to certain development limitations due to jet noise restrictions; therefore, the
area has been carefully planned to achieve a coherent and compatible land use pattern. Of the roughly
6000 acres within this special area, less than half are developable due to the presence of water,
wetlands, existing development or other constraints. The alignment for the Southeastern Parkway &
Greenbelt traverses the northern portion of the ITA in a northeast to southwest direction.
Due to the incompatibility of residential uses in these high noise zones as well as it being undesirable
to have new residential dwellings within the ITA, one of the principal effects of this is a reduction in
residential density to what could be achieved by right with Agricultural zoning (one unit per 15 acres).
A second effect was an increase in the area owned by the City of Virginia Beach, as the City and U.S.
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Navy began a program of purchasing property voluntarily offered to the City. This program has led to
ownership by the City of Virginia Beach of approximately half of the area. The City Council adopted
the Interfacility Traffic Area (ITA) and Vicinity Plan as a component of this Comprehensive Plan to
establish a vision for the use of the ITA as well as to ensure the ITA develops only with those uses
compatible with the purposes of the Interfacility Traffic Area.
Interfacility Traffic Area (ITA) & Vicinity Master Plan
The vision for the ITA was established in 2011 with the adoption of the ITA and Vicinity Master Plan.
The ITA Plan was prepared with effective community involvement to provide planning policy guidance
in the areas of land use, transportation, environmental stewardship, infrastructure, public service
delivery, economic vitality, AICUZ compatibility, and community design. During the five years after the
adoption of the 2011 ITA Plan, there were changes in the area’s characteristics that pointed to a need
to update the plan to insure it continued to provide a realistic vision. In particular, the transition in the
property ownership from private to public, with the resulting increase in the percentage of the ITA
controlled by the City, offered opportunities that were not available in 2011. In 2016, work began to
update the 2011 ITA Plan, and in 2017, the City Council adopted a revised version of the plan that sets
out a vision based on realities and opportunities not available in 2011. Specific policies from this plan
are provided later in this section.
The ITA Plan’s vision framework continues to move the Princess Anne Commons area forward in a
direction that reflects the area’s history, is sensitive to the environment, and acknowledges existing
assets already in place for those portions of this special area. Adopted land use patterns have now
made this area more compatible with the operations of the airfields in the region.
The Interfacility Traffic Area & Vicinity Master Plan focuses on conservation and preservation of
sensitive uses, amenities for residents, employment, municipal services, and recreation. Employment
and research will be focused in the VBBio Innovation Park adjacent to the Virginia Beach National Golf
Course. More dense development remains clustered along Princess Anne Road at the Municipal Center
and North Princess Anne Commons. At the Municipal Center and Historic Princess Anne areas, as
designated by the ITA Plan, residential uses outside of the AICUZ can be provided to create vibrant
mixed-use districts where people can live, work, and recreate within walking distance to services and
gathering spaces. The active recreation around Dam Neck Road can be expanded to include new types
of recreation and sports not currently offered. Existing farmland provides opportunities for the
conservation of valuable productive land in Virginia Beach, possibly evolving into a research farm.
Special destinations could be developed that fit with the natural environment, including an agricultural
research center, Wildlife Rehabilitation Center, environmental conservation center, and Municipal
Services Facility. Enhancing natural features will allow improved stormwater management and flood
controls. Throughout the area, trail and open space would connect the uses. Thoughtful
implementation of this vision will position Princess Anne Commons and, thus, Virginia Beach as a
leader in sustainable urban edge economic development.
The northern portion of the area addressed in the ITA and Vicinity Master Plan has also been
designated as “Special Economic Growth Area 4 (SEGA 4) - Princess Anne,” recognizing the land
development constraints and economic development opportunities associated with this area’s location
within a military aircraft overfly zone. Specific information and recommendations for SEGA 4 are
provided in Chapter 2, Section 2.4 – Economic Vitality.
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The recommendations of the ITA and Vicinity Master Plan are to be followed for the remaining portion
of Princess Anne Commons south of SEGA 4. For those areas outside the boundary of the ITA and
Vicinity Master Plan (see map below), land use will be as allowed by the existing zoning, as well as
being consistent with the Interfacility Traffic Area (ITA) Overlay District regulations.
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Interfacility Traffic Area & Vicinity Master Plan - Vision Concept (2017)
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TRANSITION AREA

TRANSITION AREA LOCATOR MAP
DESCRIPTION
The Transition Area lies to the east of Princess Anne Commons. It consists of approximately 5,900
acres, bounded by Princess Anne and Sandbridge Roads along the ‘Green Line’ to the north, North
Landing Road and the Princess Anne Commons area border to the west, Indian River Road to the
south, and New Bridge Road to the east. The Transition Area is impacted by high noise AICUZ to a
lesser extent than Princess Anne Commons and the ITA and, therefore, is more suitable for a limited
amount of residential development. It is characterized by several high quality neighborhoods that
include significant open space and recreational areas, including City park facilities, golf courses,
public trails in roadside buffers, and equestrian centers. Commercial development is primarily
located at major intersections. Some lands remain under cultivation or in minerals extraction.
Approximately 30% of the Transition Area is City-owned parkland or contains soils that are defined
by the City Zoning Ordinance as being undevelopable. The area is served primarily by rural roads,
some of which are proposed to be improved over time, as indicated in the Master Transportation
Plan. Indian River Road is designated as a “State Scenic Byway.” Public utilities are intended to be
extended through private development in a phased, orderly manner on a cost-participation basis.
The western part of the Transition Area is bisected by the City-owned West Neck Creek Park
corridor, a major natural corridor. The eastern part of the Transition Area, east of Princess Anne

Princess Anne Commons & Transition Area /1-106

City of Virginia Beach Comprehensive Plan – It’s Our Future: A Choice City
November 20, 2018

Road, is prone to flooding from sheet flow, wind-driven tides, increasingly rising waters, and
limited drainage infrastructure, according to farmers who cultivate the area. 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 has elevations of 18-20 feet above mean sea level. In the Transition Area, the Pungo Ridge
resembles a large “turtle back” with changes in elevations from 10-14 feet down to 2-4 feet. 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
eastern edge of the Transition Area is close to the headwaters of Back Bay and the Back Bay
National Wildlife Refuge. Both the West Neck Creek Park corridor and Back Bay help define the
Transition Area and provide unparalleled amenities for those who reside in or visit the area for
recreational purposes.

VISION
The vision framework for the
Transition Area is as a distinct place
with inherently unique
environmental characteristics and
constraints that must be carefully
considered when designing for
development. Development policies
for the Transition Area are not
intended to be a continuation of the
higher density development
patterns and form found in the
Suburban and Urban Areas to the
north. Rather, they enable a more
Paddling along West Neck Creek Natural Area
limited type of development, with its
own development standards suitable
to the character of the Transition Area, where greater integration of natural resources and more
open space is planned to respect and protect the unique natural character of the area and to enable
a true transition into the Rural Area to the south.
Since the Transition Area is meant to serve as a buffer between the City’s Suburban and Rural
Areas, it should provide an apparent visual shift from suburban development character and form to
rural development character and form as one travels from north to south. Therefore, development
in the Transition Area should reflect a noticeable transitional pattern with contiguous and unified
open space throughout, also in keeping with the accompanying Transition Area Design Guidelines,
which are adopted by reference as part of this Comprehensive Plan and are available in the online
document library at www.vbgov.com/Planning. These guidelines articulate a high quality, ‘Rural
Transitional’ design theme, unique to the Transition Area vision.
The Transition Area policies and Transition Area Design Guidelines also support the Virginia Beach
Outdoors Plan by emphasizing trail connectivity and preservation of open space, waterways, and
other natural resources. The policies for the Transition Area support the Urban and Suburban Areas
growth pattern goals and redevelopment opportunities in the area to the north above the Green
Line, and the Rural Area preservation goals affecting the area to the south, below Indian River Road.
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The Transition Area policies also support the goals of the Southern Watershed Area Management
Plan, and the City’s AICUZ zoning regulations. Furthermore, the policies support an appropriate
mix, intensity, and scale of high quality, residential and non-residential development, while
sustaining our agricultural industry in this area and to the south. All open space areas should be
connected by trails to provide for a continuous open space system throughout the Transition Area.
All development in the Transition Area should be considered relative to its impact on current and
planned infrastructure and to other discretionary development proposals.
RECOMMENDATIONS
To enable the vision framework and policies for the Transition Area, all new development and
redevelopment in the Transition Area should adhere to the following general recommendations and
the Transition Area Design Guidelines.
Development & Uses:
•
•
•
•
•
•
•
•
•

Development should be creative and of high quality.
Uses should be limited to low-impact, low-density residential, low-intensity non-residential,
open space and recreational, and agricultural, including row-crop farming and equestrian
uses.
Uses should necessitate limited roadway improvements (e.g., turn lanes).
For residential development, a maximum average calculated density of up to and no more
than one unit per developable acre can be earned through demonstrated conformance with
the Transition Area Design Guidelines.
Minimum lot sizes of 15,000 square feet are preferred. Lot sizes less than 15,000 square
feet are appropriate if additional active open space location recommendations as set forth
in the Transition Area Design Guidelines are incorporated into the site design.
Non-residential uses should be “neighborhood-serving.” These are uses that are scaled to
support the needs of nearby residential neighborhoods, users of the Transition Area’s open
space and recreational areas, and agricultural users.
Non-residential uses should be located at major roadway intersections or, if as part of a
mixed use plan of development, located at the entrance to the neighborhood or interior to
the neighborhood around a central green or open space.
Development within floodplains is strongly discouraged.
Ensure all development proposals conform to the provisions of the Oceana Land Use
Conformity Program and AICUZ provisions in the Zoning Ordinance, the Southern
Watersheds Area Management Plan and Ordinance, and all other applicable development
regulations.
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Design Principles:
•
•
•
•
•
•

•
•
•
•
•

Design with nature using low-impact development techniques and creative design to
minimize impervious surfaces, protect natural resource areas and open spaces, address
stormwater management requirements, and optimize site amenities.
Open space should be deliberately included and designed as a site amenity in all
development.
Stormwater management techniques should be designed as site amenities and retention
areas and should not be isolated behind buildings.
Protect historic structures and sites and incorporate them into site design either through
preservation or adaptive reuse. Such extant structures and sites are reminders of the rural
heritage and character of this part of the City.
Residential and non-residential use design should reflect a “Rural Transitional”
architectural theme (refer to the Transition Area Design Guidelines for examples).
When developing in proximity to a designated “Special Place” (e.g., Municipal Center,
Historic Nimmo Church, Pungo Village, and the Ecological Awareness Center at Back Bay),
incorporate design elements that are contextually relevant to that Place to ensure
compatibility (refer to Transition Area Design Guidelines for “Special Place” locations and
descriptions).
For residential development, parcel consolidation is encouraged to enable larger
development sites that can be designed creatively.
Non-residential site design should focus on providing an attractive streetscape view into the
site from the roadway.
Parking areas should be situated behind or on the side of buildings and should incorporate
landscaping throughout the parking areas to enable bio-retention of stormwater runoff.
Signage should be complementary in scale and style to the use, constructed of high quality
and long-lasting materials, and externally-illuminated.
Fencing should be of an open style to create or maintain a sense of open space throughout
the Transition Area.

Example of residential development in the Transition
Area – Matthews Green Neighborhood

Context-sensitive neighborhood commercial use near
Nimmo Church
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Open Space and Recreation:
•

•

•

•

For residential development, 50% of
the developable area should be
designed to provide a balance of both
“active” and “passive” open space
areas, which should be clearly
designated, respectively, on the
development plan.
For non-residential development,
30% of the developable area of the
Open space in Heritage Park Neighborhood
subject property should be
designed as open space and clearly
designated on the development plan. Such open space should not be limited to stormwater
management facilities.
A well-planned system of multi-purpose public trails should be included in all development
to provide non-vehicular mobility, recreational opportunities, and connectivity to the larger
Transition Area Open Space and Trails Network. A balance of both “primary” and
“secondary” trails should be provided and clearly designated on the development plan.
Open space and recreational areas, trailway design, and connections should be designed to
help implement the Transition Area Open Space and Trails Network and the goals of the City
of Virginia Beach Outdoors Plan. Roadway buffers should be designated along selected
roadways (as shown on the “Transition Area Open Space and Trails Network” plan/map
below and in the Transition Area Design Guidelines), containing both landscaping and a
primary public multi-purpose trail within a public access easement, to provide for screening
of development and to promote trail connectivity throughout the Transition Area. These
buffers may be used for open space and residential density calculations.

Roadway buffer with primary trail along Seaboard Road
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Infrastructure:
•

•

•

•
•
•

All development in the Transition Area should be considered relative to its impact on
current and planned public infrastructure. Connectivity to existing public facilities
infrastructure, also known as “Public Infrastructure,” should be required for all
discretionary development.
Many roads in the Transition Area are presently 2-lane rural roads. Improvements are
contingent on necessity and sufficient capital funding." Likewise, consideration should
include roadway design safety and capacity for future relevant Capital Improvements Plan
(CIP) projects.
Connection to public sanitary sewer and water is preferred. However, if a parcel is
proposed to be served by a private septic system or an alternative on-site sewage system
(AOSS), ensure that the lot area is of sufficient size and soil suitability to install a
replacement system in case of original system failure.
Public utilities service extension should be incremental and in an orderly fashion.
Development should respect the Master Transportation Plan by providing reservations or
dedications for planned road improvements.
Incorporate stormwater management into project design according to state stormwater
management regulations. Use a systems approach to stormwater management,
incorporating a range of stormwater management techniques. Wherever feasible, consider
multi-site or regional stormwater management facilities and design them as site amenities.

AGENDA FOR FUTURE ACTION RECOMMENDATIONS: Transition Area
•

Explore the feasibility of expanding the Agricultural Reserve Program to include properties
located in the Transition Area. This could better enable the desired “transition” along the
border of the Transition Area immediately adjacent to the City’s Rural Area, as per the
above vision statement for the Transition Area.
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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
Transplanting strawberry plants (courtesy Cromwell's Produce)
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,
Transplanting Strawberry Plants, Courtesy Cromwell’s Produce
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.
Typical rural roadway with ditch in Virginia Beach
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.
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RURAL AREA LOCATOR MAP
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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;
Scenic Byway Sign
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.

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

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.
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RURAL AREA CONSERVATION AND PROTECTED LANDS MAP
(INCLUDING FLOODPLAIN AREAS)
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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
Mill Dam Creek, a Tributary of the North Landing River
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
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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SOUTHERN WATERSHED AREA MAP
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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 looking south

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.
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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
Strawberries ready for picking
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.

Dick Cockrell Arena - Creeds Ruritan Club

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

Irrigating corn (courtesy Cromwell’s
Produce)

One effective strategy Virginia Beach employs to promote,
sustain, and preserve agriculture is through the Agricultural
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

Rural Area /1-122

City of Virginia Beach Comprehensive Plan – It’s Our Future: A Choice City
November 20, 2018

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
Future farmers (courtesy Cullipher
County/Virginia Beach Historical Society, as well as those
Farm)
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.
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
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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
Ibises feeding in the Green Sea
North Landing River in Virginia
Beach, the Albemarle and
Chesapeake Canal in Chesapeake, and the Currituck Sound in Currituck County, North
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
o

sustain agricultural production;
preserve rural heritage;
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o
o
o
o
o
o
o

preserve, protect, and promote the area’s unique natural resources in a sustainable
manner;
improve stormwater management and floodplain protection;
protect undisturbed open space land;
provide low-impact recreational uses where opportunities exist;
identify and protect wildlife corridors;
manage invasive plant and animal species; and,
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
Sunflower crop (courtesy Cullipher Farm)
Preservation Plan does allow reasonable levels of
rural development to continue into the foreseeable
future, by affording equity for property owners 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.
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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 OnSite 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
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
Rural Area residential development design
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.
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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
Blackwater Trading Post
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.
Planning Guidelines for Pungo Rural Village

Pungo Strawberry Festival blanket souvenir

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, privatelyowned 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
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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
(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.
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•
•
•

•

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
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.
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1.6 - MILITARY INSTALLATIONS AND SUPPORT
Virginia Beach proudly hosts three military
installations, including the U.S. Navy’s East Coast
Master Jet Base. These include:
•
•
•

Joint Expeditionary Base Little Creek-Ft.
Story (U.S. Navy – U.S. Army)
NAS Oceana and Dam Neck Annex (U.S.
Navy)
Camp Pendleton (VA National Guard)

This military presence dates back to the early 20th
Century and has come to be a defining character of
our city, influencing its growth, economy, and land
U.S. Navy Blue Angels in formation
use patterns through the years. The City supports a
continued strong military presence, both now and in the years to come. Our commitment to ensure
this includes:
•
•
•
•
•

adopted land use plans as part of this Comprehensive Plan;
Air Installations Compactible Use Zones (AICUZ) zoning regulations;
a land acquisition program to reduce incompatible residential density and use
encroachment and annual reporting;
a business relocation incentive program; and,
advocacy and advisory partnership committees.

We work closely with local and regional military leaders, the United States Congress, the
Commonwealth of Virginia, and neighboring municipalities to reduce incompatible land use
encroachment, and to prevent future incompatible land use, i.e., encroachment, from occurring
adjacent to our military installations. We absolutely recognize the value and importance that the
Department of Defense places on its unique training facilities in our city. We desire to work in
continued partnership to play host to their mission and their families, who are such an integral part
of our diverse community. We desire to be a home to military veterans exiting their distinguished
service to our nation and to fully assimilate them into our community through workforce
development training to transition and apply their special skills in the civilian sector and through
veterans’ care programs.
Virginia Beach and the Hampton Roads region have long relied on the military industry as a major
thrust of our local and regional economy. Our military presence has enabled us to remain relatively
resilient in times of economic recessions. However, as discussed further in Chapter 2, Section 2.4 –
Economic Vitality, the region understands fully that in addition to supporting the military presence
and benefitting from it, it is imperative that we also have a diverse and sustainable regional and
local economy. For example, the Navy Region Mid-Atlantic Hampton Roads Area FY 2013 Economic
Impact Report indicated that the Navy’s direct economic impact on the Hampton Roads area was
approximately $9.2 billion, a decrease of approximately $1.8 billion or 16.4% over FY 12’s total of
$11 billion. Procurement expenditures decreased from approximately $2.8 billion in FY12 to about
$1.3 billion. The Hampton Roads area had an overall decrease of about $1.5 billion in procurement
expenditures. Active duty military pay decreased by $306 million; retired and survivors pay
increased by $76 million; civilian pay decreased by $54 million; NAF increased by $0.5milllion and
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contractor pay decreased by $55 million. This reduction in military spending as part of a defense
budget reduction has affected Hampton Roads localities and many, if not all, localities in the nation
with a military presence. In many cases, just as we are experiencing here locally, this trend is being
supplanted by growth in other industries.
THE MILITARY PRESENCE TODAY
Joint Expeditionary Base Little Creek – Ft. Story (JEBLCFS) (U.S. Navy – U.S. Army) ii
1F

JEBLCFS is the largest military employer in the city of Virginia Beach. It is the major East Coast base
supporting overseas contingency operations (OCO), with 130 resident commands, including 3 flag
officers. The installation consists of 3,947 acres of land and includes 61 piers and 7.6 miles of
beachfront, and a total of 126 training sites. As of January 31, 2015, JEBLCFS homeports 24 Navy
Auxiliary Ships, the USCGC Vigorous, and 126 small craft. The total base population is 19,179 (Little
Creek Base: 16,658; Ft. Story Base: 2,821). Base population growth since September 11, 2001 has
been just under 10,000 persons or almost 100%. To accommodate the growing presence, there are
now 1,155 base housing units, with 337 units located inside the fence line. Estimated payroll is
$1.3B, making a substantial impact on the City’s economy.
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Aerial view of Amphibious Base at Joint Expeditionary Base Little Creek-Fort Story (JEBLCFS)

The character of the base has changed since September 11, 2001, becoming more expeditionary in
nature. According to base planners, JEBLCFS is becoming the training site of choice for the joint
community due to characteristics that are unique to the East Coast. It is recognized as an
irreplaceable “National Joint Training Asset,” offering joint logistics over the shore training and a
nearly full mission profile for special operations training. Recent trends indicate that more units
are conducting training locally, decreasing travel training dollars. Through strong community
engagement with City of Virginia Beach leaders and city planners, encroachment is manageable
with community support.
Transfers have occurred since the last Comprehensive Plan update in 2009. During 2013-2014, the
following operations were relocated:
•
•
•

Navy CYPERFOR and NETWAR Commands (relocated to Suffolk) – due to recurrent flooding
associated with sea level rise impacts.
PCRON/Coastal Patrol Craft (relocated 5th AOR/Mayport, FL)
USS Fort McHenry (homeport shift to Mayport, FL)

Military Installations & Support /1-132

City of Virginia Beach Comprehensive Plan – It’s Our Future: A Choice City
November 20, 2018

Base mission growth in the future is
anticipated to consist of an increase in
Explosive Ordinance Disposal Group 2
Operations; expansion of the Naval Special
Warfare and Support Activity footprint;
gains in training vessels and equipment;
and an increase in training
operations/capacity.

LACVs at JEBLCFS

JEBLCFS is a committed steward of its cultural and natural resources, working
closely with the City and non-profit organizations to inventory and protect these assets. Some of
these include the Cape Henry lighthouses, the original base chapel, the First Landing site, and the
various monuments documenting the strategic role that Cape Henry played during the American
Revolution and the War of 1812.
JEBLCFS has a robust community engagement program, ensuring that it works in partnership in a
variety of needs identified as mutually important. These include:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Quarterly meetings with City of Virginia Beach leadership
Virginia Beach City Public Schools
Virginia Beach Education Association
Partners in Reducing Sexual Assault
Federal Aviation Administration
Hampton Roads Chamber of Commerce
Virginia Beach Bayfront Advisory Commission
Military Economic Development Advisory Committee
Joint Military Services School Liaison Committee
Military Child Education Coalition
Hampton Roads Planning District Commission
Virginia Military Advisory Commission
Central Virginia Food Bank
USO of Hampton Roads and Central Virginia
Armed Services YMCA

Since 2009, City and base planners have developed an “Areas of Interest” map (see next page) and
list of land uses of particular interest to the base. These tools assist both parties in determining
which proposed uses may be in potential conflict or encroachment with base mission and
operations. The Department of Planning & Community Development provides the base Community
Planning Liaison Officer (CPLO) an opportunity to review and comment on development
applications located in the Areas of Interest, prior to Planning Commission or City Council public
hearing. The City’s Public Works and Public Utilities Departments are in routine communications
with base planners to inform them about pending infrastructure construction projects (i.e.,
roadway repair, bridge maintenance, underground utilities work, etc.) in consideration of
personnel mobility along the Shore Drive corridor between the two base areas at Little Creek and
Fort Story.
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Naval Air Station Oceana and Dam Neck Annex (U.S. Navy) iii
2F

Naval Air Station (NAS) Oceana is the Navy’s only Master Jet Base on the East Coast and supports
the training and deployment of the Navy’s Atlantic and Pacific Fleet FA-18 C/D Hornet and FA-18
E/F Super Hornet squadrons. Four carrier air wings (CVWs) are homebased at NAS Oceana and
deploy with carrier strike groups embarking from Naval Station Norfolk (NS). Strike Fighter Wing
Atlantic, which mans, trains, and equips 18 FA-18 Hornet and Super Hornet squadrons, is also
located at NAS Oceana. Naval Auxiliary Landing Field (NALF) Fentress, located 7 miles southwest of
NAS Ocean in Chesapeake, Virginia, is equipped to simulate aircraft carrier flight decks and
supports training operations by strike fighter squadrons from NAS Oceana.

NAS Oceana, NALF Fentress, and Interfacility Traffic Area (ITA) Locator Map

The Navy employs 17,000 personnel at NAS Oceana, NALF Fentress, and a third installation, NAS
Oceana Dam Neck Annex, locally referred to as “Dam Neck.” NAS Oceana generates over $1 billion in
payroll, and goods and services annually.
The FA-18 C/D Hornet and FA-18 E/F Super Hornet are the predominant aircraft stationed at NAS
Oceana and account for the majority of aircraft operations at the airfield. Operations conducted as
part of the typical training syllabus for flight crews include departures, arrivals, touch-and-go’s, and
practice radar approaches. NAS Oceana flight crews also conduct field carrier landing practice
(FCLP) at NALF Fentress and training operations in offshore training areas.

Military Installations & Support /1-135

City of Virginia Beach Comprehensive Plan – It’s Our Future: A Choice City
November 20, 2018

Aircraft engine maintenance “run-ups”
are primarily conducted in NAS
Oceana’s acoustical aircraft facility,
known as the “Hush House.” The Hush
House enables maintenance personnel
to test jet engines that are installed in
aircraft in a fully-enclosed building. The
noise absorbing materials of the
building’s interior, combined with dense
exterior walls, eliminate engine noise
that would otherwise be heard by
neighboring Virginia Beach residents.
NAS Oceana Dam Neck Annex
Dam Neck Annex is home to 20
Air Wing Homecoming
operational, training and support
commands. The installation includes
1,919 acres and includes 3.2 miles of coastline along the Atlantic Ocean. It serves as the Navy’s
Training Center of Excellence, instructing over 20,000 students annually in over 210 courses of
instruction.
Additional training and Navy Fleet support areas include:
•
•
•

Synthetic warfare training to Carrier Strike Group and Amphibious Ready Group Staffs,
Warfare Commanders and specified units/commands
24/7/365 Maritime Domain Awareness (MDA) support and vital maritime surveillance
information to the Atlantic Fleet
State-of-the-art intelligence training including real world applications

A Memorandum of Understanding has been established between the City of Virginia Beach and the
U.S. Navy covering the use of the Dam Neck Annex South Gate for emergency response supporting
Sandbridge residents and natural disaster evacuation routing.
Camp Pendleton/State Military Reservation iv
3F

Camp Pendleton/State Military Reservation (SMR) is a Virginia Army National Guard facility located
just south of the main resort area of Virginia Beach. The facility was originally laid out on
approximately 400 acres in 1911 with construction beginning in 1912. Today, SMR occupies
approximately 300 acres with an additional 27 acres leased from the federal government.
SMR is defined by the intact landscape created by the dominant building type, World War II-era
temporary buildings, and the examples of earlier 20th century military and residential building
types. The post is buffered from the public streets by extensive trees and landscaping, in addition
to the required security fencing along the perimeter. The Guard currently leases a number of the
buildings, particularly the WWII barracks, to various military and civilian agencies.
The first major building campaign after WWI was the construction of the REDHORSE facilities
(1990s) at the north end of Regimental Camp #1 and south of Warehouse Road. The 203rd
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REDHORSE Flight unit is a construction and repair unit for the Virginia Air National Guard and their
headquarters is located at SMR. A memorial is located in this area to honor the airmen from
REDHORSE who were killed in an airplane accident returning from training in March 2001.
Additional construction projects executed during the late 1990s include an armory at the corner of
General Booth Boulevard and Birdneck Road.
Development pressure from the City led
to the transfer of some SMR parcels of
land from the Guard to the City during
the 1990s. These parcels included
acreage beyond the original cantonment
area of SMR. As a result, the boundaries
of SMR incorporate all the land (with the
exception of a small tract south of Lake
Christine leaded from the federal
government) between General Booth
Boulevard, Birdneck Road, Rifle Range
Road,
the Atlantic Ocean, and the Croatan
Barracks at Camp Pendleton
neighborhood. A 14.94-acre parcel of
land just west of Headquarters Loop along the property boundary at General Booth Boulevard has
been leased to the City for use as a parking lot by the Virginia Aquarium.
Despite the few intrusions to the original plan and subsequent configuration of Camp
Pendleton/State Military Reservation, the integrity of both the architectural resources and
cantonment features dating from 1912-1945 have remained intact and well preserved. As a result,
the Camp Pendleton/State Military Reservation Historic District was listed on the Virginia
Landmarks Register in June 2004 and on the National Register of Historic Places in September 2005
as the City’s first and only, to date, state and national register historic districts.
AIR INSTALLATIONS COMPATIBILITY USE ZONES (AICUZ) AND LOCAL LAND USE PLANNING
The chief sources of noise at an airfield are maintenance run-ups and flight operations. Data on
both sources of noise is incorporated into NOISEMAP, the DOD-approved computer model that
projects noise impacts around military airfields, to develop a graphic depiction of noise exposure.
Noise exposure is assessed for AICUZ purposes using the day-night average sound level (DNL) noise
metric. The DNL is depicted graphically as a noise contour that connects points of equal noise
value.
The AICUZ Program divides noise exposure into three categories, known as noise zones. Noise
zones 1 through 3 are developed based on the DNL, and each noise zone has associated land use
control recommendations. The noise zones provide the community and planning organizations
with a necessary tool to plan compatible development near airfields. The noise zones for NAS
Oceana and NALF Fentress are the noise zones presented in the 2005 Joint Land Use Study (JLUS)
http://www.hrpdcva.gov/uploads/docs/1JLUSExecSumm--Final.pdf
While the likelihood of an aircraft mishap occurring is remote, the Navy identifies areas of accident
potential based on historical data from aircraft mishaps, known as Accident Potential Zones (APZs),
to assist in land use planning. The Navy recommends that certain land uses that concentrate large
numbers of people—apartments, churches, and schools—be constructed outside APZs. Historical
data show that most aircraft mishaps occur on or near the runway, diminishing in likelihood with
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distance from the runway. APZs follow departure, arrival, and pattern flight tracks and are based,
in part, on the number of operations conducted for specific flight tracks. The three standard APZs,
in order of accident potential are the clear zone, APZ 1 and APZ 2. Thus, an accident is more likely
to occur in the clear zone than in APZ 1 or 2 and is more likely to occur in APZ 1 than APZ 2. The
APZs for NAS Oceana and NALF Fentress are the APZs presented in the 2005 JLUS Planning Map.
These APZs illustrate the dominant flight tracks currently flown at each airfield.

NAS Oceana portion of 2005 JLUS Planning Map

A composite noise contour and APZ map has been developed and overlaid on an aerial photograph
to show the AICUZ footprint for both NAS Oceana and NALF Fentress. The AICUZ footprint shows
the minimum acceptable area within which land use controls are recommended to protect the
public health, safety, and welfare and preserve the defense flying mission. The AICUZ footprint for
NAS Oceana and NALF Fentress and the related land use planning accomplishments and Navy
recommendations are fundamental tools for the continued success of the compatible land use
planning model that has been in place in the Hampton Roads region of the last several years. In
addition, an updated analysis of the number of people within the existing AICUZ footprint was
conducted. Using census block-level population data and the boundaries of the AICUZ footprint, it
is estimated that approximately 153,320 people live within the existing AICUZ contour.
Recognizing the need to balance community growth with the Navy’s mission, the Cities of Virginia
Beach and Chesapeake have partnered with the Navy to develop various interrelated programs and
initiatives to guide and control growth in the AICUZ footprint. These programs and initiatives,
which in most cases began during development of the Hampton Roads JLUS through the Hampton
Roads Planning District Commission in 2004 and 2005, have already lessened the Navy’s

Military Installations & Support /1-138

City of Virginia Beach Comprehensive Plan – It’s Our Future: A Choice City
November 20, 2018

operational impacts on adjacent land, while simultaneously easing pressure on the Navy’s defense
flying mission.
Control over land use and development in areas neighboring the airfields ultimately is the
responsibility of local governments. The Navy, through its AICUZ Program, encourages local
governments to plan for compatible development. Accordingly, City of Virginia Beach land use
planning documents and zoning regulations identify existing and future land use and zoning in
areas in the AICUZ footprint.
For example, the City prepared and adopted the APZ-1/CZ Master Plan (www.vbgov.com/Planning)
in April 2005, as an amendment to the City’s Comprehensive Plan. This plan inventoried existing
land use conditions within the NAS Oceana Clear Zone and APZ-1. Using public meetings for
stakeholder input, the plan recommends future planned land use in the Clear Zone and APZ-1,
noting both compatible and incompatible land uses (refer to the APZ-1/Clear Zones Locater Map
and Future Planned Land Use maps on the following pages). The Lynnhaven SGA, Hilltop SGA, and
Resort Area SGA Master Plans, adopted as amendments to the Comprehensive Plan, also recognize
the AICUZ footprint and recommend future land uses accordingly. In addition, the City adopted the
Interfacility Traffic Area (ITA) & Vicinity Master Plan (www.vbgov.com/Planning), as an amendment
to the Comprehensive Plan, originally in 2011. This plan guides future land use and development in
Virginia Beach within the high noise zone contours between NAS Oceana and NALF Fentress, and is
further described in Chapter 1, Section1.4 - Princess Anne Commons & Transition Area of this
Policy Document. An updated version of that plan was adopted by the City Council in 2017. The
update was necessary due to the significant increase in land in the ITA purchased by the City as part
of the program to support operations at NAS Oceana.
The City’s AICUZ Overlay Ordinance regulates land use. AICUZ “Subareas” have also been
designated by the City of Virginia Beach to correspond to high noise contours. Each of these
subareas has associated land use density policies and use restrictions. The AICUZ areas and
Subareas are illustrated on the maps on the following pages.
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SPECIAL ECONOMIC GROWTH AREAS (SEGAs)
The City has designated 4 Special Economic Growth Area (SEGAs) on the Comprehensive Plan’s
“Planned Land Use Map,” which are described in greater detail in Chapter 2, Section 2.4 - Economic
Vitality. SEGAs are viewed as special areas with significant economic value and growth potential,
with a primary consideration being adjacency to NAS Oceana or within the Interfacility Traffic Area
high noise overflight zone. The City supports development and redevelopment of this area
consistent with the City’s AICUZ Ordinance provisions and the City’s economic growth strategy.
Three SEGAs were initially designated in the 2009 Comprehensive Plan:
1. SEGA 1 – East Oceana
2. SEGA 2 – West Oceana
3. SEGA 3 – South Oceana
In 2011, when the Interfacility Traffic Area (ITA) & Vicinity Plan was adopted as an amendment to
the Comprehensive Plan Policy Document, SEGA 4 – Princess Anne Commons was subsequently
designated. The recommendations pertaining to SEGA 4 – Princess Anne are derived from the ITA
& Vicinity Master Plan.
CITY-NAVY COOPERATION
The City’s APZ-1 Ordinance (adopted December 2005 and revised to include Clear Zones) amended
the City’s Zoning Ordinance to prohibit all uses in APZ-1 and Clear Zones that are incompatible with
OPNAV Instruction 11010.36B (the “OPNAV Instruction”). The APZ-1 Ordinance renders existing
uses non-conforming but not incompatible and requires all new development or redevelopment to
be consistent with the OPNAV Instruction. As an exception, the Ordinance allows incompatible uses
or structures as a replacement of the same use or structure, if the replacements use or structure is
of equal or lesser density or intensity than the original use or structure. Where application of the
APZ-1 Ordinance leaves property without a reasonable use, the APZ-1/Clear Zone Use and
Acquisition Plan is intended to direct reuse, rezoning. The acquisition plan focuses on voluntary
purchases of pre-existing, nonconforming properties within the APZ-1/Clear Zone that have been
devalued by use restrictions, and/or whose owners desire to relocate such uses outside of the APZ1/Clear Zones. The Plan also includes the voluntary acquisition of ITA and Rural Area AICUZ
properties, as well as a program to manage and/or dispose of acquired properties in all acquisition
areas. Through June 2014, the City acquired or contracted to acquire 758 residential dwelling units
and 63 commercial units in APZ-1 and the Clear Zone. v
4F

The City-Navy Joint Review Process Group (JRP) informs the Planning Commission and City Council
whether qualifying discretionary proposals, such as rezoning and conditional use permits, meet the
requirements of the AICUZ Overlay Ordinance. The JRP meets as needed when rezoning
applications are received by the City and consists of the following members:
•
•
•
•
•
•

City Planning & Community Development Department Staff (JRP Coordination)
City Attorney’s Office
Director of Planning & Community Development
Zoning Administrator
NAS Oceana Planning Liaison
NAS Oceana AICUZ Program Manager
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The Department of Planning & Community Development routes all discretionary review
applications within the “Area of Interest” map to JEB Little Creek-Ft. Story and to NAS Oceana
within AICUZ zones to their respective base Community Planning Liaison Officer (CPLO). The
CPLO’s review comments are included in City staff reports to the Planning Commission.
The City’s YesOceana! Program was developed
by the Department of Economic Development
to meet the requirements of the Defense Base
Closure and Realignment (BRAC) Commission
to protect our citizens and keep NAS Oceana in
Virginia Beach. This innovative program
consists of zoning ordinances and economic
incentives to foster the conversion of
nonconforming businesses in the APZ-1 into
conforming ones and relocating ones that
cannot be converted to another part of Virginia
Beach. Program incentives include relocation
assistance and BPOL Tax reduction.
YesOceana.com Program website
Not only does this approach accomplish
necessary rollback, it ensures that redevelopment follows sound planning and land use principles
and that any new development is of higher quality than what currently exists. For more
information about this program, visit www.YesOceana.com.
PARTNERSHIPS
Since 2005, the City has established multiple partnerships with our military partners to advocate
for the military presence in our community and associated economic development opportunities.
Military Economic Development Advisory Committee (MEDAC)
MEDAC was established to enhance the coordination with the local military and its various
installation tenant commands. Members appointed by Virginia Beach City Council. Committee
members are retired senior officers, retired senior enlisted personnel or qualified civilians having
experience in the military warfare areas represented by the various local commands. MEDAC has
four primary goals:
•
•
•
•

Outreach to U.S. Navy and other military commands
Economic development opportunities
Workforce development
Virginia Beach military affairs

Oceana Land Use Conformity Committee (OLUCC)
The City’s Oceana Land Use Conformity Committee makes recommendations to City Council and the
Virginia Beach Economic Development Authority on the following matters:
•

agreements and transactions that further the purposes for which the Committee
was created;
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•
•
•
•

zoning and other land use ordinances, including the advisability of adopting new or
amended ordinances;
discretionary zoning applications, such as rezoning and conditional use permits;
ordinances imposing fees or taxes, including the advisability of adopting new or amended
ordinances; and,
staffing and resources necessary, or appropriate, to assist the Committee in the exercise of
its duties.

NAS Oceana Encroachment Reduction Program Annual Report

RECOMMENDED POLICIES

•

Land uses situated in AICUZs should conform to all adopted plans (e.g., APZ-1/CZ Master
Plan, ITA & Vicinity Master Plan, and the Strategic Growth Area Master Plans).

AGENDA FOR FUTURE ACTION RECOMMENDATIONS: Military Installations and Support
•

Support the mission of the military installations in Virginia Beach. Continue to route to the
Community Planning Liaison Officers (CPLOs) all discretionary and by-right development
applications within "areas of interest." Work closely with the CPLOs in the review of
development applications for "areas of interest" to avoid potentially incompatible uses.

•

Continue to route to the CPLOs for review all discretionary and by-right development
applications within "areas of interest" to avoid potentially incompatible uses.
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