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Photo 1: Princess Anne Road at Independence Blvd. (1999) 

Photo 2: Princess Anne Road at Virginia Beach National 
Entrance (formerly TPC taken 1999) 

I.  Introduction  
 

A. Study Area Description  

As the largest city in the state and the 35th 
largest city in the country, the City of Virginia 
Beach has exhibited a continued commitment to 
its transportation corridors. This commitment is 
comprehensive and addresses issues such as 
roadway safety and engineering, appearance 
and aesthetics, land use planning and economic 
development opportunities.  

The Princess Anne Corridor is located at the 
interface between two distinct areas of the City; 
the urbanized area and rural area. Several 
years ago, Princess Anne Road was widened 
from a two-lane road to an eight-lane road from 
its intersection with Ferrell Parkway to its 
intersection with Dam Neck Road. From the  

 

Dam Neck Road intersection south, Princess 
Anne Road remains a two-lane road that was 
designed to serve primarily the rural area. 
Gradually, Princess Anne Road has become the 
main access serving the Princess Anne Com- 
mons and the surrounding area. Many of the 
existing Princess Anne Commons areas include 
the Municipal Center, Princess Anne Park, 
Farmer’s Market, Tidewater Community 
College, Higher Education Center, Verizon 
Wireless Amphitheater, Sportsplex, Soccer 
Complex and hundreds of residences. 

 

Princess Anne Road from Dam Neck to the 
Municipal Center and an extension of Nimmo 
Parkway are expected to be completed in 2014.  

 
 
 

This proposed roadway will be a four-lane, 
controlled access parkway within a 250-foot 
right-of-way that could accommodate four 
additional lanes of traffic, if needed, in the 
future.  

Significant planning and development has 
been accomplished on the Princess Anne 
Commons project, the facilities and program 
for Princess Anne Park, and the Municipal 
Center. It is now time to address the 
character, design treatment and alignment of 
Princess Anne Road and the associated land 
use planning opportunities within the Corridor 
as a significant community identification and 
unifying element. Over the past several years, 
the land surrounding the  

 
Corridor has experienced unprecedented 
growth and development interest, and remains 
attractive to private investors for a variety of 
development purposes ranging from  
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Note: These boundaries are approximate alignments 
 

 
 
residential to commercial projects. However, 
the pressure to develop and change in the 
most cost-efficient way often overtakes the  
desire to develop in a high-quality manner that 
is compatible with the existing neighborhoods 
and consistent with the City’s vision for the 
area. This approach can result in projects and 
changes that yield near-term economic 
benefits at the expense of long-term quality.  
The time is right to address the overall and the 
detailed development of the Corridor in   a 
comprehensive way and to realize the City’s 
vision of Princess Anne Commons and the 
Corridor as a special and unique place.  

 
 
 
 
 

Figure 1 

B.   Policy Areas:  

1.  Princess Anne Commons  

Much of the Princess Anne Corridor is located 
within an area known as the Princess Anne 
Commons, a large, contiguous and, to a large  
extent, publicly-owned tract of land about five 
miles in length encompassing a wide array of 
interesting and diverse activities that advance  
the city’s objectives of enhancing its economic 
vitality and creating an economically vibrant 
center.  Among these include the:  

 
a. Educational Core institutions of Tidewater 

Community College, the Higher Education 
Center, the Advanced Technology Center 
and with numerous secondary level schools;  
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b. Entertainment/Sports venues include the 
Amphitheater, Sportsplex, Virginia Beach 
National Golf  Course, Heron Ridge Golf 
Course and the Virginia Beach Soccer 
Complex;  

c. Recreational/Cultural areas such as Princess 
Anne District Park, West Neck Creek     
District Park; Princess Anne Historic and 
Cultural District, the Farmer’s Market;  

d. Municipal Center encompassing City Hall     
and the Judicial Center.  
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Figure 2 

2. Princess Anne Commons/ Oceana Land Use 
Conformity 

The planning amendments associated with the 
Oceana Land Use Conformity program 
included changes to land use policies within 
areas of the city affected by noise zones at 
and above the 65 DNL levels.  As a result, the 
land use policies and ordinances that apply to 
these zones located in the Princess Anne 
Commons restrict residential development to 
no more density than is allowed by right under 
existing zoning.  Discretionary development for 
non-residential uses within this area must 
conform with the city's Air Installation 
Compatible Use Zone (AICUZ) provisions as 
cited in the comprehensive plan and zoning 
ordinance.   

 
 

3.  Princess Anne Corridor  
 
The purpose of this plan is to offer useful 
planning and design guidance presented in the 
form of an official policy document for those who 
may wish to develop or improve public, as well 
as private, properties in this corridor area. The 
plan is designed to achieve a number of key 
objectives including providing an improved and 
attractive right-of-way with controlled access, 
utilizing incentive-based planning methods, 
strengthening neighborhoods, advancing the 
city’s economic vitality and, through these 
efforts, achieve a   higher quality physical 
environment for all.  
 

 
 

 

 

 

 

 
 

Princess Anne Corridor 
Location Map 
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  II.  Goals and Objectives of the 
       Planning Effort  

 
A.   Goals  
In response to the need for a comprehensive 
examination of the Corridor, a community 
participation process was developed and 
endorsed to address a variety of issues. The 
neighborhood of the lower Princess Anne 
Corridor has changed rapidly and significantly 
over the last five to ten years, and more change   
is in view. The Virginia Beach National (VBN) 
golf course, continuing residential development, 
and other    transportation improvements are 
part of the sequence of change. In order to 
properly address concerns about the quality and 
character, as well as the purpose and need for 
change in the Princess Anne Corridor itself, a 
comprehensive planning and design approach is 
mandatory. The principal goal of this study is to 
review current and likely future changes in the 
immediate area, and to create a design and a 
planning framework for the corridor which 
effectively addresses concerns of the residential 
and business community, and those who use 
Princess Anne Road on a frequent basis. Out of 
meetings, workshops, and community input, the 
following goals were developed as a beginning 
point, a point from which to orient the design 
and planning outcome:  

1. To develop a design character for the   
Princess Anne Corridor that is unique, 
identifiable, and enjoyable.  

2. To develop a roadway facility that is a 
prototype for similar facilities and that   
ensures functionality and design integrity 
consistent with the adopted Master 
Transportation Plan and supports corridor   
land use planning objectives.  

3. To promote a controlled access roadway and 
minimize traffic disruption.  

4. To protect and promote stable surrounding 
neighborhoods and enhance property values. 

5. To include pedestrian and open spaces   

linking complementary public and private  
land uses.  

6. To enhance community investment through  
the creation of a high-quality physical 
environment— a program of public 
improvements that complements and    
prompts appropriate private investment.  

7. To advance compatible economic 
development objectives within the Princess 
Anne Corridor.  

8. To create the basis for a comprehensive plan 
amendment that is clear and supportable.  

 
B.   Objectives  

 
While goals serve as the point of orientation for 
decision-making, objectives serve the purpose 
of defining the actual, more definitive   
achievements that must be made. A number of 
design objectives were formulated and    
approved, as part of the community participation 
process, as a road map of how to direct the 
Corridor improvements. These objectives are:  

1. Provide compatible and incentive-based land 
use policies for developable tracts of land 
along this corridor.  

2. Provide useful and cost-effective corridor 
design guidelines that will result in:  
a.   Protected stable neighborhoods;  
b.   New site designs and buildings that 

complement the Municipal Center to the 
south and the Higher Education Center/ 
Amphitheater to the north - exhibiting a 
blend of exceptional beauty and    
function;  

c.   Inviting roadways that are attractively 
landscaped and distinctively designed;  

d.   Corridor improvements that respect and, 
where possible, showcase natural 
environment, views and open space 
elements.  

 
Recognition of the Hampton Roads Joint 

Land Use Study 
 
The City of Virginia Beach has adopted a 
series of policies and ordinances to achieve 
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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 Princess Anne 
Corridor Study area.  For those areas north of 
the Green Line within the 70 DNL or higher 
noise zones, residential densities area limited 
to no more than what is allowed by right and 
restrictions apply to certain non-residential 
uses that are sensitive to jet noise. Other 
properties located north of the Green Line 
within the 65 to 70 DNL noise zone are 
allowed to develop at a maximum density that 
is similar to or lower than that of surrounding 
properties having a similar use.  Further 
guidance is provided with the respective 
subarea sections of this study. 
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Figure 3 

 III.  Existing Conditions  

A.  Existing Opportunities and Constraints  

The Princess Anne Corridor offers a variety of 
opportunities - both in terms of design 
aesthetics and site planning. The Corridor 
neighborhood is not exclusively of one use – 
residential, open space recreation, civic, and 
commercial facilities rub shoulders the length of 
the corridor. This existing land use gives rise to 
opportunities associated with the undeveloped 
land and abundance of open space. There 
exists a strong opportunity to create a significant 
physical and visual link from the Education 
Center at the northern end of the corridor to the 
Municipal Center at the south. These existing 
land uses    also impose constraints regarding 
the concerns   of the existing residents. The 
existing roadway patterns provide both 
opportunities in terms of expansion and access 
development, and constraints by the existence 
of localized access to Princess Anne Road 
which must be maintained until alternative 
access can be provided.  

1.    Opportunities  

Development and aesthetic opportunities 
include a number of possible architectural and 
cultural options in and near the corridor that 
could form the basis of giving Princess Anne 
Road its own special unifying ‘brand’. The open 
space associated with the frontage of Princess 
Anne Commons, the Tidewater Community 
College campus, the Higher Education Center 
and the undeveloped properties provides 
significant opportunities to develop an attractive, 
landscaped buffer area along the roadway 
edges. This buffer area could include the 
construction of a multipurpose trail, bermed 
(mounded earth)    land forms that provide 
visual screening, and significant visual 
screening through the use of native and existing 
plant material. Additionally, several large tracts 
of undeveloped land (or “Sub-Areas”) provide 

exceptional development opportunities within 
the Corridor as shown on pages 12 through 14. 
These tracts include Sub-Area 1, southeast of 
the Princess Anne Road/ Dam Neck Road 
intersection; Sub-Area 2, southeast of the future 
Southeastern Parkway interchange; and Sub-
Areas 3 and 4, at the northeast corner of the 
Princess Anne Road/ Nimmo Parkway 
intersection.  
 

 

 

 

 

 

 

 

 

Princess Anne Corridor 
Existing Conditions 
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2. Constraints  

Among the constraints associated with the 
existing corridor, residential neighborhoods   
close to the road are concerned about noise and 
about the impacts of proposed nonresidential 
uses. Certain adjacent land uses, planned 
roadways and environmental factors impact   
future development tracts and will require   
special mitigation methods. In addition, similar 
power line and utility rights-of-way are located 
within other developable areas of the Corridor 
and will require innovative site planning and 
design methods to accomplish the quality 
physical environment we seek to achieve 
through this study.  Wetlands and 
archaeological/historic sites are present within  
the Princess Anne Corridor and must be   
respected and/or mitigated if development plans 
encroach on these areas. These areas are 
delineated in the description of the specific 
areas and Sub-Areas on pages 9 through 11.  
 
3. Issues  

 
The following list distills those issues raised  
over the course of this study that needed 
resolution:  

a.  Integrating community and neighborhood 
coordination and review into the future 
design process. 

b.  Establishing buffers between the roadway 
and neighborhoods affected by and close 
to the corridor – mitigate adverse visual 
and noise concerns. 

c.  Unifying and linking adjacent land uses 
visually, functionally, and spatially. 

d.  Establishing community wayfinding (i.e. 
directional signage); emphasize community 
context, sense of place ad attractiveness. 

e.  Planning for and allowing compatible land 
uses that emphasize and reinforce the 
character of the corridor. 

f.    Including pedestrian and open spaces 
linking complementary public and private 
land uses. 

g.  Protecting and stabilizing neighborhood 
areas. 

h.  Integrating vehicles/bicycles/pedestrians/ 
lighting. 

i.   Determining policies regarding the location 
of Princess Anne Park and Farmer’s Market.  

j.   Establishing a distinct landscape identity for 
the corridor. 

k.   Advancing compatible economic 
development objectives within the Princess 
Anne Corridor. 

l.    Unifying a variety of activity centers  
through the use of attractive and distinctive 
design elements.  

m. Enhancing community investment through 
the creation of a quality physical 
environment. 

 
B.   Existing Land Use Pattern  

 
1. Land Use Linkages  

A key element of the concept landscape design 
is the notion that land use linkages can be 
made between the roadway and adjacent lands 
in ways that are mutually beneficial, in 
particular expanding motorist and resident 
comprehension of the roadway as a community 
asset, serving to knit it more strongly together.  
Land use linkages include open 
space/recreation resources, carefully planned 
and integrated with residential and commercial 
development areas. These linkages would take 
the form of connections into regional bicycle 
and walking trails; visual and physical linkages 
to existing and future residential developments; 
and connections to Princess Anne Commons, 
the Tidewater Community College/Education 
Core. These linkages would help influence and 
assist in the regulation of the character and 
nature of future development, and provide 
useful open space.  
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Figure 5 

Figure 4 

2. Significant Development Areas  

 
 
 
 
 
 
 
a. Princess Anne Commons  

 
The Princess Anne Commons area is a major 
activity center near the geographic center of the 
city.  Currently, the Commons includes the VBN 
golf course First Tee, the Virginia Beach 
Sportsplex,  the Verizon Wireless Amphitheater 
and the western portion of the educational core 
among many  other uses. As the City’s major 
open space and recreation area, plans for the 

existing Princess Anne Commons will ultimately 
include an expanded Sportsplex/ Multipurpose 
athletic stadium, Princess Anne District Park, 
soccer complex, tennis courts and 
boating/canoeing facilities (with connections to 
the North Landing River). Additionally, proposed  
multipurpose trails within Princess Anne 
Commons will provide direct access both north 
and south into and from Princess Anne Road.  

 

 
 
 

 
b. Educational Core 
 
Located on both sides of Princess Anne Road 
between South Independence Boulevard and 
Dam Neck Road and as part of the Princess 
Anne Commons is the Educational Core. It 
consists of the Tidewater Community College 
campus, the Higher Education Center, the 
Advanced Technology Center and Landstown 
High School. Bordered to the south by the 
Farmer’s Market and Princess Anne Park, the 
Educational Core provides the opportunity for 
aesthetic enhancements along its frontage to 
Princess Anne Road. In that the development 
of the educational sites does not require nor 
prefer immediate proximity to Princess Anne 
Road, landscape buffer zones could be 

Princess Anne Commons 
Edge w/ the Corridor 

Educational Core
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Figure 6

Figure 7 

established adjacent to the right-of-way within 
the respective properties. This is also 
advantageous, since the segment of Princess  
Anne Road north of Dam Neck Road is        
“built-out” with eight travel lanes - leaving little 
room for aesthetic treatments along the 
roadway edges or within the median.  
 

 
 
 
c. Sub-Area 1  

 
This Sub-Area comprises a major shopping 
complex on approximately 63 acres and two 
separate, individual commercial establishments.  
 
 
d. Sub-Area 2  

 
Located directly south of the future 
Southeastern Parkway interchange on the east 
side of Princess Anne Road, this Sub-Area 
currently consists of approximately 100 acres 
and includes 27 privately-owned parcels with a 
few single-family residences. Bounded on the 
north by the Southeastern Parkway interchange, 
on the south and east by the Christopher Farms 
subdivision and to the west by Princess Anne 
Road, this   Sub-Area would be accessed by the 

proposed roadway link extending from the 
terminus of Drakesmile Road to the entrance of 
VBN through Sub-Area 2. It is located directly 
across Princess Anne Road from the VBN Golf 
Course. 

 
               

Sub-Area 1 

 

Sub-Area 2 
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Figure 8 

Figure 9 

 

 
 
 
 

 
e. Sub-Area 3  

 
Sub-Area 3 is comprised of 7 privately owned 
parcels totaling approximately 13 acres.      
Located on the northeast corner of the proposed 
Nimmo Parkway / Princess Anne Road 
intersection existing land uses includes a small 
commercial/office and vacant parcels.  A diagram 
of Sub-Area 3 is provided above.  

 
 
 
 
 
 
 
 
 
 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
f. Sub-Area 4  

 
Sub-Area 4 is located on the northwest corner of 
the proposed Nimmo Parkway/Holland Road 
intersection and currently zoned AG-1 and      
AG-2. It includes two privately owned properties 
totaling approximately 48 acres.  

Sub-Area 3 

Sub-Area 4 
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Figure 10 
 

 
 
g.  Municipal Center  
 
As well as serving as the center of 
municipal governmental activity for the City 
of Virginia Beach, the Municipal Center 
establishes the southern terminus of the 
Princess Anne Corridor and is roughly 
geographically centered within   the City 
of Virginia Beach.  The Municipal 
Center campus has strong architectural,  
landscape and aesthetic character.  Its 
Neo-Georgian  architecture, formal 
landscaped grounds and roadway 
medians provide a unique and 
identifiable image of civic place - well  
known to the citizens of Virginia Beach 
and the region. This strength of 
character and design makes it an ideal 
aesthetic development base for the 
southern area of the Princess Anne 
Corridor.  
The aesthetic character of the corridor’s    
northern area will be defined by the more 
contemporary design of the Amphitheater 
and Higher Education Center.  A unified 

roadway aesthetic, linked to a notable 
neighborhood image, not only serves as a 
locational icon, it reestablishes Princess 
Anne Road as the primary approach to the 
city’s civic core.  

 
 

Municipal Center Photo 3 – Judicial Center 
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C. Existing Transportation  

Princess Anne Road serves as the primary 
connector between the developed portions of 
the City north of the Municipal Center and 
agricultural areas to the south. Princess Anne 
Road rapidly narrows from eight lanes to two 
lanes south of Dam Neck Road. For safety, 
increased level of service, projected traffic 
volumes and other reasons, it is important to 
implement roadway improvements.  

Vehicles proceeding south through the Dam   
Neck Road intersection are traveling on an   
eight-lane divided urban roadway with lanes 12 
feet wide, curb and gutter, sidewalks, and 
lighting. The roadway transitions into a two    
lane rural roadway with lanes 12 feet wide and 
open roadside ditches. This much narrower 
typical section continues south with multiple 
driveway and field entrances from the roadway 
until it reaches the Municipal Center at Nimmo 
Parkway.  At Nimmo Parkway, the road 
character changes again, widening at the 
intersection into a four-lane divided urban 
collector with lanes 12 feet wide, curb and   
gutter, sidewalks and lighting.  After passing 
through the Nimmo Parkway intersection the 
road transitions once again to a narrower 
configuration, becoming a two lane urban street 
with lanes 15 feet wide, curb and gutter,   
lighting, landscaping, and sidewalk primarily on 
the west side. Posted speed limits vary 
throughout the corridor. Posted speeds begin 
with 50 m.p.h. at Dam Neck Road, then rise to 
55 m.p.h. for cars (45 m.p.h.  for trucks) in the 
two-lane section. These speeds reduce to 45 
m.p.h. at the VBN Golf Course entrance, 35 
m.p.h. at Curry Comb Court, and finally 25 
m.p.h. at Nimmo Parkway.  

 
Vehicular traffic on Princess Anne Road is made 
up primarily of passenger cars with no more    
than a standard (or normal) 5 percent truck and 
heavy vehicle volume. Major traffic generators 
through the corridor include Princess Anne 

Commons and Landstown Commons Shopping 
Center at Dam Neck Road, Landstown 
Meadows at Winterberry Lane, Christopher 
Farms / Courthouse Farms at Curry Comb 
Court, the Virginia Beach Courthouse Complex  
at Nimmo Parkway, and the Virginia Beach 
Municipal Center at James Madison Drive. A 
planned east-west arterial roadway is laid out 
through what is currently an open field from the 
Nimmo Parkway/Princess Anne Road 
intersection east to General Booth Boulevard 
and west to Indian River Road. This facility will 
add considerably to Princess Anne Road traffic 
volumes in the future.  Additionally, 
requirements associated with the development 
of Courthouse Farms provide for a temporary 
intersection at Curry Comb Court and Princess 
Anne Road. It is understood that this    
intersection will be closed following the  
widening of Princess Anne Road and the 
provision of alternative roadway access.  

Pedestrian traffic is nearly nonexistent on 
Princess Anne Road at this time. Recreational 
walking is confined to neighboring communities 
due to a lack of facilities along Princess Anne 
Road. Some walking occurs due to Kellam High 
School students residing in nearby 
neighborhoods.  

 
D. Existing Natural Resources  

Within the Princess Anne Corridor, there exists 
a diversity of natural resources. Beginning at  
the north end of the corridor study area, near 
the intersection of South Independence 
Boulevard, there are few areas of active 
agricultural plots. For the most part, the land 
has been developed in residential, commercial 
and institutional uses but there are a few areas 
of fallow agricultural fields west of Princess 
Anne Road, near the intersection with South 
Independence Boulevard.  

One of the most attractive natural resources 
within the corridor study area is the existing 
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Figure 11 

mature stand of hardwoods and conifers that 
comprise the southeast corner of Princess Anne 
District Park. Tree species in the park include 
Live Oak and Laurel Oak - significant in that 
Virginia Beach is roughly the northern habitat 
limits of these species of oak. As a natural 
resource, these trees serve as both a visual 
landmark and a usable and attractive open 
space   - offering a diversity of tree species and    
welcome shade in the hot summer months. 
Natural resources in this corridor include the  

 

 
 
 

open spaces of Princess Anne Commons and 
stands of native forest. These native forest 
areas occur on both the east and west sides of 
Princess Anne Road - some containing 
jurisdictional wetlands. Also, near the future 
intersection of Princess Anne Road and Nimmo 
Parkway, there are four small areas of 
seasonally flooded emergent wetlands.  A 
diagram of the approximate wetlands locations 
is shown at the lower left.  

There are no significant surface waters within   
the corridor study area, with the exception of 
man-made drainage ditches. Groundwater   
throughout most of the study area exists near 
the surface, or is carried off through the 
extensive drainage ditches – particularly in the 
Princess Anne Commons area.  

Cultural resources within the study area include 
one area northeast of Princess Anne Road 
(south of the future Southeastern Parkway 
interchange) identified as an archaeological site. 
This site, illustrated on this page, may contain 
prehistoric and eighteenth and nineteenth 
century artifacts. 

Approximate Location of  
Seasonal, Emergent Wetlands 

Approximate Archeological                      Figure 12 
Site Location
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E. Existing Theme/Design Considerations 
 

The character of the existing landscape should   
be considered strongly in the development of 
the Corridor design theme. The strongest 
elements   of that character are the distinct 
differences in the physical character defined 
by the built and natural environments between 
the northern portion of the Corridor study area 
and the southern portion. 
 
The northern portion is characterized by a 
significant amount of open space and parkland 
with emerging developed areas of the 
Princess Anne Commons that are beginning to 
define the architectural character of this area.  
 
The southern portion is dominated by the 
presence of the Municipal Center.  Study of 
the Municipal Center buildings and grounds 
identified a number of elements and design 
ideas that could be very strongly carried over 
to the aesthetic design of the corridor and its   
landscape. Among these are:  
 

1. The order and formality of its layout and 
significant plantings.  

2. The unity of its materials, both 
architectural and landscape.  

3. The clarity of its layout, and ease of 
recognition.  

4. The high recognition of the center to 
local residents.  

5. The opportunity to create a transition 
from   the “traditional” architectural 
character of the Municipal Center to a 
more contemporary architectural 
character that dominates the northern 
part of the Corridor.  
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IV.  Corridor Element Design Alternatives 
 

A. Corridor Design Themes  

At a community and urban design level, the 
Princess Anne Corridor should accomplish a 
number of objectives that will materially affect 
and improve the sense of community. It should 
serve to reinforce the sense of community in 
Virginia Beach, and in so doing, become a 
prototype for corridor planning initiatives 
elsewhere. The following are the elements of    
the urban design theme: 
 
1. Roadway Aesthetics Design  

 
a.  Relate character to immediate local and 

adjacent communities. 
b.  Create places and experiences keyed to   

the corridor as a unique place. 
c.  Establish identifiable gateways to 

neighborhood communities as well as to  
the corridor. 

d. Integrate open space planning   
(recreational, buffer, and environmental) 
along the edges of the corridor right-of-
way. 

e.  Promote a controlled-access roadway      
and minimize traffic disruption –     
essential in order to avoid construction      
of additional travel lanes. 

f.  Establish unified corridor parameters 
ensuring functionality and design    
integrity consistent with the adopted  
Master Transportation Plan. 

 
2.  Corridor Landscape/Aesthetic Design 
 

a. Design Principles 
The key to a lasting and appropriate 
corridor character will be to ensure that the     
application of the Neo-Georgian theme 
recognizes and relates to the pattern of  
community and neighborhood landscapes  
along the right-of-way. Appropriate design 
not only recognizes the motorist 
experience but also the nature of the 
environment through which it passes (and 

the needs of the environment). The Neo-
Georgian theme, then, would change its 
character along the corridor – being 
perhaps most contemporary furthest from 
the municipal center, and most 
conservative closest to it. 

 
    b.  General Principles 

i.   Interpret the Neo-Georgian theme in a  
way consistent with the immediate 
corridor locale. 

ii.  Develop a spectrum of contemporary to 
conservative interpretations of the Neo-
Georgian theme, in order to find the 
appropriate fit. 

iii. Use design practices, techniques and          
elements that make the visual 
appearance of the corridor consistent 
with its overall objectives. 

 
    c.   Aesthetic Design  

i.   Control the ‘viewshed’ of adjacent land 
uses and landscape visible from the 
roadway through the appropriate use of 
planting and design guidelines for 
adjacent future development. 

ii.  Create unity of design in planting and           
structures within the right-of-way, and  in 
adjacent areas, such as approach  roads 
and intersections. 

iii. Create a sense of anticipation or growth 
of the expression of the theme rather 
than hitting the motorist ‘right between 
the eyes’. 

iv. Establish large-scale mass native                 
plantings to create significant visual 
expression and mediate with existing 
residential neighborhoods. 
 

    d.  Plant Materials and Maintenance  
i. Maintenance concerns should be 

addressed by the use of native and 
naturalized species, in order to reduce 
maintenance and upkeep 
requirements (plant life span, 
fertilization, pruning, insecticide and 
herbicide application, etc.).  
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ii. Planting design criteria for the corridor, 

which will: 1) encourage 
environmentally-responsible design 
techniques, and 2) include the use of 
native and low water consuming  
species, in particular grasses in the 
verges of the roadway, except in those 
areas where a formal turf verge is 
appropriate to execution of the corridor 
theme.  

iii. In the areas north of Dam Neck Road, 
little opportunity exists for planting  
areas since the area within the right-of-
way is essentially “built out.”   
Therefore, every opportunity for 
providing street tree and buffer planting 
on the adjacent properties should be 
explored. Areas on the properties of the 
new Landstown High School, the 
Tidewater Community College and 
Higher Education Center campuses 
should be utilized to provide visual 
screening through the use of trees and 
understory planting.  

iv. Buffer plantings between Sub-Areas 1 
and 2 and the adjoining developments 
should incorporate evergreen plantings 
of trees and shrubs in the majority (i.e. 
70%) of the buffer area.  This should be 
done to allow year-round screening of 
the proposed developments.  
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V.  Alternative Land Use Policies 
 

A.    Princess Anne Commons 
 
This plan provides guidance for public and 
private properties in the Princess Anne 
Corridor. Development of that portion of the 
Princess Anne Corridor located within the 
Princess Anne Commons should adhere to the 
adopted policies of the Comprehensive Plan 
affecting that area. 
 
B.    Educational Core Area 

 
Proposed land uses for properties within the 
Educational Core area, whether public or    
private, must strengthen and complement the 
institutional, educational, and cultural activities 
in this area. Related site design and   
architectural quality should be comparable to 
and compatible with the Tidewater Community 
College, the Higher Education Center, the 
Advanced Technology Center and Landstown 
High School.  

 
C. Princess Anne District Park and 

Farmer’s Market  

The City recognizes that certain economic 
development opportunities exist on land now 
occupied by the Princess Anne District Park 
and Farmer’s Market.  Land use changes on 
these tracts would be considered by the City 
provided they are tied to acceptable levels of 
private investment, the creation of higher wage 
jobs, high quality development, tax positive 
fiscal impacts and, of equal importance, 
securing viable relocation sites that possess an 
adequate area of usable land, good 
accessibility and satisfy other requirements. 
Until such economic opportunities present 
themselves, it is the city’s policy to retain the 
Farmer’s Market and  Princess Anne District 
Park at their present location. If it is anticipated 
that these uses will  

 

 

 

 

 

 

 

 

remain at their present locations, then the city    
will take appropriate steps to ensure the ongoing 
viability of these facilities.  

Alternative 1  
In the future, if it is determined by the city  
that the Farmer’s Market and/or Princess  
Anne District Park will no longer occupy  
their present sites, then an alternative  
recommendation is to relocate these uses  
provided the following conditions are met:  

1. New relocation sites have been secured    
that offer good accessibility, variety of 
activities, economic viability and an 
overall quality physical environment.  

 
2. It is demonstrated that redevelopment of 

these tracts will create new land use and 
economic development opportunities 
with significant tax positive results and 
quality compatible aesthetics.  

 
3. Costs of relocation are offset by existing  

or expected revenues derived from  
private development of these sites.  

 

 

Photo 4 – Farmer’s Market 
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4. Prior to reuse of the Princess Anne 
District Park or Farmer’s Market site, 
Traffic Impact Analyses will be 
conducted in accordance with the 
recommendations of this Corridor Plan. 

Alternative 2  
In the future, if it is determined by the city 
that the Farmer’s Market and/or Princess 
Anne District Park will not be relocated, 
then an alternative recommendation is to 
improve the on-site facilities and, where 
possible, expand the site area and variety of 
related activities. 
 

D. Special Opportunity Areas - Strategy for 
Quality Development  
 

Significant development opportunities exist on   
three undeveloped or underdeveloped tracts of     
land outside the Transition Area and located on    
the northeast side of Princess Anne Road.  

 
While it is important that the planned land use 
policies for these tracts provide reasonable 
development opportunities that will enhance the 
quality of the area’s physical environment,     
because of their close proximity to stable    
residential areas, it is equally important that        
these policies ensure neighborhood        
compatibility and protect them from unwanted 
intrusive uses or activities. Further, two        
critically important objectives include: 

 
1) The need to accomplish land parcel  

consolidation that is large and well- 
configured in order to promote a  
coordinated and unified, as opposed to  
piecemeal, development for each Sub- 
Area and  

 
 

 
 
 
 
2) The need to limit the number and location of 
roadway and driveway accesses to Princess 
Anne and Dam Neck Roads for that segment 
within this corridor area. 

 
This corridor plan provides a range of 
development options, incentives and    
performance criteria to help achieve these 
objectives. The amount of density     
recommended within each subarea range will be 
commensurate with the degree to which the 

Special Opportunity Areas             Figure 13 
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development integrates the Goals and 
Objectives (page 5), Development Criteria (page 
21) and Area-Specific Recommendations 
(pages 22-26) of this corridor plan. 

It may be useful to demonstrate examples of     
how appropriate density levels might be 
considered. We will use Sub-Area 2 as a case 
site. It consists of 27 properties, comprises             
about 100 acres and is presently zoned AG-1     
and AG-2. First Example – In the case of a 
hypothetical development proposal that 
consolidates 5 parcels on 30 acres with direct 
roadway access to Princess Anne Road, no 
more density above than allowed in the AG-1 
and AG-2 districts should be granted because 
none of the goals and objectives of the corridor 
plan have been met. Second Example – A 
development proposal that consolidates 60 
acres, protects the adjoining neighborhood with 
landscaped buffers, and ties all internal roadway 
accesses to London Bridge Road Extended may 
warrant a “baseline” density of 2 dwelling units 
per acre  with no commercial element. Third 
Example – This example reflects an “incentive” 
level of development, one that may warrant 3.3 
dwelling units per acre and 50,000 square feet of 
neighborhood servicing commercial uses would 
incorporate a number of carefully planned and 
designed features. This kind of development 
consistent with the City’s Oceana Land Use 
Conformity program, would include complete or 
nearly complete parcel consolidation of Sub-Area 
2, would have no direct access to Princess Anne 
or Holland Roads and, instead, would 
complement the view along this roadway with 
well landscaped open spaces and water 
features. The internal roads would provide 
reverse frontage access for this new 
development and would link the adjoining 
neighborhood and church to London Bridge 
Road Extended. All internal roads would be very 
attractively designed. The development would 
integrate a regional stormwater management 
facility that doubles as a publicly accessible park. 
Other open space areas would be used to 

enhance vistas and improve land use 
compatibility. Adjoining neighborhoods would be 
protected through the use of natural looking 
berms and well landscaped open spaces that 
integrate many of the mature trees in this area. A 
variety of dwelling unit types incorporating 
exceptional architectural features would be 
carefully designed around an attractive, 
pedestrian friendly, neighborhood commercial 
center. Exceptional amenities including a 
community center with artworks and community 
pool would be added to give the neighbors and 
civic groups a place to meet and relax. Finally, a 
system of multipurpose trails would link the new 
community’s activity center to the larger corridor 
trail system.  

As shown in these three examples, the 
recommended density is tied directly to the level of 
conformance to the goals, objectives and 
development criteria cited in this corridor plan. And, 
because isolated, piecemeal developments seriously 
compromise the planned vision for this corridor, such 
proposals would not be favorably considered for 
zoning changes above what currently exists. There 
may be occasions when the efforts of individual 
property owners to comply with the   provisions of 
this plan are frustrated by physical constraints or 
factors beyond their control. Some weight should be 
given to this determining the allowable density.In 
instances where the provision of street ties to   
adjoining properties are encouraged in order to merit 
higher density, such provision should not be 
uncompensated. Density credit should be given for 
such areas including the street tie.  
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E. Criteria to Attain “Incentive” Level        
Development  

1. Significant, large scale parcel assemblage is 
achieved.  

All or nearly all of parcels within each 
designated subarea must be consolidated   
into a single, well-configured tract of        
land enabling the creation of a safe, 
coordinated and attractively designed 
development plan.   

 
2. Princess Anne Road is recognized as a 
controlled access highway.  

No permanent roadway or driveway        
access to Princess Anne Road is 
recommended, except for the four           
major intersections and one interchange 
shown in the Princess Anne Corridor        
Plan between and including Dam Neck    
Road and Nimmo Parkway. Part of           
the coordinated development plan       
includes “reverse frontage” access to       
serve development facing Princess 
Anne    and Dam Neck Roads. “Reverse        
frontage” means providing roadway       
access to properties from an interior         
road, not directly from Princess Anne      
Road. Direct access for properties          
facing arterial roads will be allowed          
until such time that reverse frontage         
roads are built to serve these sites.  

 
3. Integrate attractive landscaped vistas, open 
spaces and amenities features.  

Design roads and regional stormwater 
management facilities serving Sub-          
Areas using aesthetic and environmental 
design techniques to enhance scenic and    
open space opportunities. Transform the     
land surrounding these facilities into an 
attractive parklike setting with open       
spaces, trails and other amenities. Open      
space areas and distant views or vistas     
should have above-average or          
exceptional landscaping. The          

landscaping should include preservation         
of mature tree stands.  
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VI.     Land Use Recommendations  
 

A. General Recommendations  

These general recommendations apply to 
all Sub-Areas:  

1.  General Criteria for Sub-Area  
Development:        
To advance the corridor objectives of 
creating well-planned developments, 
protecting existing neighborhood areas and 
preventing the addition of any unplanned  
accesses along the arterial parkways, the 
following land use planning strategy should 
be applied to the Sub-Areas within the 
Princess Anne Corridor as described in this 
document. 

  
It is the desire of the City that all proposed 
developments within this corridor adhere to 
the general Goals and Objectives and the 
Development Criteria. It is the policy of the 
city to strongly discourage development of 
individual parcels or isolated tracts of land 
within the Sub- Areas of this corridor.  Such 
methods of development result in an       
unplanned, inefficient, unattractive and 
fragmented pattern of growth and     
contribute to increased traffic congestion. 
Therefore, in those cases where applicants 
submit development proposals for such 
unwanted development, especially those   
that propose direct access to the arterial 
parkways, they will be judged against the 
criteria and objectives of this corridor plan 
and the comprehensive plan in general.  

 
2. Air Installation Compatible Use  Zone 

(AICUZ) and Accident Potential Zone (APZ): 
New development or redevelopment should 
not include any housing, hotel or other uses 
that may be deemed by the city to be 
incompatible  within  applicable noise zones 
or APZ’s.  
  

3. Site/Building/Landscape Design: Significant 
well-programmed and landscaped public 
(and private, if applicable) open space.  

 
4. Reverse Frontage: Those properties fronting 

on Princess Anne Road and Dam Neck 
Road (includes Sub-Area 1, Sub-Area 2, 
Sub-Area  3 and properties adjacent to the 
VBN Golf Course) should be provided sole 
access from   a street connecting the rear of 
these    properties - otherwise known as 
“reverse frontage” access.  

 
 
B. Area-specific Recommendations  

The following land use recommendations apply 
to Sub-Areas 1, 2, 3, and 4:  

1. Sub-Area 1  

a.  The development potential of Sub-Area 1, 
above that allowed under current zoning will 
be based upon adherence to the following 
planning and design Performance Criteria:  

iii. a. Incorporate as a significant part of 
the development “main street” rows 
of specialty shops with wide, 
attractively landscaped sidewalks or 
clusters of “pedestrian scale” 
commercial retail shops, services, 
and effectively landscaped parking 
areas.  These “main street” rows 
should provide the major focus of the 
development rather than the typical 
single, large commercial structure 
served by a large and relatively 
unbroken parking lot flanked by auto 
dependent, single use outparcels. 
Unsightly rooftop structures, loading 
areas and trash receptacles should 
be completely screened from public 
view using design techniques that 
complement the quality of the 
proposed development.  
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iii. b. Pay special attention to the 
design of roadway entrances and 
edges of development, especially as 
they relate to commercial signage 
and landscaping. Carefully designed 
undulating berms of reasonable 
depth should be built along the 
edges of Princess Anne and Dam 
Neck Roads. Interior streets, parking 
areas and other traffic circulation 
features should be designed using 
attractive, diverse landscaping, 
quality street and pedestrian light 
fixtures and other street furniture that 
evokes a welcoming commercial 
environment. Proposed plans for this 
site should incorporate the site 
design concept of ‘internalized 
parking lots’.  These lots, divided into 
an organized series of well-planned 
and carefully landscaped parking 
areas, provide safe, convenient and 
attractive movement for both 
motorists and pedestrians. 

 
iii.c. Carefully design the sidewalk and 

trail system so that it provides 
safe, attractive and convenient 
access within this Sub-Area and 
provides good connections to the 
larger trail system serving the 
Princess Anne Corridor and 
Princess Anne Commons.  

iii.d. Commercial uses should be 
separated from the Landstown 
Meadows and Landstown Lakes 
neighborhood. Such area should 
include a significant buffer area 
utilizing attractive fencing or berms 
and appropriate landscape material 
that provide an effective screen 
between the neighborhoods and 
Sub-Area 1.  

 

iii. e. Vehicular and pedestrian access 
within Sub-Area 1 should be provided 
by a safe, efficient and attractive 
internal circulation system.  Allaben 
Drive and Nettle Street in Landstown 
Meadows will not be extended or 
connected to roadways within Sub-
Area 1.  

iii. f.  Integrate an attractive, well-
landscaped and parklike system of  
stormwater management facilities to 
serve this Sub-Area.  

iii. g. Provide at least 20% of this Sub-
Area with attractively landscaped 
open space areas that may include 
public plazas, trails and other areas 
designed for public use and 
enjoyment.  
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2.  Sub-Area 2 

a. “Baseline” Development Option: 

 i. Residential with overall maximum 
density at 2 single-family dwelling units 
per acre.  

  
 ii. Development with a variety of housing 

unit types is encouraged.  
 
b. Incentive Development Option:  
 

i. Residential use: 3.3 dwelling units -
maximum gross density per acre.  

ii. Residential development with a variety  
of housing unit types is encouraged.   
This means developing a mix of high-
quality, predominantly single-family 
detached, and to a lesser degree, single 
family attached uses without creating 
large dominant blocks of higher density 
dwelling types. The mix would also 
include a limited range of residentially 
compatible commercial uses for serving 
the neighborhood.  

iii.   Neighborhood serving specialty retail 
shops, office and service uses that, when 
combined, do not to exceed a total of 
50,000 square feet gross floor area. 
Examples of limited neighborhood   
service uses are day care centers,    
doctors’ offices, pharmacies and other 
non-intrusive, locally serving uses.  

iv. Nonresidential development should be 
carefully planned and integrated into the 
planned development for this Sub-Area.  

 
v. When using the incentive options in     

Sub-Area 2, development should include 
an attractive, park-like regional   
stormwater management facility, a mix    
of residential dwelling types and 

densities with the lower densities 
comparable to and closest to the 
Christopher Farms neighborhood.  

vi. The proposed plan for this area should 
embody exceptional open space areas 
and vistas, reverse frontage (see 
Section E.2, page 21 for discussions on 
reverse frontage and vistas) and interior 
access roads. Access to Princess Anne 
Road should be exclusively provided by 
an attractive, planned collector road 
connecting Holland Road to the VBN 
entrance. An undeveloped area, with a 
berm and heavily landscaped buffer 
approximately 100 feet in width   
between the collector road and 
Christopher Farms neighborhood should 
be included. Every effort should be   
made to save a wide area of undisturbed 
mature trees that is located adjacent to 
the Christopher Farms neighborhood   
and school (see Figure 14, page 25).  
This road should be kept as far from the 
Christopher Farms Elementary School   
as possible.  
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View of Buffer Area for Christopher Farms          Figure 14 

This rendering illustrates a permanently undeveloped green area of approximately 100 feet in width with undulating berms with mature and 
newly planted trees. The objective is to provide visual and noise protection from the roadway and development impacts that may affect the 
adjoining neighborhood. This assumes incentive-based development.  

Note: The creation of this protective green area, especially the preservation of existing mature tree stands, presumes that stormwater 
management drainage systems can work around it. It is further presumed that this green area is created as part of the “incentive based” 
development option for this Sub-Area.  
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3. Sub-Area 3  
 
a. Development Recommendations:  

i. Attractively designed low rise, low 
intensity office and service uses with 
reverse frontage access is 
recommended.  

ii. Efforts should be made to encourage 
land use parcel consolidation with 
significant landscape buffer adjacent to 
the Christopher Farms neighborhood.  

iii.   No roadway access should be provided 
to Christopher Farms neighborhood 
from this Sub-Area.  

 
4. Sub-Area 4   
 
a. “Baseline” Development Option:  

i.   Residential with overall maximum       
density at 2 single-family dwelling units 
per acre.  

 
b. Incentive Development Option:  

i. Residential with overall maximum   
density at 3.3 single-family dwelling units 
per acre within the greater than 65 DNL 
noise zone and 4 units to the acre within 
the less than 65 DNL noise zone.  

ii. Efforts should be made to tie a single, 
common access road serving Sub-
Areas  3 and 4 to the arterial planned 
along the southern boundary of this 
property.  

iii. No roadway access should be provided    
to Christopher Farms neighborhood     
from this Sub-Area.  

 
5. Properties adjacent to the VBN Golf Course  

Properties within the Interfacility Traffic 
Area and south of the Southeastern 
Parkway that front on Princess Anne 
Road are planned for office, educational, 
institutional and other AICUZ compatible 
uses.  Parcels should be consolidated to 
provide more attractive and efficient use 
of land.  Such unified development should 

utilize reverse frontage access with 
internal roadway links to existing points of 
access on Princess Anne Road or, where 
available, by connecting to other tracts of 
land that afford access to Nimmo 
Parkway.  No new access points to 
Princess Anne Road are recommended 
for properties that develop in this unified 
fashion. 

 
C. Traffic Impact Analysis  

 
A Traffic Impact Analysis should be 
prepared by applicants requesting rezoning 
approval for any development proposed in 
the City of Virginia Beach that would 
generate more than 150 vehicle trips per 
day, according to the rates or equations 
published in the latest ITE Trip Generation 
and Informational Report. Traffic Impact 
Analysis, reviewed and approved by the 
Comprehensive Planning Division and City 
Traffic Engineer, should identify and the   
applicant should proffer related roadway 
and transportation improvements 
necessary to ensure that roadways will 
function at an acceptable   level of service 
or restore the functioning of the road 
system to the same level of service as if 
the development were to occur under 
existing zoning.  
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VII.  Right-of-Way Alignment  

Given the goals and objectives stated 
previously, the appropriate design response is 
to provide both horizontal and vertical relief 
and interest. For this reason, two alignment 
options were proposed that included slight 
horizontal curvatures in response to the 
adjacent land uses. The third alignment option 
provided for a relatively straight roadway, and 
all options included a slightly elevated roadway 
at the intersection with the proposed 
Southeastern Parkway and Greenbelt.  

Based on public comment and input from the 
City of Virginia Beach City Council, 
Department of Planning and others, a 
preferred alignment was selected that 
incorporated alignment options from the two 
slightly “curving” scenarios - both vertically and 
horizontally.  A significant difference between 
the preferred right-of-way alignment (described 
below) and the proposed alternative 
alignments is the way in which the roadway is 
configured through the proposed Southeastern 
Parkway and Greenbelt interchange. In the 
preferred alignment, the construction of 
Princess Anne Road would occur “at grade”, 
as opposed to the alternative proposed 
scenario in which Princess Anne Road is 
slightly elevated through the interchange area. 
The vertical alignment of Princess Anne Road 
as it relates to the Southeastern Parkway and 
Greenbelt interchange will be addressed at the 
time of design and construction of the 
Southeastern Parkway and Greenbelt 
interchange. The right-of-way alignment is 
described as follows.  

Right-of-Way Alignment:  

Beginning at and aligned with the centerline 
of the intersection of Princess Anne Road 
and Dam Neck Road, the roadway would 
curve slightly to the east in response to the 
existing cemetery on the west side of the 
road. The alignment then shifts to the west 
to avoid encroachment on the Landstown 
Meadows neighborhood. The corridor 
alignment then enters the area of the 
proposed Southeastern Parkway and 
Greenbelt interchange with Princess Anne 
Road. Through the future interchange area, 
the roadway would continue to be at grade 
as previously noted. The alignment then 
shifts to the east, south of the future 
Southeastern Parkway and Greenbelt 
interchange. As the alignment passes the 
entrance to the VBN Golf Course, it remains 
on an easterly path to avoid conflicts with 
three houses located in the Transition Area. 
Finally, the alignment continues to the 
Nimmo Parkway intersection, where it is 
roughly centered. A summary of impacted 
areas is provided below. 
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 VIII. Corridor Utilities 

A. Utilities  
 

In order for the Princess Anne Corridor to 
remain aesthetically pleasing, it is important to 
coordinate the relocation of all utilities through 
the corridor to avoid unnecessary relocations 
and pavement cutting. The most important of 
these facilities to consider immediately are the 
electric and communication circuits.  

1. Electrical and Communication  
 

The preferred recommendation is that 
electrical and communication utilities should be 
moved into underground duct banks located on 
both sides of the roadway immediately behind 
the roadway storm drain system, if 
economically feasible. Utilities should be 
placed in shared parallel duct banks. 
Placement of the duct banks in this location 
behind the storm drainage will provide safe 
access to the utilities for maintenance while 
minimizing traffic disruptions. These duct 
banks should be sized to accommodate future 
expansions and upgrades.   If it is determined 
that placing these utilities underground is 
infeasible, then, where possible, attractive 
utility structures and landscape treatments 
should be used to soften the visual impact to 
the greatest practical extent. Coordination 
should include Dominion Virginia Power, 
Verizon Communications Inc., Cox 
Communications, Virginia Beach Traffic 
Engineering and any other public service utility 
wishing to maintain electric or communication 
lines along Princess Anne Road.  

2. Water  
 

Water transmission service from the water 
standpipe at Kellam High School should be 
extended along both Princess Anne Road and 
Nimmo Parkway.  Additional analysis should 
be performed by the Department of Public 

Utilities to verify the appropriate size of the 
ultimate water transmission main. Fire service 
should be provided from this transmission 
main. Distribution mains should be 
constructed along each service or loop road 
which is required to eliminate mainline access 
to Princess Anne Road. The water 
transmission main should be aligned to avoid 
all conflicts with the proposed Southeastern 
Parkway & Greenbelt/Princess Anne Road 
interchange.  

3. Gas and Sanitary Sewer  
 

Natural gas and sanitary sewer service for the 
Princess Anne Corridor are served by facilities 
located in the abandoned railroad right-of-way  
to the east. The service and loop roads should 
provide any immediate service to 
developments. Some pump stations will be 
required to serve these development areas. 
New utility corridors may be required along 
Princess Anne Road or Nimmo Parkway for 
natural gas or sanitary sewer services.  

4. Storm Drainage  
 

The type and design of the stormwater 
drainage system for this parkway should not be 
determined at this time, but should be decided 
following appropriate stormwater analysis 
performed during the design phase of the  
facility.  Additionally, the ultimate storm drain 
systems should be constructed with the interim 
roadway construction to support adjacent 
development and convey all drainage to 
regional stormwater management facilities 
located at various locations along the roadway 
alignment.  

Approximately 6 acres for possible future use 
as a stormwater management (SWM) facilities 
north of the Southeastern Parkway & 
Greenbelt interchange and 9 acres of SWM 
facilities south of the interchange should be 
set aside as open space. This acreage of 



 Princess Anne Corridor Study 

29 
 

SWM facilities is due in part to the presence of 
the Acredale soil types along Princess Anne 
Road. Acredale soils drain poorly and often 
have high water tables. Additionally, most of 
the surrounding areas are considered flood 
zones by the Federal Emergency 
Management Agency (FEMA). Although large 
stormwater management basins are available 
at Princess Anne Commons and the Virginia 
Beach VBN Golf Course, their distance from 
the roadway alignment does not make it 
economically feasible to purchase the property 
to construct canals to those locations and such 
construction could stymie private 
development. It is estimated that the ultimate 
roadway section will require approximately 17 
acres of stormwater management facilities 
scattered throughout the roadway alignment. 
Since SWM facilities can attract large 
waterfowl, the placement of SWM facilities 
near the Dam Neck Road area should be 
avoided due to the hazards which large birds 
present to aircraft using Naval Air Station 
Oceana.  

 
The following assumptions were used in 
determining the proposed SWM 
requirements. The time of concentration was 
assumed as 10 minutes with the 
corresponding intensity of 6 inches per hour.  
A high water table (1 foot below the surface) 
was assumed due to the Acredale soil. The 
existing roadway width was assumed at 25 
feet. The proposed SWM facilities should be 
distributed along the length of Princess Anne 
Road to utilize as much residual property as 
possible. The goal, similar to that 
recommended for the incentive based land 
uses on private property, is to reduce the 
number of small SWM facilities in the corridor 
in favor of a few, larger sized SWM facilities 
that create an attractive open space element.  
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IX.   Phased Roadway Improvements  

A. Princess Anne Road and the 
Southeastern Parkway & Greenbelt  

Princess Anne Road is programmed to be built 
ahead of the Southeastern Parkway and 
Greenway.  It is also planned to bridge over 
the Parkway.  For design and cost purposes, 
Princess Anne Road will initially be constructed 
as an “at grade” or ground-level highway until 
the Southeastern Parkway & Greenbelt is 
ready for final design and construction. At that 
time, the city’s plan is to construct an attractive 
interchange with Princess Anne Road crossing 
over the Southeastern Parkway & Greenbelt.  

B. Princess Anne Road Phasing Overview  

Successful movement of traffic must be an 
integrated part of aesthetics along the corridor. 
Two phases of traffic movement must be 
considered for each alternative to properly 
evaluate the success of the corridor in moving 
people in their vehicles. The first phase of 
development would provide adequate lanes, 
intersection improvements and bus stop 
turnout lanes along the roadway (or mainline). 
This would relieve congestion immediately 
without any major changes to the adjoining 
roadway networks for a period of 
approximately ten years. This first phase would 
also include some minor collector road 
construction, such as loop roads or secondary 
access and frontage roads, which would serve 
to eliminate mainline access to Princess Anne 
Road. The elimination of numerous driveway 
and roadway access points would make 
Princess Anne Road more efficient in moving 
anticipated traffic volumes, thereby extending 
the life of the current system, and putting off 
additional expansion (A local    example of this 
technique would be to compare the heavily 
congested situation on Pacific Avenue at the 

oceanfront with the more reasonable situation 
at General Booth Boulevard just south of 
Rudee Inlet. Both facilities carry the same 
volume of traffic but at  far different levels of 
service due to turning cars disrupting natural 
traffic flows).  

The second phase of development and road 
construction would widen the first phase with 
limited impacts to the established traffic    
patterns. This phase would complete the facility 
by addressing and integrating it to major    
roadway network additions such as the 
Southeastern Parkway & Greenbelt and the 
completion of other planned arterials and 
parkways in this area. Restricting access to 
Princess Anne Road and integrating land uses 
with urban design are key factors in avoiding or 
prolonging the need for additional travel lanes.  

C. Interim Southeastern Parkway & 
Greenbelt Construction  

In advance of the construction of the proposed 
Southeastern Parkway & Greenbelt, this section 
of Princess Anne Road should be constructed 
as  an attractive, four-lane parkway.  This 
section of Princess Anne Road should allow for 
expansion of the roadway if it is necessary in 
the future.  

The alignment of Princess Anne Road should 
be designed in such a manner so as to 
minimize traffic flow disruption during future 
construction of the Southeastern Parkway & 
Greenbelt interchange and, to the greatest 
extent possible, maximize preservation of open 
space areas. It is also the objective of the City 
to acquire as much property as possible within 
this interchange area during the land acquisition 
phase associated with the Princess Anne Road 
capital improvement project.  
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Princess Anne Road Design Parameters  

D. Roadway Geometrics  

The roadway section should be considered in 
two separate locations, north and south of the 
Southeastern Parkway and Greenbelt. The 
roadway sections as they relate to the capital 
improvements project to widen this road 
should be a four-lane divided urban arterial 
both north and south of the Southeastern 
Parkway & Greenbelt. This is discussed in 
further detail on pages 33 to 36.  

The interim roadway section should occupy a 
portion of the ultimate roadway section to 
allow future lane expansion with limited 
impacts to the established traffic movements.  
Design speed should be 60 mph in 
accordance with existing posted speeds and 
previous alignment studies. The posted speed 
limit would remain 55 mph. An example of this 
roadway configuration is illustrated 
diagrammatically on the following page. 
Associated cross-section drawings are shown 
on pages 37-38. The design parameters for 
Princess Anne Road outlined below should be 
applied.  
 
The interim roadway sections should 
construct the outside two lanes in either 
direction during the initial phase. This will 
allow for the construction of the ultimate storm 
drainage systems and stormwater  
 
 

management facilities   to be incorporated into 
the right-of-way acquisition prior to significant 
development.   The constructed drainage 
systems will assist the development of 
adjacent private property.  The construction of 
the outside lanes initially will also establish a 
confined construction zone for  the future 
construction of additional lanes towards the 
median avoiding extensive maintenance of 
traffic plans and temporary pavement 
widening or detours. The construction of the 
outer lanes will allow early establishment of 
the landscape buffers and trails prior to 
private property development. Additional 
elements to be considered for aesthetic 
coordination in the roadway section should 
include signalization, lighting, signing, 
crosswalk treatment, and landscaping. These 
elements will be discussed in other sections 
of this study. Connecting collector streets 
should meet City collector 4-lane divided 
guidelines. In the ultimate condition, the Loop 
Road extension of Rosemont Road to the  
west should include a grade-separated  
cloverleaf interchange at Princess Anne Road 
when the Southeastern Parkway & Greenbelt 
is constructed. This will be necessary due to 
the lack of adequate distance between the 
ramps and the Loop Road, which is 
recommended to be a minimum of 1,500 feet 
in the Southeastern Parkway & Greenbelt 
Aesthetic Study. 

Roadway Element Remarks 

Design Speed 60 mph Posted Speed Limit: 55 mph 

Max. Curve Avg. 953 feet  

Min. Lane Width 12 feet  
Min. Curb / Sidewalk Buffer 
(not Curb and gutter) 15 feet +/- 

Double Urban Clear Zone 
Preference of 7.5 feet 

Min. asphalt Multi-Purposed Trail / Sidewalk Width 10 feet both sides  

Max. Embankment Slopes 3:1 
Improved Slope Stability and 
Maintenance 

Ultimate Normal Median Width 50 feet Isolate Travel corridors 

Min. Landscape Buffer With 30 feet Maintain existing mature trees 

Table 1
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Figure 15 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Ultimate Bridge Plan 
(After construction of the 

Southeastern Parkway & Greenbelt)
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 E. Traffic Flow and Access  
 

The free flow of traffic along the Princess Anne 
Corridor is dependent primarily upon the level  
of service at the intersections. After 
coordinating with the Department of Planning 
and the Department of Public Works existing 
and future traffic volumes, three preliminary 
traffic analyses were performed to determine 
the necessary extent of improvements based 
upon the desired rezoning of the adjacent 
parcels. Existing and proposed traffic volumes 
and movements were developed from existing 
traffic studies and counts within the limits of the 
corridor and the regional traffic model. The 
following summarizes the preliminary findings. 
Given the extent of the possible future 
rezonings it is recommended that in-depth 
traffic impact analyses be performed in 
conjunction with any proposed development 
that would generate more than 150 additional 
daily vehicular trips. This analysis is performed 
to determine appropriateness of the 
development proposal and, if acceptable, the 
extent of related improvements that should be 
provided by the developer.  

Princess Anne Road should be developed 
into a four-lane divided roadway the complete 
length of the corridor as soon as possible to 
accommodate increasing traffic volumes and 
additional intersecting roadways planned in 
the near future. To improve the efficiency of 
the facility, direct access to adjacent parcels 
should be relocated to interior access or loop 
roads. These facilities should all be four-lane 
divided facilities with free right turns and 
double left turns. The additions of these loop 
roads in the Princess Anne Commons area 
will help relieve the existing congestion at the 
Dam Neck Road/ Princess Anne Road 
intersection. Transit   turnouts should also be 
provided at strategic points for Hampton 
Roads Regional Transit (HRT) buses  

 

providing service to the area.  Three specific 
access recommendations associated with the 
corridor improvements are presented:  

1. Roadway Access Recommendations  

The following recommendations pertain to 
roadway access from Princess Anne Road to   
serve Landstown Meadows, Christopher Farms/ 
Courthouse Farms and those properties 
adjacent   to the VBN Golf Course and 
comprising Sub-Area 3.  

A.  Access from Princess Anne Road 
serving Landstown Meadows  

When at such time that the Southeastern 
Parkway and Greenbelt is constructed, the 
Winterberry Lane intersection at Princess Anne 
Road should be completely closed.  

The southwest quadrant of the Loop Road may 
be an “at-grade” intersection with Princess 
Anne Road until such time that the 
Southeastern Parkway and Greenbelt is 
constructed. It appears from preliminary traffic 
analysis (see Appendix) that the Loop Road / 
Princess Anne Road intersection may need to 
be converted into a partial cloverleaf 
interchange along with the Southeastern 
Parkway and Greenbelt improvements. This is 
due to the limited distance between the 
proposed ramps from the Parkway and the 
southwest quadrant of the Loop Road 
intersection.  
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Figure 16

Figure 17 

B. Access from Princess Anne Road serving 
Christopher Farms  

 

 
 
 

 

 

 

 

 

 

Immediately following the development of Sub-
Area 2, Christopher Farms and Courthouse  
Farms neighborhoods should be provided a 
new roadway access via a portion of the 
proposed  London Bridge Road from Princess 
Anne Road and new roadway links connecting 
London Bridge Road to Cantwell Drive and the 
Courthouse United Methodist Church. At the 
same time, the Curry Comb Court intersection 
at Princess Anne Road should be completely 
closed. See Figure 18 (above) depicting this 
proposed access route.  

C. Access from Princess Anne Road serving 
properties adjacent to the VBN Golf Course  

The construction of a reverse frontage road        
from the Virginia Beach VBN Golf Course  
Entrance Road and the Municipal Center should  
not be a thoroughfare. Although functional for 
development and the removal of direct accesses     
to Princess Anne Road, such a connection could 
seriously affect the function of a signal at     
Princess Anne Road and the Virginia Beach       
VBN Entrance Road. The distance from        
Princess Anne Road to the edge of the existing    

golf course and the anticipated location of the 
reverse frontage road, is too short to allow for 
appropriate intersection improvements 
associated with significant traffic volumes from 
the Municipal Center, specifically the Courthouse 
Complex at Nimmo Parkway. Any reverse 
frontage road in this area should be either a loop 
or a dead end to limit the volume of traffic 
accessing the golf course entrance road close to 
Princess Anne Road.  

D. Access from Princess Anne Road serving 
Sub-Area 3  

Immediately following the development of Sub-
Areas 3, the properties within this Sub-Area    
(i.e. Cox Communication) should be provided 
access from a new roadway located to the rear 
of these properties. This road should not 
connect to the Christopher Farms or 
Courthouse Farms neighborhoods. At the 
same time, all direct access to Princess Anne 
Road from properties within Sub-Area 3 should 
be completely closed. See Figure 19 depicting 
this proposed access route.  

 
 

Reverse Frontage Sub-Area 2  

Reverse Frontage Sub-Area 3  
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E. General Guidelines - Left Turn Access  

This part of the Corridor Study is written to 
provide roadway and access guidance in the 
likely event that Princess Anne Road is 
improved in advance of the following: proposed 
southwest quadrant of the Loop Road; the 
proposed roadway link extending from the 
terminus of Drakesmile Road to the entrance 
to VBN through Sub-Area 2; and a series of 
proposed reverse frontage roads designed to 
provide controlled access for parcels facing 
Princess Anne Road.  

Should this occur, it will be necessary to 
provide temporary direct access to Princess 
Anne Road for those parcels that currently 
enjoy direct access to this roadway.  
In addition, this plan clearly identifies where 
median breaks should be located along 
Princess Anne Road between Dam Neck Road 
and Nimmo Parkway once this corridor 
reaches a final “build-out” condition. (Median 
breaks are the only place where left turn traffic 
movements are allowed). Until the corridor is 
built-out, however, it is important to decide 
where temporary left turn access points should 
be located along this road.  

Similarly, it is recommended that, until the 
continuous roadway link from Drakesmile Road 
to the VBN Golf Course and reverse frontage 
access connects Christopher Farms and 
Courthouse Farms to Princess Anne Road, a 
temporary median break be provided at Curry 
Comb Court and, as recommended in this 
study, an attractive and permanent median 
break be built at the entrance to the VBN Golf 
Course on Princess Anne Road.  

 
Other than those cited here, no other median 
breaks should be built along Princess Anne  
Road between Dam Neck Road and Nimmo 
Parkway.  
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Figure 18 

X.    Roadway Aesthetics  

A.   General Roadway Aesthetic Treatments  

1. Landscape Design  

The recommended concept proposes the 
creation of two different and distinct landscape 
character zones along the length of the roadway, 
with the point, or zone, of character change 
occurring at the proposed interchange of the 
Southeastern Parkway and Greenbelt. The 
character of the roadway north of the interchange 
would be informal and responds to the 
predominantly residential and recreational uses 
that are adjacent to Princess Anne Road. The 
character of the roadway south of the 
interchange to the Municipal Center would be 
“formal” and respond to the proximity to the 
Municipal Center and its character and purpose 
and to accentuate the significance of the 
Municipal Center to the City.  The area within the 
Southeastern Parkway and Greenbelt 
interchange would be treated as a landscape 
transition zone, with informal plantings in the 
northern part of the zone and more formal 
plantings in the southern area. The entire 
transition area would be heavily planted with 
trees and understory plantings in an attempt to 
reflect the surrounding, existing mature tree 
stands. In addition, this concept incorporates a 
simple and bold street tree approach to the 
landscape treatment of the median so that 
northbound and southbound lanes are visually 
separated. This would result in a reduction in the 
apparent scale of the vehicular way and driving 
experience, making for a more pleasant visual 
environment. This concept is illustrated 
diagrammatically (i.e. not to scale) in the graphic 
to the right. The concept is illustrated more 
graphically, showing the recommended 
alignment on the following page, with additional 
section graphics on pages 37 through 38. 
 

 
 
 

 
 
 
 
 
 
 

Landscape Concept  
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Figure 19 
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Figure 20 
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Figure 21 Example of Bridge Structure   

B. Roadway Facility Aesthetic Treatments  

1. Principles  

The most significant design principle for 
roadway structures is to integrate them into 
the roadway experience with minimal visual 
interruption. Limiting interruptions in number 
and in scale helps to emphasize the      
landscape-derived character of the roadway. 
At the same time, these structures are an 
important means to wayfinding and orientation 
on the parkway, so their design can be 
especially useful in conveying and reinforcing 
in a subtle way specific corridor and 
community themes and character.  

2. Bridges  

Bridges within the Princess Anne Corridor 
should be uniquely recognizable, with a distinct 
spatial and landscape character.  At Princess 
Anne Road, the civic qualities of the Municipal 
Center would be marked by the bridge over the 
intersection with the proposed Southeastern 
Parkway and Greenbelt. A clean, 
predominantly brick-faced, bridge would create 
an appropriate gateway both north and south 
along the corridor. Where a pedestrian bridge 
structure is proposed at the Loop Road 
intersection, this same clean, classical design 
form would predominate, incorporating the 
aesthetic qualities of the corridor signage and 
graphics. One possibility for the pedestrian  

 

 

 

 

 

 

bridge might be a bridge constructed with the 
look of wrought iron with brick-faced piers and 
bases. The pedestrian bridge might be 
designed to incorporate both the materials of 
the signage system and the brick common to 
piers and walls at the Municipal Center.  

3. Ancillary Structures  
 

It will be important to the overall design 
character of the Corridor that its ancillary 
structures, described below, have a unified 
character specific and special to the Princess 
Anne Corridor.  Design attributes include size, 
scale, color, materials, compatibility and 
location. These structures include:  

a. Sound Walls  
 

Two locations may require sound attenuation 
in accordance with and as described in the 
Preliminary Environmental Assessment 
performed by the Virginia Department of 
Transportation (VDOT) for the Nimmo 
Parkway, Phase II (VDOT #O165-134-V05). 
The first location occurs just north of and 
associated with the proposed Southeastern 
Parkway & Greenbelt interchange with 
Princess Anne Road at Winterberry Lane - the 
entrance to Landstown Meadows. The second 
location, specific to the Princess Anne Road 
improvements, occurs just north of the City 
Municipal Center at Curry Comb Court, the 
temporary entrance to Courthouse Estates.  
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Photo 5 - Example of Optional Themed Sound Wall  

Sound walls within the corridor will be 
designed to be visually restrained to blend 
in with the minimize visual impact. In 
addition, their design will be:  

i. Keyed to the Colonial theme of the 
corridor.  

ii. Aesthetically pleasing and screened by 
planting.  

iii. Serpentine layout in plan, to blend with 
plantings on both sides, and to reduce 
continuous linear visual impact typical   
of current sound wall systems. 

 
 

iv. Designed with berms, and potentially 
vegetated, to reduce the apparent overall 
height of the noise screening system.  

 
Both locations should have sound wall designs 
complementing the aesthetics of the Princess 
Anne Corridor in their respective locations. 
Efforts could be made to incorporate sound 
wall serpentine patterns and layout as 
presented in “A Conceptual Design for the 
Southeastern Parkway & Greenbelt”, however 
those designs would be more effectively 
applied during the construction of the Parkway 
for conformity and consistency. The layout of 
the sound wall angles should be arranged to 
minimize the loss of mature trees wherever 

possible. Lastly, all sound wall designs should 
be capable of withstanding hurricane force 
winds and lateral impact loads associated with 
falling trees when the proposed soundwall is 
within twenty feet of an existing structure or 
dwelling. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 

b. Lighting  
There needs to be adequate lighting within the 
corridor for reasons of safety, security and 
aesthetics. The nighttime view depends highly 
on the quality and experience of light. The 
corridor will serve two principal modes of 
transportation: pedestrian and vehicular traffic. 
The illumination requirements of the two are 
significantly different. Therefore a dual system, 
one providing higher poles and wider 

Photo 6 - Example of possible Light Fixture - 
Vehicular Scale w/ banner  
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Multi-Purpose Trail System 

separation for vehicular/road lighting and the 
other providing lower more closely spaced 
pedestrian scale lighting, is recommended in 
appropriate locations or where feasible. This 
dual system would allow for a better integration 
with typically lower neighborhood lighting 
levels by ensuring that vehicular/road 
illumination would be directed only toward the 
roadway.  Both systems should utilize the 
same style of poles and fixtures - albeit at 
different scale - to maintain a similar and 
compatible aesthetic. Dependent on 
illumination characteristics, vehicular light 
poles should occur at approximately 120 feet 
spacing and pedestrian light poles should be 
spaced approximately 60 feet apart.  

Lighting would be provided in two ways: as 
overall illumination, and lighting that 
illuminates elements to provide a specific 
appearance and character.  An appropriate 
environmental lighting approach for corridors 
like the Princess Anne Corridor would 
incorporate these general characteristics: 

i.    Illuminate bridges and other special   
features with hidden fixtures for interest  
and guidance. 

ii.   Landscape lighting at entrances and        
exits – mark intersection boundaries and 
highlight their locations. 

iii.  Apply white light, not yellow light, to 
enhance nighttime visibility.  

iv. Meet or exceed current standards for 
visibility.  

v. Minimize or eliminate light pollution        
and light trespass into neighboring           
off-corridor areas.  

vi. Institute a ‘visual acuity’ based         
standard, (using lighting to create        
sharper images and visibility of the 
important elements in the motorist’s      
visual field) rather than achieving a       
broad, generic and overall illumination   
level based on ‘foot candles’    
measurement.  

 
 

Figure 22  
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Dam Neck Road Intersection/Gateway  Figure 23 

4. Multi-Purpose Trail Systems  
 

Roadway improvements within the Princess 
Anne Corridor would provide for a continuous 
multipurpose trail system inside the Corridor 
that connects with the City’s trail system.  In 
the corridor design concept, the trail system 
would be incorporated into the north buffer 
edge of the Princess Anne Road right-of-way. 
It would further connect with the existing City 
trail system along the proposed planned 
collector road connecting Holland Road to the 
VBN entrance and into the Princess Anne 
Commons. If the proposed trail is developed 
beyond the immediate corridor of the study 
area, it would be able to provide connections to 
the City’s trail system to the south of the 
Municipal Center.  
 
5. Gateways and Intersections 

 
 

a. Dam Neck Road Intersection/Gateway  
The intersection of Dam Neck Road with 
Princess Anne Road offers perhaps the best 
opportunity for the establishment of the 
northern “gateway” to the Corridor.  Although 
essentially “built out” with roadway, curb and 
gutter to the limits of the right-of-way, the 
adjacent land uses offer an excellent 
opportunity to create and site proposed 
gateway improvements. Through the use of 
strong vertical graphic elements and signage, 
this intersection should become the “signature” 
to the Princess Anne Corridor as well as 
Princess Anne Commons.  
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Loop Road Intersection                                 Figure 24  
 
 
 
b. Loop Road Intersection  
 

Anticipated as an at-grade intersection until the 
Southeastern Parkway & Greenbelt is built, the 
Loop Road, serving the southwest quadrant of 
its intersection with Princess Anne Road, would 
serve to alleviate traffic volumes at the Dam 
Neck Road intersection. This intersection would 
carry a significant volume of traffic into and out 
of Princess Anne Commons – relieving traffic 
pressure on the Dam Neck Road intersection. 
Aesthetically, this intersection offers the 
opportunity to create a strong functional and 
visual icon through the construction of a 
pedestrian bridge spanning Princess Anne 
Road and connecting Sub-Area 1 with Princess 
Anne Commons. This bridge  would also 
provide a safer east-west connection of the 
multipurpose trail.  

 
 
 

 
c. Southeastern Parkway Interchange  
 

As noted in “A Conceptual Design for the 
Southeastern Parkway & Greenbelt” study, this 
interchange is a significant feature of the 
Princess Anne Road experience. It not only 
serves as one of the community gateways of 
the Parkway, but also creates a secondary 
gateway to the Princess Anne Corridor.  Due to 
the vertical grade change associated with the 
Princess Anne Road bridge structures, and 
due to the existing natural features, the 
interchange is the point at which the landscape 
aesthetic concept of Princess Anne Road shifts 
from open and informal (to the north) to closed 
and formal (to the south). The existing forested 
wetlands should be retained as much as 
possible (as proposed with the wider 
interchange off-ramp and on-ramp loops). 
Wetland preservation and restoration could be 
undertaken within the loops and the landscape 
of Princess Anne Road should reflect these 
areas in terms of street tree and buffer 
plantings.  However, in the interim condition 
(until the Southeastern Parkway and Greenbelt 
is constructed) Princess Anne Road should 
incorporate the proposed transitional character 
of the area, while acknowledging that the wider 
impacted area of the interchange will be 
accommodated in the future.  
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Nimmo Parkway Intersection/Gateway      Figure 26 

d. Proposed Roadway Link  from Holland 
Road to the VBN Entrance Intersection 

 
Serving as an access to Sub-Area 2 and 
the Christopher Farms subdivision, and 
aligning with the existing entrance to the 
VBN Golf Course, the continuous roadway 
link from Drakesmile Road to VBN 
intersection would serve as a controlled 
access to Princess Anne Road. Entry 
features should be developed both at the 
VBN entrance on the west side of Princess 
Anne Road as well as the east side. These 
entry features should incorporate the 
landscape, signage and graphics design 
themes established (e.g. Colonial in 
character).  
 

 
Proposed Roadway Link intersection             Figure 25 
 
 
 
 
 

e. Nimmo Parkway Intersection/Gateway 
 
As the southern terminus of the Princess 
Anne Corridor, this intersection offers the 
opportunity for the establishment of the 
second major Gateway to the Corridor as 
well as an entry gateway to the Municipal 
Center.  The gateway design should 
emphasize the right and left traffic turning 
movements from a southbound perspective, 
and establish a visual presence for all 
northbound traffic entering the corridor.  
The gateway design for the through traffic 
southbound should emphasize the 
Municipal Center as a primary destination. 
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