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Applicant & Property Owner M. M. Rollins & Company, a 
Virginia Corporation
Planning Commission Public Hearing October 12, 2022
City Council District District 2, formerly Princess Anne

Request  
Rezoning (AG-2 Agricultural District to B-2 
Community Business District) 

Staff Recommendation 
Approval 

Staff Planner 
Marchelle Coleman 

Location  
652 Princess Anne Road 
GPIN 
Portion of 2309603135 
Site Size  
38,812 square feet 
AICUZ  
Less than 65 dB DNL 
Watershed 
Southern Rivers 

Existing Land Use and Zoning District  
Auto Sales & Service / AG-2 Agricultural, B-2 
Community Business District 

Surrounding Land Uses and Zoning Districts 
North  
Single-family dwelling / AG-2 Agricultural 
South 
Auto Sales & Service / AG-2 Agricultural, B-2 
Community Business District 
East  
Undeveloped lot / AG-2 Agricultural 
West 
Princess Anne Road 
Single-family dwelling, cultivated field / AG-2 
Agricultural 
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• The applicant owns one parcel totaling 38,812 square feet that is zoned both AG-2 and B-2. This proposal is to
rezone a portion of that site (17,937 square feet) currently zoned AG-2 Agricultural District to B-2 Community
Business District.

• The overall property was originally two separate parcels. In May of 1985, a plat was recorded that consolidated both
parcels into one lot, designated as Site 21C on the exhibit on page five of this report.

• A portion of the parcel, specifically the B-2 zoned area, has been operating as a legally nonconforming auto sales and
service business since the early 1950s, prior to the merger of the City of Virginia Beach and Princess Anne County.

• The applicant, who just recently purchased the property, has entered into a five year lease with the current operator
of the auto sales and service business, but only for the portion of the site that is currently zoned B-2 (approximately
20,874 square feet). The applicant’s representative has indicated that there are no future plans at this time to
expand that business onto the portion of the site that is proposed to be rezoned to B-2. If that occurs, the applicant
is aware that a Conditional Use Permit for the operation will be necessary.

• Future use of the newly rezoned portion of the site as well as the existing B-2 zoned portion of the site will be
required to comply with those identified in the Zoning Ordinance.  Furthermore, the applicant’s representative
indicated that it is the property owner’s intent that any future use will be in keeping with the goals and policies set
forth in the Comprehensive Plan for the Rural Area of the City, specifically for the Rural Village of Creeds.

No Zoning History to Report 

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, the request to rezone a 17,937 portion of this parcel from AG-2 Agricultural District to B-2 Community 
Business District is acceptable. The applicant’s representative indicated that the almost 18,000 square foot area to be 
rezoned is not large enough to support a viable agricultural operation.  

Background & Summary of Proposal 

Evaluation & Recommendation 
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The property is located in Creeds Village in the Rural Area of the City. Rural villages have historically served as the core 
for business and community activities providing basic retail and service uses for those who live and work in the 
immediate area. The Comprehensive Plan indicates that the rural villages can include a mix of locally-oriented retail and 
services and community facilities designed to be compatible with the area context. While there are no specific 
recommendations or planning guidelines identified in the Comprehensive Plan for the Creeds Rural Community, the 
rezoning to a commercial district does align with the Comprehensive Plan’s vision as it will enhance expansion 
opportunities for service and commercial businesses in this rural area of the city.  
 
In Staff’s opinion, rezoning this split-zoned property from AG-2 Agricultural and B-2 Community Business to a uniformed 
B-2 Community Business zoning will not adversely change the character of the surrounding area, as the majority of this 
property has been operating as a commercial use for over six decades. It is important to note that the current boundary 
of the legally nonconforming use is restricted to the existing B-2 zoned area of this parcel, as it was developed prior to 
the current regulations outlined in the City’s Zoning Ordinance. As noted above, the existing auto related use cannot be 
expanded beyond this boundary, identified on the exhibit on page five of this report as ‘B-2 zoned area’, without City 
Council approval.  
 
To alleviate any confusion regarding the limited area of the existing legally nonconforming use (auto sales and service), 
the applicant has agreed to either install a fence or provide a noticeable demarcation to distinguish between the area 
that allows for the legally nonconforming use and the areas that do not. The existing auto related use will be monitored 
by Staff to ensure that the use remains within the boundary of the legal nonconformity.   
 
As shown on aerial photography and as observed by Staff in the field, there has been some spill-over of the auto related 
use into this northern portion of the parcel that is zoned AG-2 Agricultural District.  The applicant is aware of this 
oversight and has begun efforts to remove merchandise and equipment associated with the business that are located 
outside of the boundary designated for this legally nonconforming use.  
 
Based on these considerations, Staff recommends approval of this request. 
 

 
The Comprehensive Plan designates the subject property as being in the Creeds Village in the Rural Area of the city. The 
Rural Area with primarily agricultural and rural related activities. Rural Villages have historically served as the Rural 
Area’s business and community core area and provide basic retail and services to the local community. Development in 
these villages should include a mix of locally oriented retail or services and community facilities designed to be 
compatible with the area context. Non-residential development should be located within a rural village. An important 
objective of the Plan for the Rural Area is to protect and sustain all of Virginia Beach’s valuable environmental, scenic, 
and agricultural resources against inappropriate activities and intense growth pressures. The vision for the rural area is 
to remain rural into the foreseeable future. 
 

 
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. There are no known significant cultural resources associated with the site. 
 

 

 

Comprehensive Plan Recommendations 

Natural & Cultural Resources Impacts 
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Street Name Present Volume Present Capacity Generated Traffic 

Princess Anne Road 6,250 ADT1 11,200 ADT 1 (LOS 4 “D”) Existing Land Use 2 – 0 ADT 
Proposed Land Use 3 – 225 ADT 

1 Average Daily Trips 2 as defined by a 18,000 square 
foot undeveloped agriculturally-
zoned parcel 

3 as defined by a 18,000 square 
foot B-2 zoned parcel 

4 LOS = Level of Service 

Master Transportation Plan (MTP) and Capital Improvement Program (CIP) 
Princess Anne Road, in the vicinity of this site, is a rural two lane highway.  Princess Anne Road has a variable width 
right-of-way.  The MTP shows an undivided roadway with a bikeway and an ultimate right-of-way width of 100 feet. 
There are no CIP projects for Princess Anne Road in the vicinity of this site. 

Water & Sewer 
City water and sanitary sewer service are not available to this site. The site is served by a private well and private septic 
system.  

Planning Commission 
• As required by the Zoning Ordinance, the public notice sign(s) was placed on the property on September 12,

2022.

• As required by State Code, this item was advertised in the Virginian-Pilot Beacon on Sundays, September 25,
2022 and October 2, 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 September 26, 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 October 6, 2022.

City Council 
• As required by City Code, this item was advertised in the Virginian-Pilot Beacon on Sundays, October 30, 2022

and November 6, 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 October 31, 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 November 11, 2022.

Traffic Impacts 

Public Utility Impacts 

Public Outreach Information 

http://www.vbgov.com/pc
https://gcc02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.vbgov.com%2Fgovernment%2Fdepartments%2Fcity-clerk%2Fcity-council%2FDocuments%2FBookmarkedAgenda.pdf&data=05%7C01%7CMColeman%40vbgov.com%7C3c27b7fb1aee4eb1a1da08dab056d22a%7C87767a669f6e49f784d149f49be494e7%7C0%7C0%7C638016184176113222%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=gxyL3e42LNcIqdhdooTgzrZQGmqM3QNEQs%2F7fMg4osE%3D&reserved=0
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Proposed Rezoning Exhibit 
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Site Photos 
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Site Photos 



M. M. Rollins & Company
Agenda Item 1 

Page 8 

Disclosure Statement 
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Disclosure Statement 
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Disclosure Statement 

X 10/26/2022
Marchelle L. Coleman 
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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 


