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 Applicant Princess Anne Village, LLC 

Property Owners Susan Kellam, David E Kellam Revocable Trust, 
Kellam & Eaton, Inc, Sisters II, LLC, Charles F Burroughs III, City of 
Virginia Beach 

Planning Commission Public Hearing December 8, 2021  

City Council Election District Princess Anne 

Request  
Conditional Rezoning (B-2 Community Business, AG-
1 & 2 Agricultural Districts to Conditional PD-H2 
Planned Unit Development (R-10 Residential District) 
& Conditional B-2 Community Business Districts) 
 
Staff Recommendation 
Approval 
Staff Planner 
Hoa N. Dao 

 
Locations  
2369, 2373, 2375, 2381, 2385 Princess Anne Road & 
2393, 2401, 2413 North Landing Road, Parcel 
between 2393 North Landing Road & 2385 Princess 
Anne Road 
GPINs 
1494926240, 2404012707, 1494927384, 
2403293752, 1494928455, 2404023254, 
2404030056, 2404024848, 2404035242, 
2404036378 
Site Size  
55.57 acres 
AICUZ  
65-70 dB DNL; Sub-Area 2 
Watershed 
Southern Rivers 
 
Existing Land Use and Zoning District  
Single-family dwellings, undeveloped  / AG-1, AG-2 
Agricultural, B-2 Community Business 
 
Surrounding Land Uses and Zoning Districts 
North  
Princess Anne Road 
Single-family dwellings, office, automotive repair  / 
O-2 Office, B-2 Community Business, AG-2 
Agricultural 
South 
Wooded, west neck creek, office/warehouse  / AG-1 
Agricultural, I-2 Heavy Industrial  
East  
Single-family dwelling, wooded / AG-1 & AG-2 
Agricultural 
West 
Princess Anne Road, North Landing Road 
Shopping center, wooded  / B-1 Neighborhood 
Business, AG-1 Agricultural 
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• The subject site is comprised of 10 parcels totaling 55.57 acres at the intersection of Princess Anne Road and North 
Landing Road, designated as “Historic Princess Anne Center” in the Interfacility Traffic Area and Vicinity Master Plan.  
There are currently four single-family dwellings, and a communication tower on the properties.  The applicant 
proposes to rezone the 55.57-acre site from AG-1 and AG-2 Agricultural District and B-2 Community Business District 
to Conditional PD-H2 with an R-10 Overlay and Conditional B-2 Community Business District.  Proposed is the 
Princess Anne Village Community with up to 89 dwellings (2.45 units per acre) on 73 lots and one commercial parcel. 
The applicant is not proposing to remove the properties from the Historic and Cultural Princess Anne 
Courthouse/Whitehurst House District. 

• The proffered concept plan depicts a 0.84-acre portion of the site to be rezoned to Conditional B-2 Community 
Business District with the intention of being developed with a restaurant. 
 

• The plan also depicts the residential dwellings concentrated on the northwestern portion of the site, away from 
West Neck Creek, which borders the property to the southeast.  Each dwelling is proposed to be rear-loaded and 
accessed by a one-way alley.  Dwellings will be located on one of four lot types identified as either “Extra-Large 
Single-Family,” “Large Single-Family,” “Medium Single-Family,” or “Cottage.” In addition, up to 16 garage 
apartments are planned as accessory units. Below is the proposed break down of dwelling types. 

 

Lot Type 
Minimum Lot Size 

(Square Feet) 
Number of Lots 

Extra-Large Single-Family 

3,400 

8 

Large Single-Family 8 

Medium Single-Family 45 

Cottage 12 

*Up to 16 Garage Apartments are also requested to be located throughout the community. 

 

• Five open space areas are depicted on the plan that will be throughout the community and available for use by the 
residents as private parks.  

• Two City-owned parcels that once served as a railroad right-of-way bisect the property. Recently, the City received 
federal funding to construct a 12-foot wide multi-purpose path along the former railroad bed to connect the Foxfire 
neighborhood to the Municipal Center. As part of the overall project, the applicant intends to purchase 
approximately one acre of land from the City, which cannot be counted towards residential density as it is 
encumbered with a large Dominion Virginia Power easement.  Per City Ordinance, property within easements wider 
than 20 feet cannot be counted towards residential density. As part of the purchase agreement, along with a cash 
payment, the applicant will construct a portion of the publicly accessible multi-purpose path within the 
development with a connection at the Princess Anne Road and North Landing intersection.  The applicant will also 
dedicate one acre of land along the property’s southwestern property line for an additional trail head to be 
developed in the City-owned parking lot near the entrance to the Historic Buffington House. Sale of the 
aforementioned property is subject to the City Council’s approval and will be considered under separate cover. 

• While the overall acreage of the project is 55.57 acres, as mentioned above and per the requirements of the City 
Code, the land within the utility easement and land within City-defined wetlands cannot be counted towards 
residential density. Based on the presence of City-defined wetlands, and two large (66-foot wide and 50-foot wide) 
Dominion Power easements, only 36.27 acres of land in considered density eligible. As a result, the density of 2.45 
units per acre is based on 89 residential units proposed on 36.27 acres rather than to total area of 55.57 acres.  

• The northwestern portion of the site, where most of the development is proposed, is located with the Courthouse 
Historic and Cultural Overlay District.  As such, the applicant appeared before the Historical Review Board and 

Background & Summary of Proposal 
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received a Certificate of Appropriateness to demolish the four existing single-family dwellings on the site and 
approval of the architectural style and exterior building materials of the proposed dwellings.  A copy of both the 
Certificates of Appropriateness is included on pages 29-32 of this Staff report. 

• Consistent with the Transition Area Design Guidelines, the proposed house styles reflect the vernacular Tidewater 
and rural architecture. The proffered Development Criteria indicate four proposed “home styles” that include 
“Colonial,” “Farm House,” “Victorian,” and “Craftsman.” All exteriors will feature fiber cement and brick.  Each 
dwelling will have a front porch with varied rooflines. 

• The proposal was presented to the Transition Area/Interfacility Traffic Area Citizen’s Advisory Committee (TA/ITA) 
on May 22, 2018. The applicant opted not to reattend the TA/ITA meeting to present the latest concept plans for 
this development. While the proposed density is higher than the recommended density of one unit per acre, it is 
comparable to the density in the surrounding area and appropriate at this location next the City Municipal Center.  
Therefore, the Committee found the proposal to be consistent with the Transition Area Guidelines and is supportive 
of the request. 

• This site is located within the 65-70 dB DNL noise zone, Sub-area 2.  On May 22, 2018, the applicant met with the 
Joint Review Process (JRP) Group to discuss the proposed project.  The Zoning Ordinance states that applications for 
rezonings for residential uses may be approved if they are at a density that is similar to or lower than that of 
surrounding properties, and conform to the applicable provisions of the Comprehensive Plan.  Upon review of the 
current proposal, the JRP Group determined that the subject request conforms to both of these standards and does 
not object to this request. While the project parameters have slightly changed from 2018 to include an additional 
parcel and the overall density has increased from 1.95 to 2.45 units per acre, the proposed density remains similar 
to the density of the surrounding area. 

• A Phase I Environmental Site Assessment was submitted with the application.  The assessment states that there are 
five potential environmental concerns associated with the site that include previous dumping of solid waste, 
potential for groundwater contamination from previous activities (automotive repair and fueling station, and dry 
cleaners) on or around the site, possible underground heating oil storage tanks, above ground storage tanks, and 
potential for the presence of asbestos in the existing residential structures.  As stated in the Phase I report, these 
concerns do not rise to the level of recognized environmental concerns.  To rectify any potential issues, the report 
recommends that the dumped waste on the site (tires, construction debris, plumbing fixtures, etc.) be disposed of 
properly. 

• There is an existing easement for the communication tower equipment that will need to be reestablished to avoid 
potential conflicts once the property is developed. 
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Zoning History 
# Request 
1 CUP (Specialty Shop) Approved 09/07/2016 

CRZ (B-1 to Conditional B-2) Approved 06/11/1996 
CRZ (AG-1 to Conditional B-1) Approved 01/28/1992 
REZ (AG-2 to B-1) Approved 01/09/1986 

2 CRZ (O-1 to Conditional B-1) Approved 11/18/2014 
CRZ (O-2 & AG-2 to Conditional R-5S) Approved 
02/11/2014 
CRZ (AG-1 & AG-2 to Conditional O-2) Approved 
04/08/2008 
CRZ (AG-2 to Conditional O-1) Approved 10/10/2006 
CUP (Daycare Facility) Approved 07/03/2001 
CUP (Religious Use) Approved 09/09/1997 

3 SVR Approved 08/27/2013 
CRZ (B-1, B-2 & AG-2 to Conditional B-2) Approved 
12/09/2003 
CUP (Communication Tower) Approved 07/09/1996 
REZ (AG-2 to B-1) Approved 01/09/1986 
REZ (AG-2 to B-1) Approved 01/25/1982 

4 CRZ (AG-2 to PD-H2 (R-7.5)) Approved 07/02/2013 

5 CRZ (AG-1&2 to R-10) Approved 10/23/2001 

6 CUP (Group Home) Approved 05/24/1994 

7 REZ (AG-2 to O-1) Approved 10/21/1985 
 

Application Types 
CUP – Conditional Use Permit 
REZ – Rezoning 
CRZ – Conditional Rezoning 

MODC – Modification of Conditions 
MODP – Modification of Proffers 
NON – Nonconforming Use 

STC – Street Closure 
FVR – Floodplain Variance 
ALT – Alternative Compliance  

SVR – Subdivision Variance 
LUP – Land Use Plan 
STR – Short Term Rental 

 

 
The subject site is located within multiple planning areas, one of which is the Transition Area. This is an expansive area, 
with a wide variation in the type and character of the land uses within it. That variation is the result of over 20 years of 
evolution in the Comprehensive Plan land use and development policy recommendations for the Transition Area that 
have come with each periodic update of the Plan (1991, 1997, 2003, 2009 and 2016), and Plan amendments. The 
proposed neo-tradition residential community met the recommendations of the Comprehensive Plan by providing a 
variety of dwelling styles that are compatible with the surrounding area and consistent with the Historical Area, and 
open space amenities that connect to public trails. 
 
One of the most significant amendments to the Plan was the adoption of the “Interfacility Traffic Area and Vicinity 
Master Plan (ITA Plan),” in 2011 and a subsequent update in 2017, which now provides land use and development 
recommendations for what was the western portion of the Transition Area as designated in previous Comprehensive 
Plans. The policies for the ITA, which is also designated by the Comprehensive Plan as ‘Special Economic Growth Area 4 – 
Princess Anne,’ recognize “the land development constraints and economic opportunities associated with this area’s 
location within a military aircraft overfly zone.” Based on these constraints and opportunities, the Comprehensive Plan 
notes the following regarding development within and in the vicinity of the ITA:  

 
“More specifically, the ITA vision prioritizes strengthening development nodes along the Princess Anne 
Corridor. In areas where residential uses fall outside of restricted AICUZ zones, vibrant mixed-use districts 
are envisioned where people can live, work, and recreate within walking distance to services and 
gathering spaces.”  
 

Evaluation & Recommendation 

1 
3 

6 7 

2 

4 
5 
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Two such nodes, referred to as “Initiative Areas” in the ITA Plan, are the Historic Princess Anne Center, of which a 
portion of the site is located within, and the Municipal Center, which is in immediate proximity to the site. One of the 
key recommendations of the ITA Plan for the Municipal Center is the need to introduce a mix of residential units into the 
district to enliven the complex around the clock and to create a consistent pedestrian network. This recommendation is 
reinforced by the fact that the majority of the Municipal Center area is outside of the Air Installations Compatible Use 
Zones (AICUZ) districts where residential uses are not compatible. The ITA plan calls for multi-family residential within 
the core of the Municipal Center along George Mason Drive.  Consistent with that recommendation, in July 2013, the 
City Council approved a zoning change for 11 single-family dwellings on 3.69 acres (2.98 units per acre) at the northeast 
corner of Princess Anne Road and Holland Road. In July 2011, the City Council approved a zoning change for a single-
family condominium residential development on a 9.98-acre parcel on North Landing Road, situated behind the existing 
buildings along the south side of George Mason Drive. That development, the Courthouse Green neighborhood, consists 
of 38 single-family dwellings (3.8 units per acre), and includes two open space areas that are strategically located to 
preserve mature specimen trees. In addition, West Neck Commons was approved with a density of 2.2 units per acre 
with 49% of the site being set aside for open space.   
 
While the Transition Area Guidelines recommend a maximum density of up to and no more than one dwelling unit per 
acre, the policies of the ITA Plan, as described in a previous paragraph, encourage a greater density for the purpose of 
increasing housing choices in close proximity to the Municipal Center, where infrastructure is available and the AICUZ 
allows such development. The applicant’s development proposal, as well as the Courthouse Greens and West Neck 
Commons developments, may demonstrate that there are locations within the Transition Area where strict adherence 
to the result of the Transition Area Matrix may be counter to other policy recommendations for specific areas within the 
Transition Area.  
 
The applicant’s proposal to develop the site with a residential density of 2.45 units per acre and 56.21% of the site set 
aside for open space is consistent with other residential developments in the immediate area that have been approved 
in recent years and meets the goals of the ITA Plan as discussed above. The exhibit on page 21 of this report depict a 
linear park along Princess Anne Road and interior parks throughout the development for a total of approximately 6.27 
acres. While not proffered, approximately 24.97 acres will be designated as conservation area on the southwestern part 
of the development and an additional 46.48 acres will be added as conservation area to meet stormwater requirements 
in a future application. In addition, the applicant’s efforts to swap property with the City will result in two connection 
points for a publicly accessible pedestrian trail that will connect the Foxfire neighborhood to the Municipal Center and 
beyond. The land swap area is referenced on page 23 of this report and will occur after the rezoning.  
 
The applicant appeared before the Historical Review Board (HRB) on July 18, 2018 and August 18, 2021 and was issued 
Certificates of Appropriateness that permitted the demolition of the existing structures and approval of the Colonial, 
Farm House, and Craftsman architectural styles and exterior building materials for the proposed development. The 
additional Victorian housing style will need to be presented to the HRB for review and approval prior to any issuance of 
building permits for those dwellings. The applicant is aware of this requirement and has indicated a willingness to 
pursue this approval in the coming weeks. 
 
The proffered plan depicts the installation of a left-turn lane into the development going westbound at the intersection 
of Princess Anne Road and North Landing Road. Final review of the roadway will be completed at site plan review. In 
addition, Traffic Engineering has indicated that an intersection analysis at North Landing Road and Princess Anne Road 
will be required to determine the ultimate lane arrangements, signal modifications and signal phasing for traffic signal. 
The developer will be responsible for any modification of the existing signal and construction of new signal equipment 
for traffic entering and exiting the development. The applicant is aware of these requirements and potential 
modifications to the right-of-way, including infrastructure.  
 
The proposed design for internal streets of this community includes alleys, tree-lined narrow pavement widths, one and 
two-sided on-street parking, and associated unique amenities (i.e., signage, lighting, paths).  According to Department of 
Public Utilities Staff, the quaint but reduced roadway widths impact the ease and ability to operate, inspect, maintain, 
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and repair or replace assets such as underground piping, valves, and manholes. The impacts of this design are 
compounded by the need to locate other utilities such as stormwater, power, natural gas, and telecommunications in 
the same spaces. Variances to these standards may be required and will be reviewed at site plan submittal. 
 
The proposed stormwater plan depicts a stormwater detention pond located in the rear of the development to handle 
stormwater quantity requirements.  The applicant proposes to manage stormwater quality requirements by placing a 
conservation easement on 71 acres, including the nearby 46.48-acre parcel across West Neck Creek. This parcel is not 
part of this rezoning application and will require future consideration to ultimately include this parcel as part of the 
proposed development. Staff agrees that the proposed conceptual stormwater management strategy has the potential 
to successfully comply with the stormwater requirements. Final design and detailed updates will be made during site 
plan submittal to ensure conformance with all requirements set forth in the Public Works Design Standards Manual. 

A large portion of the property is located in a Federal Emergency Management Agency (FEMA) Special Flood Hazard 
Area. The applicant has obtained a Letter of Map Amendment (LOMA) FEMA that officially adjusted the areas located 
within the Special Flood Hazard Area to remove portions of the property where ground elevations are above the 
designated Base Flood Elevation. Additionally, due to the location in the southern part of the city, which is characterized 
by low-lying topography and poorly draining soils, the Special Flood Hazard Area is also designated as the Floodplain 
Subject to Special Restrictions. The Floodplain Ordinance (Appendix K, City Code) limits the amount of fill allowed for 
development, requires fill to be mitigated, and prohibits the placement of new residential structures on new lots in the 
Floodplain Subject to Special Restrictions. The applicant has located the proposed lots and residential structures outside 
of the Floodplain Subject to Special Restrictions in compliance with the Ordinance requirements. Further review of the 
proposed fill and mitigation areas will be required during Site Plan review. 
 
In sum, Staff recommends approval of the rezoning application. The majority of the components of the Transition Area 
Design Guidelines appear to be met. This includes recommendations related to streetscaping elements, open space 
area, pedestrian connectivity, and the proposed house styles reflect the vernacular tidewater and rural architecture. 
 

 
The following are proffers submitted by the applicant as part of a Conditional Zoning Agreement (CZA). The applicant, 
consistent with Section 107(h) of the City Zoning Ordinance, has voluntarily submitted these proffers in an attempt to 
“offset identified problems to the extent that the proposed rezoning is acceptable,” (§107(h)(1)). Should this application 
be approved, the proffers will be recorded at the Circuit Court and serve as conditions restricting the use of the property 
as proposed with this change of zoning. 
 
Proffer 1: 
When developed, the lot dimensions, setbacks, height and other development criteria set forth in the City Zoning 
Ordinance shall be as set out in the attached exhibit entitled Princess Anne Village Residential Development Criteria dated 
August 25, 2021 (the “Development Criteria”), a copy of which has been exhibited to the Virginia Beach City Council and 
is on file with the Virginia Beach Department of Planning.  The Development Criteria shall be in lieu of all corresponding 
criteria in the Virginia Beach Zoning Ordinance applicable to the R-10 zoning district.   

Proffer 2: 
When developed, the project shall be developed in substantial conformity with the conceptual site plan consisting of 3 
pages entitled “Conceptual Site Plan with Context”, “Conceptual Site Plan” and “Program and Parking” dated May 28th, 
2021, (the “Concept Plan”), a copy of which has been exhibited to the Virginia Beach City Council and is on file with the 
Virginia Beach Department of Planning.   

 
 

Proffers 
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Proffer 3: 
When developed, the number of single family residential homes located on the Property shall not exceed a total of 73 
homes and 16 Garage Apartments. 
 
Proffer 4: 
Residential structures constructed on the Property shall be in substantial conformity with the conceptual architectural 
renderings consisting of 2 pages entitled Home Styles, Princess Anne Village, “Elevations”, a copy of which has been 
exhibited to the Virginia Beach City Council and is on file with the Virginia Beach Department of Planning and which have 
been approved by the Virginia Beach Historical Review Board on July 18, 2018. 
 
Proffer 5: 
When developed, access to the Property from North Landing Road shall be landscaped and contain a monument-styled 
free standing sign substantially as shown on exhibit entitled “Monument Sign”, a copy of which has been exhibited to the 
Virginia Beach City Council and is on file unless modified by the Virginia Beach Historical Review Board with the Virginia 
Beach Department of Planning. 

Proffer 6: 
When developed the entrance open space areas shall be in substantial conformity with the elevation entitled “Entrance 
Way” dated June 4, 2021, a copy of which has been exhibited a copy of which has been exhibited to the Virginia Beach 
City Council and is on file unless modified by the Virginia Beach Historical Review Board with the Virginia Beach 
Department of Planning. 
 
Proffer 7: 
When developed, there should be a pedestrian trail system on the Property and that will connect to the adjacent City 
trail system as shown on the concept plan. 
 
Proffer 8: 
When developed, a linear open space area along Princess Anne road within the residential zones will be subdivided as 
shown on the elevation site plan entitled “Linear Open Space”, dated June 4th, 2021, a copy of which has been exhibited 
to the Virginia Beach City Council and is on file unless modified by the Virginia Beach Historical Review Board with the 
Virginia Beach Department of Planning. 
 
Proffer 9: 
When developed, the Applicant will construct turn lanes at the vehicular entrance to Princess Anne Village substantially 
as shown on the Concept Plan. 
 
Proffer 10: 
When developed, the street widths, curb heights, centerline radii, rear lane, rear alley street signage and trail widths 
shall be developed in substantial conformity with the 23-page exhibit entitled “Thoroughfare Types” dated May 28th, 
2021, a copy of which has been exhibited to the Virginia Beach City Council and is on file with the Virginia Beach 
Department of Planning. 

Proffers Relating to the Conditional B-2 Portion of Princess Anne Village: 

Proffer 11: 
Vehicular access to the portion of the Property zoned Conditional B-2 shall be from the road system within Princess 
Anne Village and not directly from the North Landing Road. 
 
Proffer 12: 
When developed, only the following uses shall be permitted on the Property zoned Conditional B-2: Restaurants with no 
drive-through, office, and retail. 
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Proffer 13: 
The height of any principal structure on the Property zoned Conditional B-2 shall not exceed 45 feet.  The exterior design 
and building materials shall be complimentary to the building materials and architectural designs of the homes in 
Princess Anne Village and shall be subject to approval by the Virginia Beach Historic Review Board.   
 
Proffer 14: 
Any freestanding sign on the portion of the Property zoned Conditional B-2 shall be a monument style sign, externally lit, 
and shall not exceed 8 feet in height.  The final design and building materials of any freestanding sign shall be subject to 
approval of the Virginia Beach Historic Board.   
 
Proffer 15: 
Further conditions lawfully imposed by applicable development ordinances may be required by Grantee during detailed 
site plan and/or subdivision review and administration of applicable City Codes by all relevant City agencies and 
departments to meet all applicable City Code requirements. 
 
Proffer 16: 
All references hereinabove to zoning districts and to applicable regulations refer to the Zoning Ordinance of the City of 
Virginia Beach, in force as of the date the conditional zoning amendment is approved by Grantee.   
 
Staff Comments: Staff has reviewed the Proffers listed above and finds them acceptable.  The City Attorney’s Office has 
reviewed the agreement and found it to be legally sufficient and in acceptable legal form. 
 

 
The Comprehensive Plan identifies this site as being located within multiple “districts.”  The Interfacility Traffic Area and 
Vicinity Master Plan (ITA Plan), which is adopted by the Comprehensive Plan, identifies the site as being located in the 
Historic Princess Anne Center.  The ITA Plan calls for “lining of streets and spaces with low-rise mixed-use buildings of 
two and three stories,” within the Historic Princess Anne Center.  It also calls for attention on appropriate streetscaping 
elements including street lamps, planters and benches and emphasis on developing architecture consistent with areas 
such as Williamsburg.  The property also borders the Municipal Center district as identified by the ITA Plan which 
recommends as an area with planned land uses, both public and private, and, where appropriate, may include 
residential, office, retail, service, hotel and institutional uses.  It calls for the introduction of a mix of residential units 
into the district to enliven the complex around the clock.   
 
Finally, the site is also located at the extreme edge of the Transition Area which calls for uses in this area should be 
limited to low-impact, low-density residential, low-intensity non-residential, open space and recreation, and agricultural, 
including row-crop farming and equestrian uses.  For residential development, a maximum average 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; however, lot sizes of 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.  The Plan calls for open space areas to be deliberately included and 
designed as a site amenity in all development.  Open space should comprise a minimum of 50 percent of the 
developable area for residential development and 30 percent for non-residential development and should provide a 
balance of both “active” and “passive” open space areas. 
 

 
The site is located in the Southern Rivers Watershed. Drainage in the Southern Rivers watershed is highly impacted by 
the presence of high ground water, poorly draining soils, and high water surface elevations in downstream receiving 

Comprehensive Plan Recommendations 

Natural & Cultural Resources Impacts 
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waters. A majority of the site is impacted by the Floodplain Subject to Special Restrictions (FSSR). The applicant has 
obtained a Letter of Map Amendment (LOMA) from the Federal Emergency Management Agency that officially adjusted 
the areas located within the Floodplain Subject to Special Restrictions. In addition, a large portion of the site includes 
both City defined and United States Army Corps of Engineers defined wetlands. Likewise, the Southern River Buffer Area 
also exists within the southwestern portion of the site.  No development is proposed in any of the southwestern areas. 
The site is located within the Courthouse Historic and Cultural Overlay District.  All projects proposed within the District 
must respect the heritage and reinforce the integrity of the district’s historic character. The scale, placement, massing 
and proportion of buildings, additions and architectural details should be designed in a way that is consistent with the 
historic character of the district.  New development should employ high quality site and building designs that 
complement the classic Neo-Georgian architecture of the Municipal Center. 
 

 
Project Stormwater Design Staff Summary 
The project site consists of a 27.9-acre residential development located on approximately 99.9 acres of land along the 
south side of Princess Anne Road between Princess Anne Road and Holland Road.  The proposed development is 
designed to drain into a proposed onsite stormwater management facility (SWMF) before discharging into West Neck 
Creek. The proposed SWMF will treat water quantity for the site and will consist of a wet pond that will collect runoff 
from the subdivision development before discharging into the floodplain. 
 
Offsite drainage from both the Holland Road/Princess Anne Road intersection and the Princess Anne Road/North 
Landing Road intersection currently drains through the site. Drainage from the Holland Road/Princess Anne Road 
intersection will be collected through stormwater piping through the site and into an outfall ditch that will flow into the 
existing floodplain. Drainage from the Princess Anne Road/North Landing Road intersection currently drains through a 
city maintained conveyance system consisting of large diameter storm sewer pipes and a well established outfall 
channel. The existing storm piping that runs through the proposed development will be replaced with a box culvert and 
will continue to discharge into the existing drainage channel. 
 
Portions of the site are located within the FEMA Special Flood Hazard Area (flood zone AE) and Floodplains Subject to 
Special Restrictions. The applicant has provided an exhibit to demonstrate a potential floodplain mitigation plan, and the 
final construction plan will need to demonstrate compliance with all criteria in the floodplain ordinance. 
 
The provided preliminary stormwater management design demonstrates conveyance of the runoff from the proposed 
development for storms up to and including the 100-year event plus 1.5’ of sea-level rise (SLR).  The City’s Stormwater 
Master Drainage Model was used in the Preliminary Stormwater Analysis and included an offsite analysis to 
demonstrate that the development has a viable strategy to prevent negative impacts or increased flooding levels on the 
existing stormwater system upstream or downstream. 
 
Based on the information provided by Kimley Horn and Kellam Gerwitz in the Preliminary Stormwater Analysis, the DSC 
agrees that the proposed conceptual stormwater management strategy has the potential to successfully comply with 
the stormwater requirements. Final design and detailed updates will be made during site plan submittal to ensure 
conformance with all requirements set forth in the Public Works Design Standards Manual. More detailed project 
stormwater information is listed below. 

Project Information 

Total project area: 99.88 Acres (Includes 46.4 acre Offsite Forest/Open Space Conservation Area) 

Pre-Development impervious area: 6.4 Acres 

Post-Development impervious area: 9.75 Acres 

Stormwater Impacts 
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Does the analysis utilize the City of Virginia Beach Master Drainage Model: Yes 

Does the analysis incorporate into design increased rainfall amounts (NOAA plus 20%) and account for 1.5’ SLR: Yes 

Stormwater Management Facility Design Information 

Type of facility proposed: Wet Pond (quantity only) 

Total storage volume provided in proposed stormwater management facility: 204,300 cf. (between normal water 
elevation and top of bank elevation)  

Description of outfall:  There will be three (3) stormwater outfall locations leaving the site.  The primary outfall that will 
convey runoff from a majority of the subdivision will be conveyed into the proposed wet pond and will discharge directly 
into the floodplain through a controlled outlet.  The other two stormwater outfalls will collect offsite drainage from the 
Holland Road/Princess Anne Road intersection to the east and from the Princess Anne Road/North Landing Road 
intersection to the west of the site. All three discharge points will discharge into West Neck Creek. 

Downstream conveyance path:   Drainage from West Neck Creek is part of the Upper West Neck Creek drainage basin 
which ultimately drains into the North Landing River.  The North Landing River drains through the Currituck Sound and 
ultimately out into the Atlantic Ocean.  

Stormwater Quality Compliance Design Information 

Pounds of phosphorus removal per year (lb/yr) required: Water Quality compliance met by retaining conserved 
forested open space.  

Method of treatment proposed: Approximately 70 acres of existing forested areas within the project limits will be 
conserved as forest open space with protective covenants and restrictions. 

Stormwater Quantity Compliance Design Information 

Channel protection: Energy Balance will be met at the primary outfall discharge from the proposed wet pond.  The 
provided stormwater model demonstrates non-erosive velocities of stormwater discharge for the conveyance systems 
collecting offsite drainage through the site. 

Flood protection: Attenuation of peak flow rates with no increase in flooding for 10-year storm in all evaluated 
stormwater structures upstream and downstream.  

100-Year storm evaluation: Stormwater modeling demonstrates project meets requirement of no increase in flooding 
for 100-year storm in all evaluated structures upstream and downstream.  

Sea-Level Rise: Project evaluated, and stormwater modeling demonstrates proposed buildings will not be impacted by 
stormwater during 100-year (including 1.5’ SLR) storm event.  
 

 

Street Name Present Volume Present Capacity Generated Traffic 

Princess Anne Road 
6,600 ADT1a 

13,700 ADT1b 
12,500 ADT 1 (LOS 4 “D”) 

Existing Land Use 2 – 40 ADT 
Proposed Land Use 3 – 1,367 ADT 

1a Average Daily Trips (James 
Madison to Princess Anne Road) 
1b Average Daily Trips (Princess 
Anne Road to Holland Road) 

2 as defined by four single-family 
dwellings 

3 as defined by 73 single-family 

dwellings and 16 garage apartment 
units and a 5,000 square foot 
restaurant 

4 LOS = Level of Service 

 

Master Transportation Plan (MTP) and Capital Improvement Program (CIP) 
Princess Anne Road is a two-lane undivided minor arterial roadway. There are no roadway CIP projects slated for this 
portion of the roadway. 

Traffic Impacts 
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Water 
There is an existing 16-inch City water main along Princess Anne Road and North Landing Road.  Each lot in this 
subdivision shall be provided with water from the public water system so that it is served with an exclusive water tap 
and meter. 
 

Sewer 
There is an existing eight-inch city sanitary sewer gravity main along Princess Anne Road and North Landing Road that 
terminates at Holland Road, a six-inch city sanitary sewer force main fronting the property on Princess Anne Road, and a 
six-inch city sanitary sewer vacuum main along Princess Anne Road east of Holland Road. This vacuum main currently 
may not have capacity to support additional connections.  Each lot in this subdivision shall be connected to the public 
sanitary sewerage system. Construction of a new public sanitary sewer pump station may be required to serve this 
development. Final review of the sanitary sewer system will be completed at site plan review. This proposed subdivision 
lies within the service area for Sanitary Sewer Pump Station #614. It is not yet clear to Staff how water and sewer service 
will be provided to all lots of the subdivision since the alleyways used to access some lots are not of sufficient width for 
maintenance of public mains. Extension of public water and sewer mains through easements is undesirable and is 
approved only through a variance to Public Utilities standards. 
 

 

School Current Enrollment Capacity Generation 1  Change 2 

Princess Anne  Elementary 635 students 734 students 20 students 17 students 

Princess Anne  Middle 1,335 students 1,363 students 12 students 11 students 

Kellam High  1,893 students 2,093 students 16 students 15 students 
1 “Generation” represents the number of students that the development will add to the school. 
2 “change” represents the difference between the number of potential or actual students generated under the existing zoning and the number generated under 
the proposed zoning.  The number can be positive (additional students) or negative (fewer students). 

 

 
Planning Commission 

• Two letters of opposition have been received by Staff noting concerns related to flooding, density, removal of 
natural vegetations, and narrow width of North Landing Road and Princess Anne Road. 

• As required by the Zoning Ordinance, the public notice sign(s) was placed on the property on November 8, 2021. 

• As required by State Code, this item was advertised in the Virginian-Pilot Beacon on Sundays, November 21, 
2021 and November 28, 2021.                    

• As required by City Code, the adjacent property owners were notified regarding the request and the date of the 
Planning Commission public hearing on November 22, 2021.   

• This Staff report, as well as all reports for this Planning Commission’s meeting, was posted on the Commission’s 
webpage of www.vbgov.com/pc on December 2, 2021. 

 
 
 

Public Utility Impacts 

School Impacts 

Public Outreach Information 

http://www.vbgov.com/pc
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City Council  
• As required by City Code, this item was advertised in the Virginian-Pilot Beacon on Sundays, January 2, 2022 and 

January 9, 2022.                    

• As required by City Code, the adjacent property owners were notified regarding both the request and the date 
of the City Council’s public hearing on January 3, 2022  

• The City Clerk’s Office posted the materials associated with the application on the City Council website of 
https://www.vbgov.com/government/departments/city-clerk/city-council/Documents/BookmarkedAgenda.pdf 
on January 14, 2022.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

https://www.vbgov.com/government/departments/city-clerk/city-council/Documents/BookmarkedAgenda.pdf
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Development Criteria 
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Proposed Conceptual Site Layout 
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Proposed Parking Layout 
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Proposed Thoroughfare Types 
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Proposed Thoroughfare Types 
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Proposed Park & Open Space Exhibit 
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Proposed Conservation Area Exhibit 
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Future Land Swap Exhibit 
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Proposed Home Styles 
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Proposed Home Styles 
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Proposed Monument Sign 
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Renderings 
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Site Photos 
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Certificate of Appropriateness - 2021 
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Princess Anne Village, LLC 
Agenda Item 6 

Page 33 

 

 

 
 

Certificate of Appropriateness - 2018 
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• Upon receiving a recommendation from Planning Commission, this request will be scheduled for a City Council 

public hearing.  Staff will inform the applicant and/or their representative of the date of the hearing in the 

upcoming days. 

• Following City Council’s decision, the applicant will receive a decision letter from Staff.  

• Once the conditions of approval are in place and/or completed, the applicant must contact the Zoning Division 

of the Planning Department to obtain verification that the conditions have been met.  Contact the Zoning 

Division at 757-385-8074. 

• If the request requires land disturbance and/or a subdivision of property, please contact the Development 

Services Center (DSC) to discuss next steps for site plan/plat review.  Contact the DSC at 757-385-4621 or the 

Development Liaison Team at 757-385-8610. 

• Please note that further conditions may be required during the administration of applicable City Ordinances and 
Standards. Any site plan submitted with this application may require revision during detailed site plan review to 
meet all applicable City Codes and Standards. All applicable permits required by the City Code, including those 
administered by the Department of Planning / Development Services Center and Department of Planning / 
Permits and Inspections Division, and the issuance of a Certificate of Occupancy, are required before any 
approvals allowed by this application are valid.  

• The applicant is encouraged to contact and work with the Crime Prevention Office within the Police Department 
for crime prevention techniques and Crime Prevention Through Environmental Design (CPTED) concepts and 
strategies as they pertain to this site. 

 

Next Steps 


