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Introduction

Purpose 
The Comprehensive Plan provides both a roadmap and a toolkit for communities to 
adapt to a changing world and shape it to their visions of the future. The purpose of 
this plan is to act as the guiding document for the Town of Wakefield to constructively 
overcome challenges, embrace its assets, and grow into the community its citizens 
want to see. The guidelines and recommendations in this plan will shape decision-
making regarding future development and change and will be updated regularly to 
provide additional context and account for changing priorities over time.  

Authority
The Virginia General Assembly has recognized the need for local planning by 
requiring that every local government adopt a comprehensive plan for the physical 
development of the territory under its jurisdiction.  Section 15.2-2223 of the Code of 
Virginia, (1950) as amended states: 

“The comprehensive plan shall be made with the purpose of guiding and 
accomplishing a coordinated, adjusted and harmonious development of 
the territory which will, in accordance with present and probable future 

needs and resources, best promote the health, safety, morals, order, 
convenience, prosperity and general welfare of the inhabitants”. 

While the Town of Wakefield, as an incorporated town and not an independent 
municipality, is not beholden to the state’s requirements for the comprehensive 
planning process and product, it is still a valuable tool for the town to map its future 
and how to achieve its goals. 
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Background and 
History

To plan for Wakefield’s future, we 
must first understand Wakefield’s past 
and present. The following section 
provides historical ,geographic, and 
administrative context for the Town.
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Location and Setting 
The Town of Wakefield covers roughly 1.3 square miles in the northeast corner 
of Sussex County, Virginia, near the county borders with Surry and Southampton 
Counties. It lies roughly 60 miles southeast of the state capital of Richmond, 30 miles 
from the City of Suffolk,  and is bisected by Route 460. The town is surrounded by 
agricultural lands and forests, with pockets of commercial development along the 
460 corridor. Wakefield is a small town of just over 700 people. It is quaint in character 
and leans into the rural charm of the area while remaining in proximity to larger metro 
areas and the assets that come with them. 

High volumes of truck and passenger traffic pass through Wakefield via 460 between 
Interstates 95 and 295, and the Tidewater region. State Route 31 runs northward from 
Wakefield to Surry County and the James River Ferry to Williamsburg. Secondary roads 
603, 617, 620 and 628 radiate out from Wakefield into surrounding farming areas.  
The main line of the Norfolk Southern Railroad also passes through Wakefield in a 

Figure i: Regional Map of Sussex County and the Town of Wakefield 
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northwest-southeast direction.  This central location between two metropolitan areas, 
and the existence of a good transportation network have contributed to Wakefield’s 
development as the market center for the surrounding area. 

Notable facilities in the town and immediate area include the Wakefield Municipal 
Airport, the National Weather Service Forecast Office, the Airfield Conference Center, 
the Southeast 4-H Educational Center, the Wakefield Farm Service, Virginia Diner, 
Wakefield Market, and the Wakefield Peanut Company. Wakefield is considered 
a cultural hub for Sussex County and has been identified for the development of 
tourism opportunities to highlight the rural character and abundant natural heritage 
of the area.  

Historical Context  
Earliest Days 
Though only 20 miles from Jamestown, the Wakefield area remained closed to 
European settlement for a century after Jamestown’s founding in 1607.  Land patents 
in the seventeenth century were allowed only as far south as the Blackwater River.  
Wakefield, along with all other lands south of the Blackwater, remained the home of 
various Algonquin Tribes.  One of these tribes was the Seacocks, from whom Seacock 
Swamp obtained its name.   

By the mid 1600’s, settlement had expanded along the south bank of the James 
River.  This led to the separation of Surry County from James City County in 1652.  
What is now Sussex County and Wakefield became part of this newly organized 
county.  This characterization describes the Wakefield area in 1652. 

“To the south (of the plantations on the James River) lay unexplored 
forests, threaded with Indian trails, filled with bear and deer and dotted 

here and there with Indian villages”.1  

In the latter 1600’s colonists living between the James and Blackwater Rivers began 
to look toward settlement south of the Blackwater.  Consequently this area was 
opened for settlement in 1702 (1706 by some accounts) and land patents were given 
in the years that followed.  Included among the early patents was one for 330 acres 
to Robert Nicholson II, which was granted on June 30, 1743.  This patent included 
land within the present corporate limits of Wakefield.  The first home in present day 
Wakefield was built in 1790 by the Nicholson family.  This structure, known as “Bell’s 
Farm”, “Bollingham” or “Nicholson’s” still stands today. 

In 1754 Sussex County was created from Surry County.  What followed is described 
below: 

“Sussex County, immediately after its creation entered upon an expansion 
that was to continue for many years without interruption.  The new county 

developed its resources; cleared land and built unpretentious dwellings 
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surrounded by dairy, smokehouse and other buildings; planted tobacco, 
wheat and corn; erected grist mills on the sinuous Nottoway and 

Blackwater Rivers; worked the slaves it could not profitably hire out; raised 
cattle, hogs and sheep”;… 2 

Revolutionary War activity occurred north and south of Wakefield; however, the 
immediate area seems to have been left untouched by troop movements or 
engagements. 

Antebellum Period 
In the period between the Revolutionary War and Civil War, the Wakefield area 
remained very much “off the beaten path”.  The following description portrays this 
time period in Sussex County: 

“In antebellum times the area was remote, not easily accessible by 
navigable rivers nor yet opened up by the railroad.  Nor was it an area 
of great plantations and lordly estates.  By the mid-nineteenth century 
much of the upper or older south had already seen its greater days of 
agricultural productivity, at least as far as the means and methods of 

the age permitted.  Soil exhaustion was common and chemical fertilizers 
almost unknown.  The area was generally one of farms or estates of 

five hundred acres or less, the largest part of which was wooded.  To 
profitably cultivate a hundred acres required ten to fifteen workers and 
perhaps more at planting and harvesting times.  Tobacco had phased 

out as the chief crop to be replaced by cotton, wheat and other grains.  
Livestock was seldom produced other than for home consumption.  While 

slaveholding was characteristic of the area, it was not practiced on a 
large scale, some families owning between ten and twenty and most 

even less…Many families did not own slave property at all.  Between the 
larger estates and plantations were smaller holdings, operated by the 

farmers and his (sic) family.  Be the holdings large or small, life centered 
in the farm and the home.  Self-sufficiency was the goal…There were 
no local newspapers and those from Richmond and Petersburg were 

several days old when read…Scattered throughout the area were a few 
crossroad stores, at best villages, or farmhouse, or perhaps a church, 

where stage and mail service penetrated at intervals.  As late as 1820, 
Sussex County Census listed not towns…”3 

Arrival of the Railroad 
By the mid 19th century, the area around Wakefield was known as Heaths and part of 
Wakefield continued to be Nicholson property.  This all changed dramatically in the 
1850’s.  In 1851, the Petersburg and Norfolk Railroad was incorporated and started 
laying track between the two towns.  The line was completed in the mid 1850’s.  In 
the Wakefield area the right-of-way was granted by the Nicholson family. 
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 Wakefield was selected as a station by William Mahone, chief engineer of the 
railroad.  These stations were generally selected at locations where existing roads 
crossed the new railroad.  Mahone’s wife, who was a student of English literature, 
selected the name Wakefield Station from the writings of Sir Walter Scott.  On 
November 11, 1858, Wakefield Station was made a post office stop on the railroad. 

 The railroad was the catalyst for growth of the Town.  The first store in Wakefield was 
owned by John E. Nicholson and stood at the end of Main Street.  With the coming 
of the railroad, commercial development located on Railroad Street adjacent to the 
tracks. 

The Town of Wakefield  
Throughout the latter half of the 19th Century, Wakefield Station grew as a depot for 
the railroad and as a distribution and trading center for surrounding farms.  Wakefield 
became a railroad intersection in the 1880’s with the completion of the narrow gauge 
Surry, Sussex and Southampton Railroad, which ran through Wakefield from Scotland 
to the Nottoway River, and provided access primarily for the Surry Lumber Company 
which used Wakefield as a main shipping point.  This rail line was discontinued when 
the Surry Lumber Company closed.  The tracks were removed in 1931. 

It was during this period that public education was provided in Sussex County.  The 
first Black school was opened in 1884 followed by the first white school in 1889. 

The Town was incorporated on April 2, 1902.  In the same year the first telephone and 
electric power franchise were granted and the first bank opened.  A newspaper was 
published by 1911, the same year in which fire protection became available.  The 
1905 Norfolk and Western Railway Company’s Industrial Shoppers and Buyers Official 
Guide described Wakefield as follows: 

“WAKEFIELD, VA., Fifty two miles from Norfolk, is a most progressive town, 
commercial and agricultural pursuits occupy its people.  Connection 

with the Surry, Sussex and Southampton R.R.  A peanut cleaning factory is 
located here, also a furniture factory and a bank.  A brick plant should do 

well”. 4 

The brick plant proposal was perhaps the first formal “land use planning” endeavor in 
Wakefield.

Town Charter 
The Town Charter provides for a Mayor/Council form of government.  The six 
council members and mayor are elected for two year terms beginning January 1 
in even numbered years.  The Charter grants the mayor authority to ensure that all 
ordinances of the Town are fully enforced.  The Charter also authorizes the Council 
to appoint a Town Treasurer and other officials as it deems necessary.  Presently, the 
Town has a Clerk, a Treasurer, and a Utilities Superintendant.  
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The Town Charter grants Wakefield powers similar to the authority given other towns 
in Virginia.  Among other functions, the Town has power to levy taxes on property, to 
improve streets and alleys, to order the removal of condemned buildings, to compel 
the abatement of nuisances and to impose penalties of violation of Town ordinances.

Planning Commission 
Through authority granted to them by Virginia’s local planning enabling legislation, 
the Wakefield Town Council created a five member planning commission on June 
16, 1976.  The Commission was increased to eight members, with one council liaison 
member, in 1979.  The Town has adopted a zoning ordinance and a subdivision 
ordinance.

Planning Activities 
This document is the fifth iteration of the town’s Comprehensive Plan.  The original 
plan was adopted in July, 1983 and last updated in July, 2014.  The Town has 
undertaken several other planning activities.  This included the enactment in 1973 of 
a manufactured home ordinance which regulated the minimum lot size and location 
of manufactured homes and the maximum number of manufactured homes which 
could be placed on a lot.  This ordinance was superseded by 1982 amendments to 
the subdivision ordinance which specified new manufactured home regulations. 

Council also adopted the Sussex County Soil Erosion and Sedimentation Control 
Ordinance on February 10, 1975.  The Town also requires citizens of the community to 
obtain building permits from Sussex County.  The community has also been included 
within various Crater Planning District Commission plans.  This Comprehensive Plan 
Update is coordinated with other town, county and regional planning-related 
documents.
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Existing Conditions

Much of the data available for the 
town of Wakefield includes two Census 
Block Groups (or one Census Tract) that 
extend beyond the town’s boundaries. 
This section of the report will refer to 
data compiled from those two Census 
Block Groups, and may not reflect the 
statistics solely within the administrative 
boundary.  

• Census Tract Number: 511838704.00
• Census Block Group Numbers:

511838704.002 (South of Route 460) &
511838704.001 (North of Route 460)
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Figure ii: 2020 Census Block Groups and Wakefield Town Boundary 

Source: Esri ArcGIS Business Analyst 

Demographics 
The two census tracts that comprise Wakefield have a total population of 1,259 
people, with roughly 700 of them living within the town limits. The community has seen 
a modest increase in population in the past decade, mostly amongst young people 
in their twenties. As demonstrated in Table A, nearly a third of the Town is between 
the ages of 20 and 29. In 2011, that same cohort would have been between 10 and 
19, making up just 12.2% of the Town’s population. Due to this shift, the median age 
for Wakefield has come down considerably, from 40.2 years of age to 29.9 years of 
age.

Table A: Town of Wakefield Population by Age (Percentages), 2011 - 2021

2011 2021
Total Population 1,027 1,259
Under 5 Years 6.7% 4.8%
5 to 9 Years 4.5% 2.5%
10 to 14 Years 5.3% 5.8%
15 to 19 Years 6.9% 6%
20 to 24 Years 7.0% 21.3%
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2011 2021
Male Population 500 764
Ages 10-14 23 15
Ages 20-24 34 200
Ages 25-29 24 104
Female Population 527 495
Ages 10-14 31 58
Ages 20-24 38 68
Ages 25-29 16 31

Table B: Town of Wakefield Sex Distribution by Select Age Characteristics, 2011 – 2021 

Source: American Community Survey 5-year Estimates, 2011; 2021 

Source: American Community Survey 5-year Estimates, 2011; 2021 

 The large 20-something cohort is primarily comprised of men, as is the Town overall. A 
61% majority of the Town was male in 2021, as opposed to a 49% minority in 2011. The 
recent, disproportionate sex distribution can be attributed largely to the population 
between 20 and 29. As shown in Table B, 304 men fell into that category in 2021 – 40% 
of the town’s overall male population. The female population in that age range has 
grown as well, both when compared to the same age bracket a decade ago and 
the same cohort a decade ago. The growth has been less extreme in comparison 
though, with females between the ages of 20 and 29 still making up just 20% of the 
overall female population in 2021. 

2011 2021
Total Population 1,027 1,259
25 to 29 Years 3.9% 9.9%
30 to 34 Years 6.5% 3.3%
35 to 39 Years 8.9% 3.3%
40 to 44 Years 4.7% 7%
45 to 49 Years 5.7% 7.5%
50 to 54 Years 3.8% 4.8%
55 to 59 Years 5.6% 2.7%
60 to 64 Years 6.1% 5.6%
65 to 69 Years 8.0% 3.9%
70 to 74 Years 7.8% 3.7%
75 to 79 Years 2.9% 3.1%
80 to 84 Years 1.6% 2.0%
85 Years and Over 4.1% 2.2%
Median Age (years) 40.2 29.9
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The population of Wakefield is predominantly Black, and that majority has been 
growing in the past decade. Table C shows the racial composition of the Town, which 
was 66.3% Black and 31.9% White in 2021.  

Race 2011 2021
White 39.5% 31.9%
Black or African American 59.9% 66.3%
American Indian or Alaska Native 0,2% 0
Asian 0.1% 0.2%
Native Hawiian and Other Pacific Islander 0 0
Some Other Race 0 0
Two or More Races 0.3% 1.7%

Table C: Town of Wakefield Racial Composition, 2011 – 2021 

Source: American Community Survey 5-year Estimates, 2011; 2021 

The racial composition is contextualized by the demographic makeup of the two 
census block groups that make up Wakefield. Group 511838704.001, which covers the 
north-east half of the Town, has a population that is 74% Black. Group 511838704.002, 
which covers the south-west half of the Town, is 54% White. Highway 460 bisects the 
Town and separates the two majorities. 

Predominantly Black

Predominantly White

Figure iii: 2020 Census Block Groups by Racial Composition

Source: Esri ArcGIS Business Analyst 
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Economics 
Industry and Business 
Wakefield has 57 businesses within town limits, employing 596 people. Retail trade 
employs the most people, while the Service industry (which includes automotive 
services, childcare, healthcare services, etc.) represents the greatest number of 
businesses. Esri estimates that these businesses’ sales volume and assets are worth 
$131,249,000 as of 2023. Griffin Oil and Propane is responsible for 44% of those assets, 
with roughly $58 million.  

Industry Number of 
Businesses

Percent of 
Businesses

Number of 
Employees

Percent of 
Employees

Retail Trade 16 28.10% 373 62.60%
Finance, Insurance, Real Estate 7 12.30% 25 4.20%
Services 20 35,10% 118 19.80%
Government 2 3.50% 23 3.90%
Construction 2 3.50% 8 1.30%
Manufacturing 2 3.50% 9 1.50%
Transportation 1 1.80% 4 0.70%
Wholesale Trade 6 10.50% 36 6.00%

Table D: Wakefield Industries, Businesses, and Employees, 2023  

Source: Esri ArcGIS Business Analyst 

Employment 
Wakefield’s unemployment rate of 4.89% is consistent with Sussex County’s 4.6% and 
4.91% across the Crater Planning District but lower than the state’s 3.63%. 781 people 
are employed, and local businesses provide 596 jobs as listed above.  

 During the day, Wakefield experiences a 3% decrease in population, indicating that 
more residents commute out of town to work during the day than commuters coming 
into the town. The American Community Survey estimates just 25% of Wakefield 
residents work within Sussex County, while the other 75% commute out of the county. 
When examined at the Census Block Group level for additional granularity, 90% of 
workers living north of Route 460 (which has a greater minority population) commute 
out of the county, compared to just 55% to the south of Route 460.  

Wakefield has a greater proportion of its workforce represented by both the youngest 
(16-24) and oldest (65+) age groups than the PDC and Virginia. The Retail Trade 
industry accounts for over 60% of jobs in Wakefield, and those jobs are typically held 
by part-time employees, making them more accessible for those still in school or 
retirees. Furthermore, Wakefield’s workforce is disproportionately male, with females 
representing just 32% of the labor pool.  
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Age Group Wakefield 
Labor Force 

Particpation Rate

Sussex County 
Labor Force 

Participation Rate

Crater PDC 
Labor Force 

Participation Rate

Virginia Labor 
Force Participation 

Rate
16-24 15.32% 16.63% 13.84% 13.02%
25-54 59.11% 59.05% 59.62% 62.18%
55-64 16.04% 16.18% 18.16% 17.38%
65+ 9.53% 8.14% 8.38% 7.43%

Table E: Civilian Labor Force Participation by Age Group 

Source: Esri ArcGIS Business Analyst 

Income
With the exception of Per Capita Income, Wakefield lags far behind Sussex County, 
Crater PDC, and Virginia in metrics of income. The average household income of 
Wakefield is roughly half that of Virginia. However, the statistics for Wakefield alone 
do not fully capture the disparities between the northern and southern Census 
Block Groups, with the northern group consistently making less than the southern. 
According to 2021 ACS Data, the percentage of Wakefield’s population over 16 living 
in poverty is lower than the county, PDC, and Virgnia.    

Median Household 
Income

Average Household 
Income

Per Capita 
Income

Poverty 
Rate

Town of Wakefield $49,300 $67,900 $31,500 8.76%
Sussex County $55,000 $71,500 $26,200 10.23%
Crater Planning District $59,800 $81,400 $32,000 12.52%
Virginia $83,000 $123,700 $48,000 9.24%

Table F: 2023 Income Statistics

Source: ESRI ArcGIS Community Analyst 

Environment
Physiography 
Wakefield lies within the Coastal Plain of Virginia.  In this area the Coastal Plain is un-
derlain by approximately 800 feet of sand, gravel, marl, and shell strata.  Soils in the 
Wakefield area are of the Goldsboro, Dunbar, Norfolk Association which range from 
somewhat poorly drained to well drained.  With such diverse soil quality, careful anal-
ysis must be given to development proposals with respect to drainage, erosion and 
on-site sewerage disposal systems. 

Topography  
The topography in Wakefield varies from flat to gently rolling.  Elevation ranges from 
about 70 feet above sea level in the southern parts of Town to around 110 above sea 
level in the northern and eastern parts of Town. 
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Hydrology 
Surface water in Wakefield drains in southerly and westerly directions into Wildcat 
Creek and Seacock Swamp, both tributaries of the Blackwater River. The Blackwater 
River runs southward into Albemarle Sound in North Carolina.  Even though Wake-
field is only 15 miles from the James River, all the runoff from the community flows into 
North Carolina’s Albemarle Sound. 

The watersheds of Wildcat Creek and Seacock Swamp are wide in certain areas and 
the low relief of the area contributes to extensive marsh areas during wet periods.  
Areas along Wildcat Creek and Seacock Swamp within the corporate limits are flood 
hazard areas as determined by the Federal Insurance Administration Development 
must be prevented within these flood hazard areas. The map below demonstrates 
the location of FEMA-identified 100-year Flood Plain (highlighted in the blue areas), 
which means these areas have a 1% chance of flooding each year or a 25% chance 
of flooding over the course of a 30-year mortgage.

Figure iv: Town of Wakefield 100-Year Floodplain

Source: FEMA 
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Conservation
Wakefield and the surrounding region are rich in natural resources, including an 
extensive network of wetlands and coniferous forests. These resources have allowed 
for a large agricultural industry in Wakefield and Sussex County, which accounts for a 
high percentage of land use in the area. Patterns of development are aligned with 
the road system, creating a highly developed core of the town bounded by Route 
460 to the north, Route 628 (W Main St) to the east, the Norfolk Southern Railroad to 
the south, and the Sussex Avenue/Wildcat Swamp to the west.  

Much of Wakefield and the immediately surrounding areas has been identified by 
the Department of Conservation and Recreation’s ConserveVirginia 3.0 as priority 
lands for protection under the categories of Natural Habitat and Ecosystem Diversity, 
Agriculture and Forestry, Floodplains and Flooding Resilience, Protected Landscape 
Resilience, and Water Quality Improvement. This is largely due to the presence 
of high-value wetlands, waterways, and natural areas. These areas are currently 
unprotected and eligible for investment in preservation, conservation, and restoration 
to maximize the value of these assets to quality of life, economic prosperity, and 
natural integrity. Properties located in these areas will have their deeds to include 
the guidance of the ConserveVirginia Deed Review Criteria to ensure lands are fully 
protected.  

Figure v: ConserveVirginia 3.0 Priority Lands by Category

Source: Virginia Department of Conservation and Recreation, Natural Heritage Data Explorer 
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Figure vi: Wakefield and Surrounding Area Land Cover Types 

Source: National Land Cover Dataset (NLCD), USGS 

Figure vii: Wetland Conservation Prioritization of Wakefield and Surrounding Area 

Source: Virginia Department of Conservation and Recreation, Natural Heritage Division 
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Figure viii: Wetland Restoration Prioritization of Wakefield and Surrounding Area  

Source: Virginia Department of Conservation and Recreation, Natural Heritage Division 

Climate 
The climate of Wakefield is classified as modified continental, with mild winters and 
humid summers.  The Appalachian Mountains produce various steering blocking and 
modifying effects on storms and air masses, while the ocean contributes to the humid 
summers and mild winters.  The frost-free growing season ranges from 180 to 195 days 
in length.  The mean annual temperature is 59 degrees and the average annual 
rainfall is 47 inches.  Precipitation is generally well distributed throughout the year, with 
the maximum rainfall in July and August and the minimum in November. 

Land Use 
Wakefield is primarily residential, with some commercial development along the primary 
corridors. Sussex County’s Small Area Plan for Wakefield and the surrounding area 
identifies the Route 460 Corridor as a prime location for additional commercial and light 
industrial development on either side of the town’s boundaries, while the agricultural and 
conservation lands to the south are to be largely preserved. There are several unused/
vacant sites within town limits that are strong candidates for commercial and residential 
redevelopment. 
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Housing 
Wakefield is made up of 381 households. The majority of these (61.7%) are occupied 
by homeowners. Roughly a third of households include children under 18, and the 
average household size is 3.27 persons. This is larger than the national average of 2.60 
persons, and the Virginia average of 2.57 persons.

Total Households Average 
Household Size

Households with one or 
more people under 18

% Owner 
Occupied

% Renter 
Occupied

381 3.27 30.7% 61.7% 38.3%

Table G: Town of Wakefield Select Household Characteristics, 2021 

Source: American Community Survey 5-year Estimates, 2021 

The housing stock itself is comprised mostly of single-family, detached units. Over 60% 
of the existing occupied units are over 40 years old, constructed between 1940 and 
1979. As of the 2021 American Community Survey, no new units had been construct-
ed and occupied since prior to 2020.  

Count Percent
Units in Structure
1, detached 342 89.8%
1, attached 2 0.5%
2 apartments 10 2.6%
3 or 4 apartments 5 1.3%
5 to 9 apartments 0 0
10 or more apartments 2 0.5%
Mobile home or other type of housing 20 5.2%
Year Structure Built
2020 or later 0 0
2010 ro 2019 14 3.7%
2000 to 2009 35 9.2%
1980 to 1999 46 12.1%
1960 to 1979 112 29.4%
1940 to 1959 113 29.7%
1939 or earlier 61 16%

Table H: Town of Wakefield Select Housing Unit Characteristics, 2021 

Source: American Community Survey 5-year Estimates, 2021 

Table I outlines the percentage of Wakefield’s population that falls into three cate-
gories, based on the percentage of their household income that their housing costs 
make up, stratified by income level. 22.7% of the population is considered cost-bur-
dened, as defined by the expenditure of 30% or more of one’s household income on 
housing costs. Those at lower income levels are more likely to experience a housing 
cost-burden than those at higher income levels, as is typical. A 52.9% majority of resi-
dents are spending less than 20% of their household income on housing expenses. 
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Rent Proportionate to Household Income Count
Less than $20,000 12.9%
Less than 20 percent 0
20 to 29 percent 1.3%
30 percent or more 11.5%
$20,000 to $34,999 19.9%
Less than 20 percent 6.3%
20 to 29 percent 4.5%
30 percent or more 1%
$35,000 to $49,999 12.1%
Less than 20 percent 7.3%
20 to 29 percent 3.7%
30 percent or more 1%
$50,000 to $74,999 24.7%
Less than 20 percent 20.7%
20 to 29 percent 2.9%
30 percent or more 1%
$75,000 or more 21.5%
less than 20 percent 18.6%
20 to 29 percent 2.9%
30 percent or more 0
Zero or negative income 0
No cash rent 8.9%
All Income Levels: Less than 20 percent 52.9%
All Income Levels: 20 to 29 percent 15.3%
All Income Levels: 30 percent or more 22.7%

Table I: Monthly Housing Costs as A Percentage of Household Income for Wakefield Residents, 2021 

Source: American Community Survey 5-year Estimates, 2021 

Transportation 
Wakefield is traversed by U. S. Route 460, a major route connecting the Richmond-Pe-
tersburg and Norfolk-Portsmouth urban centers.  State Route 31 runs northward from 
Wakefield to Surry County and the James River Ferry to Williamsburg. Secondary roads 
603, 617, 620 and 628 radiate out from Wakefield into surrounding farming areas.  The 
main line of the Norfolk Southern Railroad also passes through Wakefield in a north-
west-southeast direction.  This central location between two metropolitan areas, and 
the existence of a good transportation network have contributed to Wakefield’s de-
velopment as the market center for the surrounding area. 

Traffic/Congestion 
Traffic volumes in and around Wakefield are low. Route 460 has the highest amount 
of daily traffic, seeing 11,000 vehicles per day, followed by Wakefield’s Main Street, 
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which sees 4,300 vehicles on the east side and 2,000 on the west. The other streets in 
town have daily traffic of 1,300 vehicles or less. All roads are bidirectional and primari-
ly two-lane with one travel lane in either direction, while Route 460 has four lanes with 
two travel lanes in either direction. These low traffic counts make many of the streets 
in Wakefield candidates for on-road bicycle and pedestrian infrastructure to make 
the town easier to access without needing to drive. 

Figure ix: Average Daily Traffic Counts for the Town of Wakefield 

Source: Virginia Department of Transportation 

Sidewalks/Multi-Modal Assets
Sidewalks provide pedestrians with safe walking routes around town by separating 
them from oncoming vehicular traffic. The State Sidewalk Inventory from the Depart-
ment of Transportation shows sidewalks in Wakefield are concentrated in the denser 
residential area in the heart of the town and along Main Street. It is notable that there 
are fewer sidewalks in the northern census block group, where the bulk of Wakefield’s 
minority population resides. There are also no sidewalks along Route 460, along which 
many of the town’s commercial areas are concentrated, making pedestrian access 
from the residential areas to commercial resources more difficult and dangerous. 
VDOT has identified the Route 460 corridor, Route 460 intersections at High Street and 
North Street, and the intersection of High Street and New Street as needing sidewalks.  
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Existing Sidewalks

Proposed Sidewalks

Figure x: Existing Sidewalks and Proposed Sidewalks in Wakefield

Source: VDOT Statewide Sidewalk Inventory & VTrans Midterm Needs 

Safety
VTrans 2050 is the Virginia Department of Transportation’s long-range plan. It identifies 
key needs throughout the state on specified roadways. Projects that address road 
segments with an identified VTrans Need are most eligible for funding to complete 
the necessary improvements to rectify the issues. The same intersections discussed 
above for sidewalk additions are also identified as needing safety improvements.  

Figure xi: Fatal and Severe Crash Data for the Town of Wakefield 

Source: Virginia Department of Transportation 
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Facilities, Services  
Parks and Recreation 
The Wakefield Airport Field is the closest park facility to the Town, laying just outside of 
the town’s boundary. It has three baseball/softball fields and is a gathering place for 
youth sports competitions. Further outside of town limits are the Piney Grove Preserve, 
managed by The Nature Conservancy, and Big Woods Wildlife Management Area & 
State Forest, managed by the Virginia Department of Wildlife Resources (DWR) and 
Department of Forestry (DOF). Both areas are open to the public with trail facilities, 
with the latter providing opportunities for seasonal hunting, fishing, and trapping.  

Airport 
The Wakefield Airport is located just outside of the town’s boundaries on Route 460, 
and accounts for 122 acres of land. The airport is publicly owned by the Town, and 
began operations in 1967. It has two runways and primarily services private aircraft 
such as hobby pilots, as it is too small and lacks the facilities to accommodate larger 
commercial jets.  

Wakefield Foundation 
Housed in the former Wakefield High School Building, the Wakefield Foundation is 
a cornerstone of the community. The nonprofit is dedicated to preserving the high 
school and the local history and culture. The Foundation hosts many meetings, 
classes, and events to be attended by locals, and offers space rentals. The building 
also houses the Troxler Memorial Library, hosted by the Wakefield Foundation, and is 
part of the Blackwater Regional Library system.  

Infrastructural Assets 
Electric, Broadband, & Water Service 
Electricity is purchased from dominion Energy via VEMA and disseminated to 
residents. The revenue generated from residents’ electric bills is the primary source of 
income for the town. The Town owns and operates its own water system, while Sussex 
Service Authority provides sewer services. Residents’ electric bills are paid directly to 
the town.  Wakefield receives broadband access through a franchise agreement 
with Charter/Spectrum. 
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SWOT Analysis

SWOT analyses play a crucial role in 
comprehensive planning by offering 
a structured framework to evaluate 
the town’s internal strengths and 
weaknesses, as well as external 
opportunities and threats. This strategic 
focus enables decision-makers 
to allocate resources effectively, 
prioritize initiatives, and mitigate risks. 
By identifying potential threats and 
weaknesses, Wakefield can proactively 
manage risks and capitalize on 
opportunities. Moreover, SWOT analysis 
helps Wakefield leverage its strengths 
to gain a competitive advantage in 
the marketplace, while also fostering 
continuous improvement through 
ongoing assessment and adaptation. 
Ultimately, SWOT analysis serves as 
a cornerstone for guiding Wakefield 
towards sustainable growth and 
success. This SWOT analysis examines 
Wakefield’s strengths, weaknesses, 
opportunities, and threats, based upon 
the town’s existing conditions as well 
as community input gained from the 
public engagement survey. 
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Strengths 
Wakefield’s strengths are derived from existing institutions that serve as pillars of the 
community, as well as the town’s location along a major corridor central to two of the 
state’s largest trade hubs—Richmond and Hampton Roads.  

•	 Small-town culture and Southern Hospitality 
•	 Strategic location along Route 460 Corridor and Route 31 
•	 Proximity to Richmond and Hampton Roads regions 
•	 Low cost of living 
•	 Town-operated electric service 
•	 Institutional recognition of the Virginia Diner 
•	 The Wakefield Foundation and Troxler Library as pillars of the community 
•	 Natural heritage and nearby greenspace 
•	 Access to agriculture 
•	 Influx of new residents 
•	 Wakefield Airport (outside of Town limits but owned and operated by the Town) 
•	 Wakefield Ball Park  (outside of Town limits but owned and operated by the Town) 
•	 Wakefield Weather Station 

Weaknesses 
The pain points Wakefield faces are common among small towns in rural areas. 
These issues are typically the product of a declining and aging population and 
disinvestment in community resources.  

•	 Insufficient infrastructure 
•	 Community divisions 
•	 Aging population
•	 Low capacity at Town level 
•	 Bedroom community 
•	 Few educational opportunities 
•	 High poverty rate 
•	 Negative perception of town’s image 
•	 Poor housing stock 
•	 No dedicated emergency services 
•	 Few amenities 
•	 Degrading areas  
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Opportunities 
Wakefield can leverage its existing resources and turn its pain points into lucrative 
opportunities for economic growth in the community. The town’s Foundation and 
many church groups offer an untapped reservoir of volunteers, and the town can 
build off momentum generated by existing events.  

•	 Community events 
•	 Tourist pass-through 
•	 Economic development and downtown revitalization 
•	 Public transportation/shuttle service 
•	 Strategic partnerships with community organizations 
•	 Fairgrounds/4H Center 
•	 Rail service 
•	 Available real estate 
•	 Regional events 
•	 Tobacco Region Revitalization Commission Funding 

Threats 
Wakefield’s largest threat is the continuing dilapidation of the town’s infrastructure, 
both in housing and industry. Vacant lots and storefronts decrease curb appeal, while 
the aging infrastructure and lack of utility capacity can inhibit the town’s potential to 
attract new residents and businesses.  

•	 Lack of community buy-in 
•	 Brain drain (youth move away to get an education/better employment 

opportunities than those available in the town) 
•	 Lack of utility capacity and autonomy/choice 
•	 Aging housing stock 
•	 Poor curb appeal 
•	 Rising wholesale utility costs 
•	 Roadway capacity  
•	 Increasing crime rate
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Goals, 
recommendations, 

Implementation, and 
Evaluation

The goals set forth by this plan, based 
on the existing conditions and SWOT 
analysis outlined above, correspond to 
eight key subject areas:
•	 Public Safety
•	 Economic Development
•	 Housing
•	 Transportation
•	 Environment
•	 Utilities
•	 Administration; and
•	 Plan Evaluation
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Goal A:  Public Safety

The Town of Wakefield aims to be a safe place to live, work, and play for all residents, 
employees, and visitors. This includes improving existing services and ensuring 

continuous access to critical resources to prevent emergencies and promote a sense 
of citizen safety.  

Action Items:  
• Action Item A.1: Implement a neighborhood watch program, recruit additional 

fire/EMS/police services to patrol more actively in and around the town for faster 
and more efficient emergency response.

• Action Item A.2: Promote relationships and cultivate a strong sense of community 
between neighbors.

• Action Item A.3: Town officials and residents noted an increase in the number of 
calls to Wakefield’s volunteer fire department. The town should consider increasing 
the capacity of the fire department by hiring fire fighters as part-time employees to 
ensure reliable service.

• Action Item A.4: Emergency medical services (EMS) are provided by Sussex 
County. Only two ambulance stations are available for the entire county, with
a station in Stony Creek and Waverly. The vehicles are often occupied by the 
county’s prison, and response times are estimated to be around ten minutes per 
call. The town should work with the county to ensure that Wakefield’s residents 
have adequate access to EMS, potentially constructing a new rescue squad 
station within the town to be staffed by additional personnel. 

Goal B:  Economic Development

The Town of Wakefield will support the existing and future entrepreneurial ecosystem 
by taking steps to increase curb appeal and attract new development in vacant 

areas.  

Action Items:  
• Action Item B.1: Take an inventory of vacant, blighted, and abandoned lots and 

buildings to market to developers, drawing in new businesses and housing 
construction

• Action Item B.2: Engage with Virginia Main Street and other funding opportunities 
to provide business owners with marketing and grant opportunities.

• Action Item B.3: Improve curb appeal by replacing town signage, street signs, 
landscaping, lighting, and other features for the sake of attracting new business 
and promoting traffic to existing businesses. 
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Goal C:  Housing

The Town of Wakefield will leverage new and existing policy solutions in order 
to maintain and improve a housing ecosystem that is attractive, desirable, and 

adequately meets the needs of Wakefield’s current and future residents.  

Action Items:  
• Action Item C.1: Improve upon existing housing stock to retain and attract 

residents by enforcing ordinances to prevent blight and the decay of abandoned 
buildings and lots

• Action Item C.2: Incentivize property upkeep to improve curb appeal alongside 
the existing system of fines for disrepair 

Goal D: Transportation  

The Town of Wakefield will pursue solutions to improve upon the transportation system 
to connect citizens to resources outside of the town limits, and mitigate ongoing 
traffic, collisions, and pedestrian safety issues along the town’s arterial corridors. 

Action Items:  
• Action Item D.1: Implement more multimodal transportation options to assist 

residents who do not have access to a personal vehicle. The town should work with 
VDOT to ensure proper maintenance of existing sidewalks, and explore the 
installation of sidewalks in neighborhoods where there currently are none.

• Action D.2: Installation of a crosswalk and improvement of access management to 
ensure safe passage across Route 460 to the town’s grocery store. Design elements 
such as speed tables, pedestrian flashers, and rumble strips to ensure pedestrian 
visibility/safety while traffic calming. 
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Goal E:  Environment

The Town of Wakefield strives to conserve and capitalize upon its natural resources, 
ecosystem services, and environmental assets for the benefit, use, and enjoyment of 

future generations.  

Action Items:  
• Action Item E.1: Participate in Crater PDC’s upcoming Regional Resilience Plan and 

Hazard Mitigation Plan. Pursue recommendations where possible to protect 
citizens’ property and wellbeing, such as wetlands protection and flood mitigation, 
and stormwater management along major corridors.

• Action Item E.2: Collaborate with VDOT to conduct proper maintenance of surface 
stormwater infrastructure, including ditches and culverts.
 

Goal F:  Utilities

The Town of Wakefield seeks to continue its dedication to improving upon the 
existing utility infrastructure, relationships with utility providers, and strives to promote 

continuous access to electric service for all users.  

Action Items:  
• Action Item F.1: Implement a utility payment assistance program to help keep 

costs down and provide financial help to those in need. Offer a bill-pay system 
that allows customers to pay the same amount each month based upon their 
average use to avoid significant spikes in balances.

• Action Item F.2: Ensure Wakefield residents have access to clean water and work 
to replace failing infrastructure where possible. VDH Office of Drinking Water is a 
state-administered resource that can help the town and SSA for such upgrades.

• Action Item F.3: Work with landowners and utility providers/developers to minimize 
and mitigate any possible land use conflicts.

• Action Item F.4: Consider zoning amendments to determine areas in Wakefield 
suitable for solar energy facilties, maximum total acreage, as well as adopt a solar 
ordinace that aligns with the Code of VIrginia. 
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Goal G:  Administration

The Town of Wakefield seeks to improve services and communications to residents 
and businesses to provide a level of accountability for employees and elected 
officials to carry out necessary procedures and implement policy interventions.  

Action Items:  
• Action Item G.1: Hire a full-time employee—a town planner or manager—to

oversee project and policy implementation and present recommendations to
town council.

• Action Item G.2: Restructure the town council’s committee assignments to align
with the goals of this plan. Some potential committees include: Recreation,
Economic Development, Property Maintenance and Housing, Streets and
Transportation, Water Utilities, Electrical Utilities, Public Safety and Vehicle
Maintenance, Zoning, Budget, Environment, Administration and Personnel,
Fire, SSA, and Planning Commission. Revise committee schedule to promote
accountability and goal achievement.

• Action Item G.3: Improve Town’s Facebook and website to better disseminate
town information, such as the town council meeting schedule, community events,
and other information to town residents. Explore the possibility of installing an
electronic marquee for similar announcements.

Goal H:  Evaluation

The Town of Wakefield strives to continuously evaluate the effectiveness of its goal 
implementation actions, programs, and services, and  can nimbly adjust accordingly 
to ensure equitable, economical, and effective outcomes across that which is within 

the Town’s jurisdiction.  

Action Items:
• Action Item H.1: Establish monitoring mechanism with regular reporting on progress

toward goals; use software or other tools to track performance metrics and
progress on action items; conduct performance reviews with those assigned to
certain goals and tasks.  Create detailed reports documenting progress, successes,
and areas needing attention.

• Action Item H.2: Continuously solicit feedback from residents, program
participants, and town staff to identify issues and areas for improvement through
the use of surveys, public forums, and focus groups.

• Action Item H.3: Determine any gaps or unforeseen challenges to be addressed,
and make necessary adjustments based on data and feedback.

• Action Item H.4: Identify lessons learned and best practices to apply to future
improvement efforts. Establish a framework for ongoing evaluation and refinement
of programs and services to ensure sustained effectiveness and responsiveness to
community needs.


