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Applicant Mike Daubert 
Property Owner Back Bay Farms, Inc 
Planning Commission Public Hearing August 10, 2022  

City Council District District 2, formerly Princess Anne 

Request  
Conditional Use Permit (Assembly Use) 
 
Staff Recommendation 
Approval 
 
Staff Planner 
Elizabeth Nowak 
 
Location  
1833 Princess Anne Road 
GPIN 
2403937330 
Site Size  
68.25 acres entire parcel; 3 acres for CUP 
AICUZ  
Less than 65 dB DNL; 65-70 dB DNL 
Watershed 
Southern Rivers 
 
 
Existing Land Use and Zoning District  
Horse farm / AG-1 & AG-2 Agricultural 
 
Surrounding Land Uses and Zoning Districts 
North  
Cultivated field / AG-1 Agricultural 
South 
Indian River Road 
Single-family dwelling, agricultural operation / 
AG-2 Agricultural 
East  
Princess Anne Road 
Single-family dwelling, cultivated field, former 
airfield / AG-2 Agricultural, B-2 Community 
Business 
West 
Former railroad right-of-way, cultivated field / 
AG-1 & AG-2 Agricultural 
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• The applicant intends to develop and operate an event venue on a three-acre portion of 1833 Princess Anne Road, 

also known as Back Bay Farms. The property is zoned AG-2 Agricultural District, which allows for Assembly Use with 
a Conditional Use Permit. Specifically, the applicant is requesting a Conditional Use Permit for an Assembly Use to 
host weddings and other events on the site.  

• The subject site is located near the intersection of Princess Anne Road and Indian River Road commonly referred to 
as Downtown Pungo. This area in the southern part of the city as well as this property have long been associated 
with the city’s agricultural history, evidenced by the continued presence and agricultural uses on this site and 
adjacent properties. Modern residential development can be found north of this site, while south of this area has 
maintained a rural character. The Princess Anne Road and Indian River Road intersection has also been identified as 
a historical crossroad with possible eligibility for listing in the National Register of Historic Places for its role as a 
commercial node in this otherwise agrarian setting. 
 

• The applicant has signed a 50-year ground lease agreement with the current property owner for approximately 
three acres of the subject parcel. This agreement allows the applicant to construct improvements (including the 
proposed venue building, parking lot, etc.), the ability to subdivide the property, and an easement over the Master 
Parcel for the proposed activities that will be recorded prior to the lease commencement date. While the stated 
intent of the applicant and the ground lease agreement is to adhere to the general three-acre area as exhibited in 
the conceptual site layout, according to the applicant there is agreement with the property owner to finalize the 
lease boundaries following City Council approval of the site design. This is reflected in Section 10 of the ground lease 
agreement, which has been exhibited to Staff and on file in the Planning Department and is intended to provide 
flexibility for any required revisions during the site plan review process.  

• The proposed event venue will include the construction of an approximate 9,500 square-foot building with 
associated parking lot, a stormwater management pond, parking lot, access road and other associated site 
improvements. Development will include the construction of a new vehicular access point along Indian River Road 
and will also include the removal of an existing horse pasture. 
 

• As depicted on page 10 of this report, the design of the proposed building will draw on the existing agricultural 
character of the vicinity. Designed similarly to a large barn, the new building will have white board and batten fiber 
cement cladding and large multi-light windows. A large, first-floor porch that will span most of the east elevation 
and a brick-faced two-story chimney on the north elevation will be major character-defining features. The venue has 
been designed to accommodate events up to 350 people and will provide kitchens and interior storage onsite.  

 
• While the applicant will likely host different types of events, they are proposing this facility primarily as a wedding 

venue and have identified some key strategies for managing events and traffic on site. For example, the applicant 
has stated that weddings will be required to have a professional wedding planner for at least the day of the event, 
efficiently route catering staff and guests to avoid bottlenecking; and a site coordinator and facilities director will be 
employed to manage the site and events.  

 
• The applicant is proposing that use of the venue will occur throughout the year. Start times for events will be 

arranged on an individual basis, but the applicant has indicated that they expect most events will typically begin in 
the mid-afternoon. The applicant has stated that all weddings will be required to end by 11:00 p.m. 

 
• A gravel parking lot will be developed to provide onsite parking for the venue. The parking lot has been sized to 

provide 95 parking spaces, as required for an event venue of this size per Section 203(b)(5) of the Zoning Ordinance.  
  

Background & Summary of Proposal 
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Zoning History 
# Request 
1 MDC (Outdoor Recreation) Approved 09/24/2013 

CUP (Recreational Facility of an Outdoor Nature) 
Approved 07/07/2009 
CUP (Mulch Facility) Approved 07/07/2009 
CUP (Firewood Preparation Facility) Approved 
08/10/1993 

2 CUP (Recreational Facility of an Outdoor Nature - Golf 
Course) Approved 07/08/1997 
MDC (Golf Course) Approved 06/28/1994 
CUP (Golf Course) Approved 09/28/1993 

3 CUP (Commercial Pet Kennel) Approved 12/09/1997 
CUP (Animal Hospital) Approved 07/07/1992 

4 CUP (Car Wash Facility) Approved 07/11/2004 
5 CUP (Open-Air Market) Approved 10/18/2016 

CUP (Assembly Use) Approved 10/18/2016 
6 CUP (Museum and Art Gallery) Approved 10/14/2003 
7 CUP (Single-family Dwelling) Approved 07/07/1992 

CUP (Boarding of Horses) Approved 07/07/1992 
8 CUP (Assembly Use) Approved 02/21/2017 
9 CUP (Auto Service Station) Approved 04/24/2012 

CRZ (B-2 and AG-2 to Conditional B-2) Approved 
04/24/2012 

10 CUP (Sale of Low Speed Vehicles) Approved 07/10/2007 
MDP Approved 07/10/2007 
CUP (Self-storage Facility) Approved 06/22/2004  
CRZ (AG-2 to Conditional B-2) Approved 06/22/2004 

11 SVR Approved 09/23/1997 
 
 

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

MDC – Modification of Conditions 
MDP – 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 

 

 
In Staff’s opinion, this request for a Conditional Use Permit for an Assembly Use is acceptable. The Comprehensive Plan 
places an emphasis on the preservation and promotion of the agricultural economy and heritage of the Rural Area and 
in the Transition Area, where this property is located. The Pungo crossroad area, at the intersection of Princess Anne 
Road and Indian River Road, is and has historically been the largest and most populated crossroad in the southern half of 
Virginia Beach. This makes it an appropriate location for non-residential uses that are at an appropriate scale and design 
in relation to the rural part of the City. The design of the proposed building is harmonious with the existing architectural 
character of this area and will leverage the existing field, pasture, and wooded setting to be used as a backdrop for 
events. By incorporating the bucolic setting into the overall experience of the venue, this proposal furthers 
recommendations for preserving and promoting the agricultural heritage of the Rural Area.  
 
As the site is located within the Transition Area, below is a summation of Staff’s review for conformance with the 
Comprehensive Plan’s Transition Area Design Guidelines.  

• The design of the proposed building is inspired by historical barns and buildings south of the Green Line. The 
design has simple, clean lines, using color and a mixture of materials to provide interest, rather than heavy 
ornamentation.   

Evaluation & Recommendation 

1 

3 
2 

4 
5 6 

7 8 9 
10 
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• The building does not exceed 10,000 square feet and incorporates traditional rooflines, features such as the 
chimney, and expressed fenestration. 

• The building is nestled near a back corner of the parcel, away from Indian River Road, preserving the character 
of the streetscape along Indian River Road and providing an attractive streetscape view from adjacent roadways.  

• Though the proposed parking area is sited between Indian River Road and the proposed building, this 
configuration retains the established pattern of open fields between roadways and agricultural buildings found 
in this part of the city. 

• The existing open-style fencing will be retained, maintaining a sense of open space. 
 
As recommended by the Comprehensive Plan, the applicant submitted a preliminary drainage study to the Development 
Services Center (DSC) outlining their proposed stormwater strategy for the subject site.  As a result of the review, the 
Staff finds that the proposed conceptual stormwater strategy has the potential to successfully comply with the 
stormwater requirements of this site; however, this review is not a formal approval of the submitted stormwater plan.  
More details will be required, and a formal review will take place during the site plan review process. 
 
Similarly, Staff anticipates minimal impact on the historical setting of the Pungo crossroad area. The proposed layout 
places the new building approximately 730 feet from Indian River Road and will be of a size and scale compatible with 
other agricultural buildings in Pungo, is designed to maintain the established character in the area and minimize 
potential adverse effects on the historical setting.  
 
No trip generation data is available for an event facility such as the one proposed. Staff, however, anticipates no 
significant effect on peak hour traffic on Princess Anne Road or Indian River Road as it seems that most evens will be 
held on weekends and during evenings. Current traffic volumes of both roads are within their existing capacities with 
Indian River Road using about one-third of its current capacity. Comments regarding required right-of-way 
improvements and access point geometrics for the proposed access point on Indian River Road will be made during site 
plan review. Staff does note that any future development of this site will necessitate a comprehensive traffic impact 
study that is based on a master plan of development to ensure that such development.  
 
The applicant presented this proposal to the Agricultural Advisory Committee and the Transitional Area/Interfacility 
Traffic Area Citizen Advisory Committee (TA/ITA CAC); both bodies expressed general support for the proposed use.  
 
Due to the reasons stated above, Staff recommends approval of this request subject to the recommended conditions in 
this report.   
 

 
1. When the site is developed, it shall be in substantial conformance with the submitted concept plan entitled “SITE 

LAYOUT” dated 4/29/2022 and prepared by Timmons Group, which has been exhibited to the Virginia Beach City 
Council and is on file in the Department of Planning and Community Development. 
 

2. The exterior of the proposed building shall substantially adhere in appearance, size and materials to the elevations 
entitled “EXTERIOR ELEVATIONS” dated 4/29/2022 and prepared by Hanbury, which has been which has been 
exhibited to the Virginia Beach City Council and is on file in the Department of Planning and Community 
Development. 
 

3. Events shall be limited to between the hours of 8:00 a.m. and 11:00 p.m.  

4. The maximum number of attendees and the occupancy load shall be determined by the City of Virginia Beach Fire 
Marshal.  

5. No outdoor amplified music shall be permitted after 10:00 p.m. 

Recommended Conditions 
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6. All parking for the Assembly Use shall be on the property. 
 

7. Handicap spaces shall be provided adjacent to the event area in accordance with all ADA requirements. 
 

8. No less than one trash receptacle per 1,000 square feet of sales area shall be provided.  All trash receptacles shall be 
emptied regularly so as not to overflow, and litter and debris shall not be allowed to accumulate.  

 
9. Any outdoor storage of stalls or other materials is prohibited. 

 
10. A Certificate of Occupancy and all applicable approvals from the Fire Prevention Bureau must be obtained for use.  

 
11. Prior to each event, the applicant shall notify the Police Department, the Fire Prevention Bureau, the Health 

Department and Emergency Medical Services of the event’s time, size, and scope of activities. 
 

12. The final stormwater plan submitted to the Development Services Center (DSC) shall be in substantial conformance 
with the preliminary stormwater analysis, unless otherwise approved by the DSC, using the same basis of design that 
includes increased rainfall amounts and consideration for sea level rise.  

 
13. Virginia Beach Health Department approval as required of well and/or septic systems shall be obtained during site 

plan review. 
 
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. 
 

 
This proposal is located in Transition Area at the northwest corner Princess Anne Road and Indian River Road in Pungo 
Village. Development policies for the Transition Area are not intended to be a continuation of the higher density 
development patterns and form found in the Suburban and Urban Areas to the north and should provide an apparent 
visual shift to rural development character and form as one travels from north to south. Development in the Transition 
Area should reflect a noticeable transitional pattern with contiguous and unified open space throughout, also in keeping 
with the accompanying Transition Area Design Guidelines. When developing in proximity to a designated “Special Place” 
(e.g. Pungo Village), design elements that are contextually relevant to that Place should be incorporated elements to 
ensure compatibility with the surrounding area. This area is also identified as a rural village as per the Rural Area section 
of the Comprehensive Plan. These areas are meant to provide support and services for the local community and the 
greater rural area. 

 
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 
waters. The applicant has provided a preliminary stormwater analysis for their proposal, which is discussed below. 

Comprehensive Plan Recommendations 

Natural & Cultural Resources Impacts 
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The City’s 2020 Architectural Survey of the Southern Half of Virginia Beach identifies properties in this part of Pungo as 
being potentially eligible for listing in the National Register of Historic Places as a historic district. While no buildings or 
structures on the subject property are identified in the survey, the site’s pastoral character and history contribute to the 
overall integrity of the historical setting of the area. Pungo, according to the survey, remains the largest crossroad in the 
southern half of Virginia Beach with a significant collection of historic buildings.  
 

 
Project Stormwater Design Staff Summary 
This project consists of the construction a 9,500 square foot building that will serve as an event venue for weddings and 
other similar uses. In addition to the building, this project will include a gravel parking lot, sidewalks, and a stormwater 
management facility to support the proposed development. 
 
Stormwater runoff from the site currently sheet flows towards the existing low-lying wetland areas on the west and 
northwest sides of the property.  Stormwater runoff from the proposed building and surface parking lot will be collected 
into a wet pond that will treat for both water quality and water quantity before discharging offsite. The purchase of 
offsite nutrient credits will be utilized for any remaining water quality pollutant load reduction requirements not treated 
by the onsite wet pond. 
 
Based on the information provided by Timmons Group in the Preliminary Stormwater Analysis, the DSC agrees that the 
proposed conceptual stormwater management strategy can 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.  The developer of this project chose to complete a simplified 
Preliminary Stormwater Analysis providing calculations that demonstrate a reduction in post-development flow rates 
and has volunteered a condition that states all stormwater regulations will be complied with during final design.  More 
detailed project stormwater information is listed below. 

Project Information 

Total project area: 10.91 acres 

Pre-Development impervious area: 0.58 Acres 

Post-Development impervious area: 3.33 Acres 

Does the analysis utilize the City of Virginia Beach Master Drainage Model: No 

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

Stormwater Management Facility Design Information 

Type of facility proposed: Wet Pond 

Total storage volume provided in proposed stormwater management facilities: 544,781 cf  

Description of outfall: Stormwater runoff from the site that enters into the wet pond will discharge through shallow 
ditches or wetland areas before either infiltrating into the soil or draining to West Neck Creek.     

Downstream conveyance path: This site is part of the Upper West Neck Creek Drainage Basin.  Drainage from this site 
drains into West Neck Creek, into North Landing River, and ultimately into Back Bay.  Back Bay drains through the 
Currituck Sound and into the Atlantic Ocean.  

Stormwater Quality Compliance Design Information 

Pounds of phosphorus removal per year (lb/yr) required: 5.85 lb/yr 

Method of treatment proposed: Wet Pond, Offsite Nutrient Credits 

Stormwater Impacts 
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Stormwater Quantity Compliance Design Information 

2-year storm peak flow rate comparison: Pre-development = 42.33cfs / Post-development = 26.69cfs. 

10-year storm peak flow rate comparison: Pre-development = 64.97cfs / Post-development = 33.81cfs. 

100-year storm peak flow rate comparison: Pre-development =  109.03cfs / Post-development = 50.16cfs. 

 

 
Street Name Present Volume Present Capacity Generated Traffic 

Princess Anne Road 11,950 ADT1 15,400 ADT 1 (LOS 4 “D”) Existing Land Use 2 – 10 ADT 
Proposed Land Use 3 – No Data Available 

Indian River Road 5,950 ADT 12,500 ADT (LOS “D”) Existing Land Use 2 – 10 ADT 
Proposed Land Use 3 – No Data Available 

1 Average Daily Trips 2 as defined by a single-family 
house on a parcel zoned AG-1 
Agriculture. 

3 No information available in the 
ITE Trip Generation Manual for 
event venues 

4 LOS = Level of Service 

 
Master Transportation Plan (MTP) and Capital Improvement Program (CIP) 
Princess Anne Road and Indian River Road near this project location are considered two-lane undivided minor suburban 
arterials. There are no plans to improve either roadway in the current CIP. 
 

 
Water 
City water is not available to the property.  
 
Sewer 
City sanitary sewer is not available to the property.  
 
The proposed lease parcel could be served by well and septic systems, but future development of the overall property 
may require connection to public water and sanitary sewer. Virginia Beach Health Department approval is required for 
any well or septic system proposed to service the venue.  
 

 
Planning Commission 

• The applicant met with the Agricultural Advisory Committee on April 11, 2022 to discuss the details of the 
request.  According to the applicant, no major concerns with the proposal were shared at that meeting and the 
Agricultural Advisory Committee expressed support for the project. In late July, the applicant shared a progress 
update with the Chair of the Agricultural Advisory Committee. 

• The applicant met with the Transitional Area/Interfacility Traffic Area Citizen Advisory Committee (TA/ITA CAC) 
on May 5, 2022 to present the details of the request. No formal action was taken by the TA/ITA CAC at this 
meeting; however, comments shared by the Committee expressed general support for this proposal. 

Traffic Impacts 

Public Utility Impacts 

Public Outreach Information 
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• As provided in the supplemental packet, Staff has received 18 letters of support for this project by the printing 
of this staff report. These letters expressly support the establishment of the event venue and how it will be an 
asset for the community at large. 

• As required by the Zoning Ordinance, the public notice sign(s) was placed on the property on July 24, 2022. 

• As required by State Code, this item was advertised in the Virginian-Pilot Beacon on Sundays, July 24, 2022 and 
July 31, 2022.                    

• As required by City Code, the adjacent property owners were notified regarding the request and the date of the 
Planning Commission public hearing on July 25, 2022.   

• 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 August 4, 2022. 
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Proposed Site Layout 
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Proposed Elevation Plan 
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Site Photos 
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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 


