Princess Anne Corridor Study

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

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

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.

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

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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2. Significant Development Areas

Princess Anne Commons

Edge w/ the Corridor
Figure 4

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.
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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
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established adjacent to the right-of-way within

proposed roadway link extending from the
the respective properties. This is also terminus of Drakesmile Road to the entrance of
advantageous, since the segment of Princess VBN through Sub-Area 2. It is located directly
Anne Road north of Dam Neck Road is across Princess Anne Road from the VBN Golf
“built-out” with eight travel lanes - leaving little Course.
room for aesthetic treatments along the

roadway edges or within the median.
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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
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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.
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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.
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- roadway aesthetic, linked to a notable
Nimmo Piey neighborhood image, not only serves as a
| Dl G R — — locational icon, it reestablishes Princess
“ : Anne Road as the primary approach to the
P ) city’s civic core.
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Municipal Center Figure 10 Photo 3 — Judicial Center

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
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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

peoY auuy g2l

Nimmo Pkwy O

0
0

Approximate Location of

Figure 11
Seasonal, Emergent Wetlands

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.
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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.
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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
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Photo 4 — Farmer’'s Market

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. Itis 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.
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4. Prior to reuse of the Princess Anne

District Park or Farmer’s Market site, //”" Nt T o
Traffic Impact Analyses will be R i _ B
conducted in accordance with the gy AP”"‘P“;( Fatmer's [
. . . mphitheater 3 niné Pa Market H
recommendations of this Corridor Plan. - ‘
\ (eaiink
Alternative 2 ’l fstb-Areal g
In the future, if it is determined by the city h\\\ 2l ﬁ‘? L
that the Farmer’s Market and/or Princess S I 4 Il'
Anne District Park will not be relocated, I g f ,.'
then an alternative recommendation is to " Ly 2 1
improve the on-site facilities and, where 6| % [
possible, expand the site area and variety of ] 2 I
related activities. L {
A
3 o \.:'"-'-,
D. Special Opportunity Areas - Strategy for Boundary of Princess \ ’ 250
Quality Development AmiefCorridgf Vo ) sub-Areaz 5
\ L
Significant development opportunities exist on } : t-
three undeveloped or underdeveloped tracts of fen W A8 I
land outside the Transition Area and located on e !—J'l-
the northeast side of Princess Anne Road. \, 1
i A i
While it is important that the planned land use r\f i L
policies for these tracts provide reasonable — i H_;"h': y
development opportunities that will enhance the (. Sub-Area3——2)) ° o
quality of the area’s physical environment, o :
because of their close proximity to stable \ YTy
residential areas, it is equally important that " i
these policies ensure neighborhood f!\ E
compatibility and protect them from unwanted T Sine, .
intrusive uses or activities. Further, two North Py
critically important objectives include: Special Opportunity Areas Figure 13
1) The need to accomplish land parcel
consolidation that is large and well- 2) The need to limit the number and location of
configured in order to promote a roadway and driveway accesses to Princess
coordinated and unified, as opposed to Anne and Dam Neck Roads for that segment
piecemeal, development for each Sub- within this corridor area.

Area and
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
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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.

25
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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.

Princess Anne Road Design Parameters Table 1
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)

Double Urban Clear Zone
15 feet +/- Preference of 7.5 feet

Min. asphalt Multi-Purposed Trail / Sidewalk Width

10 feet both sides

Max. Embankment Slopes

Improved Slope Stability and
3:1 Maintenance

Ultimate Normal Median Width

50 feet Isolate Travel corridors

Min. Landscape Buffer With

30 feet Maintain existing mature trees
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B. Access from Princess Anne Road serving golf course and the anticipated location of the
Christopher Farms reverse frontage road, is too short to allow for
appropriate intersection improvements
s associated with significant traffic volumes from
& the Municipal Center, specifically the Courthouse
& y Complex at Nimmo Parkway. Any reverse
5,5““ frontage road in this area should be either a loop
- Reverse or a dead end to limit the volume of traffic
*T Frontage accessing the golf course entrance road close to
i Princess Anne Road.
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Entry
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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
Immediately following the development of Sub- Courthouse Farms neighborhoods. At the
Area 2, Christopher Farms and Courthouse same time, all direct access to Princess Anne
Farms neighborhoods should be provided a Road from properties within Sub-Area 3 should
new roadway access via a portion of the be completely closed. See Figure 19 depicting
proposed London Bridge Road from Princess this proposed access route.

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.

Reverse Frontage Sub-Area 2 Figure 16
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C. Access from Princess Anne Road serving
properties adjacent to the VBN Golf Course

Reverse
&——— frontage
Access Road

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 Reverse Frontage Sub-Area 3 Figure 17
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

Nimmp.Pkwy -
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X. Roadway Aesthetics T g\ o Famer’s ||
] T2 LEOAN Market ’

A. General Roadway Aesthetic Treatments — /ﬁﬁ:c{Q;& !
) Gﬁteway
1. Landscape Design

=Sl

The recommended concept proposes the
creation of two different and distinct landscape
character zones along the length of the roadway, f
with the point, or zone, of character change — |
occurring at the proposed interchange of the e spor£5p|ex
Southeastern Parkway and Greenbelt. The * e
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

N |
In.te_rch;n ge{
A

ansition A

landscape treatment of the median so that I\ ) 1
northbound and southbound lanes are visually T 2 Municipal Center C Gateway F_
separated. This would result in a reduction in the = gl i ol
apparent scale of the vehicular way and driving Nor th -‘ -

experience, making for a more pleasant visual Landscape Concept Figure 18

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.
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Figure 19
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