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Executive Summary
On August 18, 2015, City Council approved a resolution to undertake further study and
consideration of the 4,027 acre Williams Farm Tract as a candidate Unique Economic
Development Opportunity. The conceptual plan for the 1,420 acre Coastal Virginia Commerce
Park (Phase I), which has been proposed to be sited on the Williams Farm Tract, was also
considered for UEDO evaluation. This report evaluates the Tract utilizing existing studies,
policies, public input and the nine strategies for designation of a Unique Economic
Development Opportunity as outlined in the Moving Forward Chesapeake 2035 Comprehensive
Plan.
A comprehensive review of the qualifying criteria for designation as a UEDO has shown that the
subject property is capable of meeting the requirements for the designation. While public
water and sewer are not currently available on the property, a preliminary water and sewer
report by the City’s Public Utilities Department indicates that there are a variety of alternative
means of providing water and sewer to the site. The alternatives are outlined in this report. If
designated, the developer should continue working to develop reliable water and sewer utilities
for the property. Additionally, any plans for a potential Coastal Virginia Commerce Park should
be reviewed by the U.S. Navy and incorporate designs to reduce or eliminate electromagnetic
interference with ROTHR or conflicts with other military functions. Transportation issues,
especially those related to access points for ingress and egress should be examined for
compatibility with the Route 17 Access Management Plan. Finally, the potential UEDO
developments should comply with all federal wetland regulations, use BMPs or other methods
to mitigate pollutants from stormwater into the Northwest River Watershed, reduce negative
impacts to hydrology, and work towards environmentally sensitive designs that are beneficial to
wildlife that may utilize portions of the Tract as a crossing between the Great Dismal Swamp
and the Cavalier WMA.
The area recommended as a UEDO is the southernmost 1,420 acre portion of the farm,
designated as the Coastal Virginia Commerce Park (Phase I). This recommendation is based on
this portion of the property having a specific use as a large‐scale industrial park, potential
wetlands in the middle portion of the farm, and the recent City Council decision to keep the
northernmost portion of the Williams Farm Tract as agricultural. Future development proposed
for the site will be subject to City Council approval and will be required to comply with all
applicable City policies and ordinances and State code requirements.
City Council may choose to approve a UEDO for the Williams Farm Tract with or without
initiating a Comprehensive Plan amendment. Assuming City Council wishes to confirm the
designation of a UEDO, the following options are provided:
1) Approve a resolution identifying the Williams Tract as a UEDO without changes to the
2035 Land Use Map.
4

2) At Council’s discretion, they may further choose to initiate a Comprehensive Plan
amendment by resolution, directing the Planning Commission to review and make
recommendations regarding designating all or a portion of the Williams Farm Tract as a
UEDO Special Policy Area on the 2035 Land Use Plan.
3) Alternatively, Council may choose to initiate a Comprehensive Plan Amendment,
directing the Planning Commission to review and make recommendations regarding
specific Land Use Plan changes, such as designating the Tract as a Light
Industrial/Logistics land use classification.
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1.0

Introduction

1.1

Background

The City of Chesapeake adopted the Moving Forward Chesapeake 2035 Comprehensive Plan on
February 25, 2014 as an update to the Forward Chesapeake 2026 Comprehensive Plan. Within
this plan, a Unique Economic Development Opportunity (UEDO) Policy was established. The
UEDO policy was developed to benefit the City by “identifying and strategically promoting
unique economic development opportunities that may be available throughout Chesapeake (p.
27).” Within the Moving Forward Chesapeake 2035 Comprehensive Plan (pp. 26‐27) several
action strategies are outlined as important to the designation of a property as a UEDO. These
action strategies include:
1) “The unique economic development opportunity would be required to follow existing
development review processes where applicable, including any needed Public Utility
Franchise Area expansions, rezoning, and subdivision or site plan review.
2) The location of a unique economic development use should be prohibited in the Naval
Support Activity (NSA) Northwest Annex Relocatable Over The Horizon (ROTHR)
Electromagnetic Interference (EMI) Prohibited Zone and Restricted Area. However,
proposed unique economic development uses will be evaluated on a case‐ by‐case basis
within the ROTHR EMI Military Influence Area/Region of Influence, as identified on the
Navy’s official map dated February 26, 2014, a copy of which can be found in the
Economy Section of the 2035 Comprehensive Plan Technical Document.
3) When a proposed unique economic development use is located within any of the Noise
Zones and/or Accident Potential Zones (APZs) as shown on the U.S. Navy’s official
Hampton Roads Joint Land Use Study (JLUS)/Air Installations Compatible Use Zones
(AICUZ) Planning Map, the proposed use should be carefully evaluated as to its
conformance with Table 1 of the map entitled “Land Use Compatibility Within Noise
Zones and APZs,” as well as the provisions of Section 12‐400 of the City’s Zoning
Ordinance entitled “Fentress Airfield Overlay District.”
4) The location of a unique economic development use should be consistent with the
provisions of the Northwest River Watershed Protection District, when said use is located
within the area covered by this district, as shown on the City’s official maps.
5) The location of a unique economic development use shall not be dependent on a
commitment by the City to provide public utilities to the subject site; furthermore, the
entity’s provisions for sewerage facilities should be carefully evaluated for conformity
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with the Comprehensive Plan and the requirements of the Chesapeake Health
Department or Virginia Department of Environmental Quality.
6) The location of a unique economic development use should be compatible with present
uses and documented future plans for adjacent conservation lands such as the Great
Dismal Swamp Wildlife Refuge, the Cavalier Wildlife Management Area, Nature
Conservancy holdings, U.S. Army Corps of Engineers jurisdictional wetlands, and similar
resources.
7) A “unique economic development opportunity” would be defined as a commercial or
industrial use that has not typically occurred in Chesapeake, preferably a high‐
technology enterprise operated by a single entity that would not include residential uses.
A unique economic development use should also be capable of generating a significantly
positive fiscal impact when evaluated by the City’s fiscal impact analysis model.
Furthermore, there would be an expectation that a unique economic development use
will generate major economic benefits that have citywide impact through investment
and creation of new employment opportunities that result from locating significant
headquarters, administrative or service sector operations in Chesapeake.
8) Recognizing the potential diversity of options for the minimum size and geographic
location of land tracts needed to accommodate unique economic development
opportunities, it is recommended that the criteria contained in the Zoning Ordinance for
locating planned unit industrial park districts (PUD‐IP) be used as a comparable
benchmark, preferably on tracts of land ranging in size from a minimum of 15 acres
upwards, generally contained within 5 or fewer contiguous parcels.
9) Areas and/or sites identified for a unique economic development use should be
consistent with the Comprehensive Plan and accompanying Land Use Plan and Master
Transportation Plan. Notwithstanding this policy or any other applicable City policy or
ordinance, consideration may be given for a unique economic development use to occur
outside the Public Utilities Franchise Area, if public utilities are not necessary.”
Using the existing UEDO Policy as a framework for discussion, City Council identified the Frank
T. Williams Farm Tract as a site that should be studied for consideration as a Unique Economic
Development Opportunity. The Frank T. Williams Farm Tract, also known as the Williams Farm
Tract, is an approximately 4,027 acre tract of land, located in the southwestern portion of
Chesapeake, Virginia near the border of Camden County, North Carolina. It is made up of nine
contiguous tax parcels. It is currently owned by a single owner, Frank T. Williams, who has had
a mechanized farming operation there since 1978 (ULI 2003). Considering the size, location,
and the potential for the Williams Farm Tract as a City gateway and economic generator,
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Chesapeake City Council approved a resolution on August 18, 2015 to undertake further study
and consideration of the tract as a unique economic development opportunity.

1.2

Mega‐Sites

The Williams Farm Tract has also been discussed for consideration as a State Mega‐Site for
economic development activities as described below. On January 27, 2015, the City of
Chesapeake approved a resolution asking the Virginia Economic Development Partnership
(VEDP) to designate the Williams Farm Tract as a Mega‐Site. While there is not an official State
definition, a Mega‐Site could be defined as a large “shovel ready” tract of land with available
utilities, within close proximity of existing transportation infrastructures, and with no
substantial environmental limitations. The site is currently listed on the VEDP website as a
potential Mega‐Site for development as a non‐residential manufacturing center. To be listed as
an official Mega‐Site on the VEDP’s VirginiaScan database, the property should generally meet
the “‘Right Now’ Sites Industry Standards” as noted in the VirginiaScan application:
• 500 acres with 200 acres developable minimum
• 200‐acre buildable area
• 250,000 gallons/day water supply within 3 miles of the site
• 250,000 gallons/day sewer treatment capacity within 3 miles of the site
• Electricity – 3 miles from a main transmission line
• Natural Gas – 3 miles from a major transmission line
• T‐1 line or fiber optic cable at the access road
• Within 5 miles of an interstate or four‐lane divided highway
• Direct access from four‐lane highway with capacity to handle truck traffic
• Within 1 mile of a rail line with a rail spur possible
• Zoned agricultural or rural

The Virginian‐Pilot (August 7, 2015) also mentioned that “to be designated a Mega‐Site and
presented by state officials as a candidate to large employers….., a tract must have the
potential to bring in more than 400 jobs and a capital investment of at least $250 million.”
This designation, in addition to directing large businesses to the site, could allow for the
possibility of receiving state money. Currently, Virginia has three Mega‐Sites, which are shovel‐
ready and noted for their lack of environmental hurdles and available utilities.
While research for the Williams Farm Tract Unique Economic Development Opportunity
designation may assist with the Virginia designation as a Mega‐Site, the Mega‐Site designation
is the purview of VEDP. To assist with a possible Mega‐Site designation, a technical assistance
grant application was submitted to the Virginia Economic Development Partnership by the
Chesapeake Economic Development Department in August 2016 for a site characterization
grant under the Virginia Business Ready Site Programs for the Williams Farm Tract. It is
possible for the Williams Farm Tract to receive a single designation without being eligible for
both a UEDO and a Mega‐Site.
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1.3

Scope of Report

The scope of this report is to evaluate the Williams Farm Tract as a Unique Economic
Development Opportunity as requested by Chesapeake City Council in February 2014. The
report is based on conformance with the nine action strategies outlined in the Moving Forward
Chesapeake 2035 Comprehensive Plan. The report will rely on the assumption that the Williams
Farm Tract will be developed and designated as a planned unit development‐ industrial park,
following the conceptual plan for the Williams Farm Tract, labeled as the Coastal Virginia
Commerce Park (Phase I), received by the Planning Department in April 2016. The report will
also review existing studies, reports, and policies related to the Williams Farm Tract. Finally,
the report will review public input from citizens, public agencies, and City departments in
regards to the site’s potential UEDO designation.

2.0

The Williams Farm Tract Chesapeake, Virginia: A Development Strategy

The City commissioned an Urban Land Institute study of the Williams Farm Tract in 2003. That
report identified strengths and challenges that may affect the development of the tract.
The strengths included:
1.
2.
3.
4.
5.
6.

4,000 contiguous acres, large enough to accommodate a mix of uses
Absence of jurisdictional wetlands
The planned and funded improvement of U.S. Route 17 to a four‐lane, limited access highway
The absence of existing tree cover allowing for attractive built features
A strong market exists for high‐end housing
Owner is willing to pursue a mutually beneficial strategy with the City

Challenges were identified as the following:
1)
2)
3)
4)
5)

City must address school overcrowding to accommodate level of service
Development will coincide with the City’s updating of its comprehensive plan
The bottleneck at the Steel Bridge on Dominion Boulevard is a major detriment to development
A well capitalized developer with a proven track record will need to be engaged
Public Utilities must identify and efficiently access dependable source(s) of short and long‐term
water and sewer capacity
6) The Virginia Department of Transportation (VDOT) must approve at‐grade ingress and egress
opportunities for the development’s entrances

It must be noted, however, that several of the strengths and challenges have changed since the
2003 study. For instance, the UEDO Policy suggests a Planned Unit Development ‐ Industrial
Park (PUD‐IP) as the preferred zoning classification for a potential UEDO. A PUD‐IP is a master
planned and managed zoning classification that allows for light industrial, office/research,
water‐related industry, and warehousing. This would eliminate consideration of the Williams
Farm Tract for residential uses and thus eliminate the challenge of school overcrowding.
9

Additionally, the Dominion Boulevard Corridor Draft Study, which is under consideration for
adoption by City Council as an amendment to the 2035 Comprehensive Plan, is considering
areas for mixed use development that may mitigate the need for “roof tops” to support the
businesses in a potential PUD‐IP on the Williams Farm Tract.
As for transportation issues, the challenge of the bottleneck at the Steel Bridge, referenced in
the ULI report, is mitigated by the improvements to Dominion Boulevard and the replacement
of the Steel Bridge with the fixed span 95 foot Veterans Bridge, which will include two lanes in
each direction upon completion.

3.0
3.1

Public Input

Public Meetings

In order to gather stakeholder feedback on the proposed UEDO designation, two meetings
were held on September 29, 2015. A morning meeting was held for stakeholders specifically
identified in the UEDO Policy and the City Council Resolution. These stakeholders included the
U.S. Fish and Wildlife Service, Virginia Department of Game and Inland Fisheries, U.S. Army
Corps of Engineers, U.S. Navy, Hampton Road Sanitation District, Chesapeake Health
Department, Virginia Department of Environmental Quality, the Virginia Department of
Conservation and Recreation, and The Nature Conservancy. The stakeholders able to attend
the meeting were requested to submit comments addressing the Williams Farm Tract eligibility
as a UEDO and its relationship to their future plans and policies. Comments were received from
the public (Appendices B ‐C) and from the Virginia Department of Game and Inland Fisheries
(Section 4.6.1; Appendix I), Virginia Department of Conservation and Recreation (Section 4.6.1;
Appendix K), The Nature Conservancy (Section 4.6.1; Appendix J), U.S Navy (Section 4.2;
Appendix E), Chesapeake Economic Development Department (Sections 4.7 and 4.10;
Appendix M), Chesapeake Agriculture Department/ Cooperative Extension (Section 4.6.2;
Appendix L), Chesapeake Public Utilities Department (Section 4.5.1), the Chesapeake Health
Department (Section 4.5.2), Chesapeake Historic Preservation Commission (Section 4.10;
Appendix G), and Chesapeake Public Works (Section 4.9.1; Appendix F).
A public open house was also held at the Chesapeake Regional Airport for the general public in
the evening. A public notice was placed in the paper and emails were sent to targeted leaders
in the community. Citizens were able to visit four stations, which combined the nine action
strategies (Sections 1.1; 4.0) for identifying a potential UEDO site into main topics. These
stations, which were labeled as Military, Existing Plans and Policies, Environmental, and UEDO
uses, used appropriate displays and focused on the following questions:
1. Would designating the Williams Farm Tract as a Unique Economic Development
Opportunity be compatible with present military operations?
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2. Would designating the Williams Farm Tract as a Unique Economic Development
Opportunity be compatible with existing City policies?
3. Would designating the Williams Farm Tract as a Unique Economic Development
Opportunity be compatible with environmentally sensitive uses on adjacent lands?
4. Does the Williams Farm Tract create an opportunity for a unique commercial or
industrial use not typically occurring in Chesapeake?
A questionnaire (Appendix A), with the above questions, was made available at the meeting
along with handouts on the UEDO Policy, the City Council Resolution, and a map of the Williams
Farm Tract. Letters from the UEDO stakeholders and comments from the Public Open House
are available in the appendices.

3.2

Public Input Analysis

Using the four survey questions displayed in the public open house on September 29, 2016 and
surveys made available after the meeting, several common themes were found and grouped
together. Comments or concerns related to utilities mainly addressed the potential of the
Williams Farm Tract UEDO to affect the aquifer, private wells, and access to public water and
sewer. Environmental comments or concerns mainly addressed the effects of a potential UEDO
development on wildlife, hydrology, recreation and ecotourism. Additional comments were
made relating to the impact of the potential Williams Tract UEDO on emergency services and
the Cavalier Industrial Park. Detailed comments from the public meetings are available in
Appendix B.

4.0

Unique Economic Development Action Strategies

In this section, as outlined in 1.1, the Williams Farm Tract is evaluated according to the criteria
set out in the Moving Forward Chesapeake 2035 Comprehensive Plan. This criteria includes the
following:
(1) Follows Existing Development Review Process
(2) Does not interfere with the NSA Northwest Annex ROTHR
(3) Conforms with “Land Use Compatibility Within Noise Zones and APZs”
(4) Consistent with Northwest River Watershed Protection District
(5) Not Dependent on the City to provide Public Utilities
(6) Compatible with Present Uses and Future Uses for Adjacent Conservation Lands
(7) Commercial or Industrial Use Not Typically Occurring in Chesapeake
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(8) Uses the Planned Unit Industrial Park Zoning as a Benchmark
(9) Consistency with Comprehensive Plan, Land Use, Plan, and Master Transportation Plan

Each of the nine criteria will be reviewed using available data, plans, and public input to
determine if the site may be an adequate candidate as a UEDO.

4.1

Existing Development Review Process

The unique economic development opportunity would be required to follow existing
development review processes where applicable, including any needed Public Utility Franchise
Area (PUFA) expansions, rezoning, and subdivision or site plan review.
Currently, the Williams Farm Tract is not within the Public Utility Franchise Area and the
Hampton Roads Sanitation District Service Area. It would be necessary to expand the districts
for inclusion of the subject property into the PUFA and the HRSD Service Area. There may be
additional opportunities to make water and sewer available to the Williams Farm Tract (see 4.5
for a discussion on the Water and Sewer Service to Williams Farm Tract).
As currently zoned, the Williams Farm Tract is in the A‐1, Agricultural District, which does not
allow for the uses associated with the PUD‐IP zoning designation or industrial uses (see 4.7 and
4.8). The site will require rezoning to be developed in a manner consistent with the UEDO
Policy. Additionally, the property is subject to all land use regulations under the City’s Code of
Ordinances, including, but not limited to rezoning, subdivision, site plan review, and necessary
zoning and building permits.

4.2

Naval Support Activity (NSA) Northwest Annex ROTHR

Per the UEDO Policy, the location of a unique economic development use should be prohibited
in the Naval Support Activity (NSA) Northwest Annex Relocatable Over The Horizon (ROTHR)
Electromagnetic Interference (EMI) Prohibited Zone and Restricted Area. However, proposed
unique economic development uses will be evaluated on a case‐ by‐case basis within the
ROTHR EMI Military Influence Area/Region of Influence, as identified on the Navy’s official map
dated February 26, 2014, a copy of which can be found in the Economy Section of the 2035
Comprehensive Plan Technical Document.
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The property lies in the ROTHR EMI Military Influence Area/ Region of Influence, indicated by
the yellow semi‐circle (see map, above). In October 2016, an EMI baseline was established at
the site and a propagation loss test was conducted to provide an evaluation of distance and
also effects of the wooded Cavalier Tract between the Williams Farm Tract and the ROTHR.
From the analysis for potential EMI from the Williams Farm Tract, the Navy recommended the
following:
1) EMI isolation could be enhanced by encouraging ongoing sustainment and growth
management of State land between NSA Northwest and the Williams Farm Tract
2) Additional buffers should be considered in the form of adjacent lands or additional
woodland buffers on the Williams Farm Tract’s eastern border. This provides added
isolation and mitigation for risks and malfunctioning devices
3) On‐going coordination between the Navy, City, and the Developers of the Tract to
insure planned development matches the Navy’s analysis assumptions and that post‐
construction field measurements validate actual EMI modeled results
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Previous conversations between Navy representatives and representatives for the Williams
Farm Tract (Appendix E) have similarly concluded that a potential Coastal Virginia Commerce
Park could be built, provided the owner/developer offers specifications for the buildings and
site development to the Navy. The use of certain materials and/or surfaces could also assist
with EMI effects. Additionally, an earthen berm could be an option. There was additional
discussion on siting manufacturing toward the northwest side of the tract with administration
toward the east. Finally, the Cavalier Wildlife Management Area would need to maintain a
conservation easement with high density growth without any clearing/timbering exceptions.
Staff concludes that the Williams Farm Tract could be developed in ways that do not interfere
with the ROTHR, provided the site plans and building materials are examined by the Navy prior
to construction.

4.3

Land Use Compatibility Within Noise Zones and APZs

When a proposed unique economic development use is located within any of the Noise Zones
and/or Accident Potential Zones (APZs) as shown on the U.S. Navy’s official Hampton Roads
Joint Land Use Study (JLUS)/Air Installations Compatible Use Zones (AICUZ) Planning Map, the
proposed use should be carefully evaluated as to its conformance with Table 1 of the map
entitled “Land Use Compatibility Within Noise Zones and APZs,” as well as the provisions of
Section 12‐400 of the City’s Zoning Ordinance entitled “Fentress Airfield Overlay District.” The
Williams Farm Tract does not fall under the guidance of this consideration as it is not located
within the AICUZ and would not need to conform to the provisions of the Fentress Airfield
Overlay District.
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4.4

Consistent with Northwest River Watershed Protection District

The location of a unique economic development use should be consistent with the provisions of
the Northwest River Watershed Protection District, when said use is located within the area
covered by this district, as shown on the City’s official maps.
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The Williams Farm Tract is located within the Northwest River Watershed Protection District,
which was adopted by City Council to prevent the pollution of public water supplies in
accordance with City and State codes and statutes. The Northwest River is one of the major
drinking water supplies for the City. The drainage area for the river is about 161 square miles
and includes all, or a majority of, the land and water areas that drain or flow toward the river,
including portions located in North Carolina. About 103 square miles are located in
Chesapeake. Protection of this important public resource is accomplished in part by establishing
boundaries, setting policies, continuing study of natural systems and cooperating with other
agencies and neighbors to effectively manage the regional impacts on the Northwest.
The Northwest River Watershed Protection District Ordinance is outlined in Article XI of the City
of Chesapeake Code of Ordinances. Within this District the following are prohibited in Section
26‐606 of the City Code:
(1) Production, disposal or storage of hazardous, radioactive, nuclear or industrial
waste.
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(2) Operation of a sanitary landfill, transfer station or transportation terminal for solid
waste other than facilities operated exclusively for inert materials.
(3) Manufacturing, processing or blending activities that utilize or create any toxic or
hazardous material or waste product. This provision shall not apply to bona fide
agricultural uses of herbicides, pesticides or fertilizers in accordance with applicable
laws and regulations.
(4) The bulk storage of petroleum products and compounds, except that the storage of
no more than 5,000 gallons of petroleum products shall be permitted incidental to bona
fide agricultural uses and for on‐site storage of heating fuel for residential and
commercial uses, provided such products are not stored within 200 feet of any tributary
stream or within the 100‐year flood plain. All such uses must be conducted in
accordance with applicable laws and regulations in order to qualify for an exemption
from the prohibited use.
(5) The deposit or allowance of any pollutant or contaminant into a water body that is
located in, or flows into, the Northwest River Watershed Protection District.
(6) The deposit or allowance of any pollutant or contaminant into the groundwater in
the Northwest River Watershed Protection District.
(7) The allowance of surface water run‐off from any contaminated, or potentially
contaminated, source into any water body located in, or flowing into, the Northwest
River Watershed Protection District.
(8) Any other activity involving the use, storage or deposit of contaminants, which in the
opinion of the director of public utilities, pose a threat to water quality in the Northwest
River Watershed.
Moreover, it is unlawful for an owner of a new or expanded commercial or industrial use to
allow runoff without obtaining a run‐off control permit from the Department of Public Utilities
According to Sec. 26‐607, a run‐off analysis will be performed by a licensed engineer and, at the
minimum, will include the following:
(1) Description of the proposed use or development, or expansion of an existing use or
development, including the location and extent of impervious surfaces and a description
of the topographic, hydrologic and vegetative features on the site, including without
limitation, all water bodies.
(2) Characteristics of the natural run‐off on the site, including its rate and chemical
composition and such other chemical or biological characteristics as are deemed
necessary by the Director of Public Utilities, or designee, to make an adequate
assessment of water quality.
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(3) Characteristics of run‐off on the site with the proposed commercial or industrial use
or development, or expansion thereof, including its rate and chemical composition and
such other chemical or biological characteristics as are deemed necessary by the
Director of Public Utilities to make an adequate assessment of water quality.
The Department of Public Utilities would evaluate the analysis for proposed uses to determine
if they will increase the rate of stormwater run‐off or change its chemical composition.
The Chesapeake Public Works Department commented that a proposed development will have
to dedicate drainage easements along the existing public drainage outfalls (Appendix F). The
Number 1, 2, and 3 Ditches carry stormwater runoff from Route 17 to the Northwest River. A
master stormwater plan and study would be required for the entire development showing
proposed on‐site stormwater management facilities and no impact to downstream channels
and waterways. In order for the Williams Farm Tract to be developed for a potential industrial
park within a Planned Unit Development (Section 4.8) or any other commercial or industrial
development, the development would be required to incorporate buffers, vegetation,
setbacks, biotech solutions, or other best management practices into their development and
future expansion plans to reduce pollutant load to pre‐development level and to ensure there is
no increase in sediment deposits to surface waters before a permit could be issued from Public
Utilities.
Currently, a conceptual site diagram for the Coastal Virginia Commerce Park indicates the usage
of canals as BMP’s. Green space would also be incorporated into the design for both
environmental and aesthetic purposes.

4.5

Not Dependent on the City to provide Public Utilities

The location of a unique economic development use shall not be dependent on a commitment
by the City to provide public utilities to the subject site; furthermore, the entity’s provisions for
sewerage facilities should be carefully evaluated for conformity with the Comprehensive Plan
and the requirements of the Chesapeake Health Department or Virginia Department of
Environmental Quality.
4.5.1 Feasibility Report‐Water and Sewer Service to Williams Farm Tract
The preliminary Feasibility Report‐Water and Sewer Service to Williams Farm Tract issued by
the Department of Public Utilities finds that the largest challenge for the Williams Farm Tract is
providing water and sewer utilities to the site. The nearest large diameter potable 24 inch
water main is 11 miles away in the Dominion Boulevard corridor. Another large diameter 36
inch potable water main is 11.6 miles away on Battlefield Boulevard. The nearest Hampton
Roads Sewer District (HRSD) 24 inch force main is in the Dominion Corridor, 12 miles away
while another 36 inch force main at the intersection of Battlefield Boulevard and Hill road is 13
miles away.
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Currently, this site is outside the Public Utilities Franchise Area and the Hampton Roads
Sanitation District service area in Chesapeake. No public services can be extended to the site
unless the City Council amends the Public Utilities Franchise Area. However, the report found
two potential on‐site water sources, ground water and borrow pit surface water. Multiple wells
would be required if groundwater is solely used. However, fewer wells may be needed if a
borrow pit system is used as a supplemental peak demand water source. The Yorktown Aquifer,
which is believed to have sufficient volume for usage of 1.0 to 1.5 million gallons per day (mgd)
for the site and lowest chloride content, would be the potential water source for the site.
Consideration of using groundwater for the Williams Farm Tract is being included in the City’s
groundwater permit discussions with DEQ. Two borrow pits, the Williams Borrow Pit, currently
owned by Frank T. Williams, and the Camden Yard Borrow Pit owned by Camden Yard Materials
L.L.C., are just south of the Virginia‐North Carolina line and would be able to serve as a
supplemental and/or backup water source. The Camden Yard Borrow Pit would need to be
acquired by the owner of the Frank T. Williams Farm Tract. However, its location near the
Williams Pit could aid in potential negotiations. The Camden Yard Borrow Pit could be
connected to the Williams Pit to serve as a resupply to the Williams Pit in cases where the
water level drops substantially. The Williams Pit would not be used as a drinking water supply
source unless it is owned by the City and protected from contamination. On‐site water
treatment would be necessary, probably including reverse osmosis for expected high chloride
levels in the groundwater. After demands reach 1.0 to 1.5 mgd, there would be justification for
and sufficient demand to run pipes from the City of Chesapeake’s existing water system.
Obtaining a Virginia Pollution Discharge Elimination System (VPDES) permit for on‐site
wastewater service would involve permission from the Department of Environmental Quality
and the City. A permit to discharge in the watershed that serves as the drinking supply for the
Northwest River Water Treatment Plant could be difficult to obtain; the requisite treatment
would have to be extremely high quality with the ability to store water on site in the event of a
treatment upset to be considered. Another approach that is potentially feasible is the
installation of a new interceptor loop from HRSD’s 24 inch Cedar Road interceptor to their 36
inch Southeast interceptor at Hillwell Road and Battlefield Boulevard. This objective, which
coincides with the Regional Wet Weather Management Plan (RWWMP), would allow HRSD to
route flows currently flowing to the Nansemond Wastewater Treatment Plant in Suffolk to their
Atlantic Wastewater Treatment Plan in Virginia Beach. This looped solution would provide a
long range wastewater solution for Southern Chesapeake, the Williams Farm Tract, and the
Dominion Boulevard Corridor. A spur line would be extended southward off of the loop to
serve the Williams Farm Tract. Since the pipeline benefits the RWWMP, there is a possibility of
some funding through the RWWMP capital project fund. If on‐site wastewater service is
provided, this site may be considered for aquifer injection under HRSD’s Sustainable Water
Initiative for Tomorrow (SWIFT) program this is currently under development.
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4.5.2 Comments from the Chesapeake Health Department
The Chesapeake Health Department (Appendix N) has determined that the Williams Farm Tract
has limited health impact or concern and has offered no objections to the use of a self‐
sufficient water treatment plant and a wastewater treatment facility, rather than a
conventional or alternative septic system that has a potential for environmental contamination,
limits land usage, and requires maintenance. It was also commented that the extension of City
water and sewer along Route 17 raises the issue of connection to public utilities per
Chesapeake Chapter 78 (See 4.5, above, for discussion on other possible options for water and
sewer utilities). No comments were received from the Virginia Department of Environmental
Quality.

4.6

Adjacent Conservation Lands and Jurisdictional Wetlands

The location of a unique economic development use should be compatible with present uses
and documented future plans for adjacent conservation lands such as the Great Dismal Swamp
Wildlife Refuge, the Cavalier Wildlife Management Area, Nature Conservancy holdings, U.S.
Army Corps of Engineers jurisdictional wetlands, and similar resources. This criteria is assessed
based on information received from representatives for the Great Dismal Swamp Wildlife
Refuge, Virginia Department of Conservation and Recreation, Virginia Department of Game and
Inland Fisheries, The Nature Conservancy, and information regarding wetlands delineations of
the Williams Farm Tract.
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4.6.1 Adjacent Conservation Lands

The Williams Farm Tract is bound on the west side by the Great Dismal Swamp Wildlife Refuge
and on the east by the Virginia Department of Game and Inland Fisheries’ Cavalier Wildlife
Management Area (WMA). Several conservation easements are held by The Nature
Conservancy and 2,773 acres are owned by the Department of Conservation and Recreation
along the Northwest River.
The Great Dismal Swamp Wildlife Refuge Manager has concerns about intense development of
the Williams Farm Tract (Appendix H). While the preference is for the area to remain open for
wildlife, an industrial park would be preferable over a residential development. Impacts could
be mitigated and the tract developed to benefit wildlife by including forested corridors to the
Cavalier WMA.
The Virginia Department of Game and Inland Fisheries provided comments regarding the 2015
VDGIF Virginia’s Wildlife Action Plan, a Congressionally‐mandated document that identifies
species that may become threated or endangered (Appendix I). Over 880 species of great
conservation need (SGCN) were identified across Virginia. More than 50 SGCN are associated
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with the watershed that include the Williams Farm Tract. One of the primary conservation
zones for the state endangered canebrake rattlesnake is identified as the Cavalier Wildlife
Management Area and the Williams Farm Tract. The VDGIF welcomes the opportunity to work
with the City in the evaluation and identification of priority habitats and habitat restoration
opportunities conducted in alignment with the Virginia Wildlife Action Plan and the Canebrake
Rattlesnake Conservation Plan. The VDGIF offered additional comments for consideration,
including creating one or more significant wildlife corridors, ideally in the southern part of the
property to facilitate wildlife movement between the Great Dismal Swamp National Wildlife
Refuge and the Cavalier Wildlife Management Area, the inclusion of natural buffers on the
Williams Farm Tract and the Cavalier WMA, the evaluation of impacts on the Dismal Swamp
Canal Trail and wildlife recreation activities, and, finally, an evaluation of groundwater mining
and hydrologic functions which may impact habitat restoration activities in the Cavalier WMA.
While the Virginia Department of Conservation and Recreation supports the value of economic
development, they do not consider the Williams Farm Tract the best location for a large scale
development due to significant federal, state, and local investment in the Northwest River
corridor and the effects on drinking water supplies and natural resources (Appendix K).
Finally, the Southern Rivers Program Director for The Nature Conservancy offered similar
comments to the other environmental agencies. The changes in land cover and use of property
may influence the quality and quantity of surface and groundwater runoff. Groundwater
withdrawals could influence groundwater levels on the Great Dismal Swamp NWR and Cavalier
WMA (Appendix I). Water retention is managed by the Fish and Wildlife Service to reduce risks
of peat fires. Conversions to non‐open land could influence priority wildlife species. The
Williams Farm Tract should study options that are compatible with public use of protected
lands and signature recreational attractions and ecotourism.
Representatives for the Williams Farm Tract have discussed the possibility of incorporating
wildlife corridors into the designs for the proposed Coastal Virginia Commerce Park (Phase I). A
wildlife corridor would generally follow the bmps/canals shown in the conceptual plan in
section 4.7.
4.6.2 Wetlands Delineation for Jurisdiction Wetlands
The City’s Agricultural Director commented that the property is unique in the opportunities it
poses for agriculture/open space and industrial /commercial development, two types of
competing land uses (Appendix L). The tract is considered prime farmland and is currently well
managed and high yielding farmland. Much of this large parcel is likely prior converted
wetland. The predominate soil types are Hyde Mucky Silt Loam and Deloss Mucky Fine Sandy
Loam. Both soil types have a natural drainage class of “very poorly drained”. However, they
can both be “prime farmland” if drained, which is what occurred when the large tract was
cleared.
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There has been concern expressed that the tract may potentially be impacted by jurisdictional
wetlands. An application is currently being reviewed by the Army Corps of Engineers for a
1,420 acre portion of the Williams Farm Tract known as the Coastal Virginia Commerce Park.
This application indicates that 1.3‐1.5% of the 1,420 acres may be considered jurisdictional
wetlands. This would equate to approximately 19 to 21 acres that may need to be mitigated.

4.7

Commercial or Industrial Use Not Typically Occurring in Chesapeake

A “unique economic development opportunity” is defined as a commercial or industrial use
that has not typically occurred in Chesapeake, preferably a high‐technology enterprise operated
by a single entity that does not include residential uses. A unique economic development use
should also be capable of generating a significantly positive fiscal impact when evaluated by the
City’s fiscal impact analysis model. Furthermore, there is an expectation that a unique
economic development use will generate major economic benefits that have citywide impact
through investment and creation of new employment opportunities that result from locating
significant headquarters, administrative or service sector operations in Chesapeake.
Economic Development commented that the entire Williams Farm Tract is unique in that there
is not another site in the Commonwealth of Virginia of its size (Attachment M). The Tract
allows the City the ability to compete for economic development projects due to the potential
for 15‐16 Mega‐Sites of 250 acres on the Williams Tract, which could potentially accommodate
10‐15 large employers in the high tech and office sectors or for one advanced manufacturing
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campus. The Tract is within 20 miles of the Port of Virginia and has ease of access due to
existing transportation infrastructure. Furthermore, there is a population of 250,000 within a
30 minute drive of the site, a population of 1.7 million in Hampton Roads, and a skilled
workforce, which is a critical consideration for major employers and a rare advantage over sites
of 1,000 acres or more, typically found in rural regions of the state.
A potential model for the Williams Farm Tract is the Meadowville Technology Park in
Chesterfield County, Virginia, a site originally developed as a “semi‐conductor” production
facility, but later developed as a non‐residential multi‐purpose location with users such as
Amazon and Capital One after the semi‐conductor sector shifted offshore. The Meadowville
Industrial Park is now at capacity and state economic development officials have encouraged
the City to consider the Williams Tract for a similar development.
Current conceptual plans have shown a portion of the Williams Farm Tract to be developed as
the Coastal Virginia Commerce Park (Phase I). This industrial park is to be for light
industrial/logistics uses on approximately 1,420 acres of the 4,027 acre site. The UEDO criteria,
as stated above, prefers a high‐technology enterprise operated by a single entity without
residential uses. While specific users of this site are unknown at this time, Bob Addy, a
nationally known economic developer, identified the Williams Farm Tract for three possible
general types of users, similar to the concept of the Meadowville Technology Park. These users
include (See Appendix D):
1) Manufacturing facilities with products for overseas markets requiring “speed to
market” (250‐400 acre sites).
2) Warehouse and distribution centers that would receive cargo, warehouse it
temporarily until it could be broken down and distribute it by truck to the U.S. market
(50‐200 acres sites).
3) Data centers and high tech‐firms, taking advantage of a high quality labor force (50‐
250 acre sites).
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The conceptual plan provided for the Coastal Virginia Commerce Park indicates the following
uses:
Distribution Logistics
Flex (Office/Warehouse
Manufacturing Space:
Office Space:
Total:

4,500,000 SF
2,500,000 SF
2,000,000 SF
500,000 SF
9,500,000 SF

From the square footage provided by the conceptual plans and using a 10 year build out, the
City’s fiscal impact model indicates that the proposed Coastal Virginia Commerce Park could
generate a positive surplus to the City budget of $150,163,000 over 20 years.
While several users may utilize the site, they would be unified as a single entity under the
Coastal Virginia Commerce Park. Each individual user would utilize a 120‐260 acre site. In
contrast, there are approximately 210 buildings in the 600‐acre Cavalier Industrial Park. The
Tract is unique in that there are very few contiguous properties of over 500 acres in Hampton
Roads or in Virginia. In the VirginiaScan database for sites/land over 500 acres, 32 properties
are listed. Of these 32 properties, 19 are located in the Coastal Region, and only five (5),
including the Williams Farm Tract, are in Hampton Roads. Of the five sites, the Williams Farm
Tract is the closest to the Port of Virginia and other ports of entry, including Norfolk,
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Portsmouth and Newport News. Additionally, as stated above, the site has the advantage of a
large population and skilled workforce within close proximity, unlike similar properties of over
1,000 acres located in the rural regions of the state.

4.8

Planned Unit Development ‐ Industrial Park Benchmark

Recognizing the potential diversity of options for the minimum size and geographic location of
land tracts needed to accommodate unique economic development opportunities, it is
recommended that the criteria contained in the Zoning Ordinance for locating planned unit
development industrial park districts (PUD‐IP) be used as a comparable benchmark, preferably
on tracts of land ranging in size from a minimum of 15 acres upwards, generally contained
within 5 or fewer contiguous parcels.
The Williams Farm Tract is made up of nine contiguous parcels owned by Frank T. Williams.
The proposed Coastal Virginia Commerce Park (Phase I) is estimated to be 1,420 acres on the
Virginia/ North Carolina border. This proposed developed would likely include the four
southernmost parcels of the Tract estimated to be 805 acres and approximately 615 acres of
the largest parcel of the Williams Farm Tract, which contains a total of approximately 2,737
acres. As referenced in Section 4.7, above, the users could include manufacturing, warehouse
and distribution, and high tech data centers.
The PUD‐IP district is defined in the Chesapeake Zoning ordinance to be located within any of
the areas designated by the adopted land use plan for the City of Chesapeake for water‐related
industry, general manufacturing, warehousing, office‐research‐light industry, and airport
development or other areas deemed by the Planning Director to be consistent with the policies
and intent of the City's Comprehensive Plan. The proposed Coastal Virginia Commerce Park
(Phase I) appears to fit within the description of the PUD‐IP. However, the Tract is currently
zoned A‐1 agriculture land and would require rezoning to a PUD‐IP district or to a zoning
consistent with the Coastal Virginia Commerce Park and the proposed UEDO.

4.9

Consistency with City Policy and Ordinances

Areas and/or sites identified for a unique economic development use should be consistent with
the Comprehensive Plan and accompanying Land Use Plan and Master Transportation Plan.
Notwithstanding this policy or any other applicable City policy or ordinance, consideration may
be given for a unique economic development use to occur outside the Public Utilities Franchise
Area, if public utilities are not necessary (see Section 4.5.1 for discussion on Water and Sewer
Utilities).
4.9.1 Moving Forward Chesapeake 2035 Comprehensive Plan
Moving Forward Chesapeake 2035 Comprehensive Plan includes the 2035 Land Use Plan, 2050
Master Transportation Plan, and the 2050 Development Pattern Map. In terms of consistency
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with the Comprehensive Plan, the 2035 Land Use Map designates the area for the Williams
Farm Tract for Agriculture/Open Space uses, which does not coincide with a PUD‐IP designation
or commercial and/or industrial uses. A Comprehensive Plan amendment would be required to
remove this barrier to a designation as a UEDO.

The Williams Farm Tract, however, is a gateway as it sits on the Virginia/North Carolina border.
Gateways into Chesapeake are a means to take advantage of the special opportunities
associated with being an entryway into the City. A Design Guidelines Manual (2007) was
approved by City Council to provide guidance on Gateways, mixed‐use and infill development in
the Urban and Suburban Overlays, Rural Overlay Development, and Public Art. The potential
type of gateway for the Williams Farm Tract would be a regional gateway. A regional gateway
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welcomes those from North Carolina and adjacent Hampton Roads cities. The scale should
include scenic views, architectural thresholds, and other natural and man‐made elements such
as bridges, signs, and views framed by vegetation and lighting design.
The 2050 Development Pattern Map designates the Williams Farm Tract as an Auto Oriented
Major Activity Center. The Auto Oriented Major Activity Center is designed with an emphasis
on customers who use automobiles to travel to and through the site.

Finally, the 2050 Master Transportation Plan shows Ballahack Road as a future four‐lane
arterial. There is existing access on U.S. Route 17 at Ballahack Road. Due to the potentially
large size of the Coastal Virginia Commerce Park (Phase I), Route 17 would need to be reviewed
and studied for the number and type of access points, such as at‐grade or interchange access
points, required along U.S. Route 17 (Appendix F). Currently, there are three median breaks,
one mile apart on Route 17. However, U.S. Route 17 may also need to be studied as a limited
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access highway with acceleration and deceleration lanes. The owner may also consider a clover
leaf interchange to be built on the Tract in the future to assist with traffic merging onto the
highway.

4.9.2 Transportation Corridor Overlay District
The Transportation Corridor Overlay District Policy (TCOD) was originally adopted by City
Council on June 13, 2000. TCOD manages growth that occurs along transportation
improvements, preserves highly visible, highly accessible sites for economic development
purposes, and provides design guidelines for development throughout the corridor. Currently,
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the Policy includes target areas within the Chesapeake Expressway and Dominion Boulevard
Corridors. An amendment to the policy is currently under consideration to include Route 17 as
a TCOD corridor. Within the Route 17 corridor, Landing West and the Frank Williams Farm
Tract are proposed as target areas. Development should only occur within the target areas.
The suggested uses within these target areas are industrial uses, logistics, the transfer of goods,
and uses that support airport functions. The proposed TCOD policy would support the Williams
Farm Tract for the proposed Coastal Virginia Commerce Park (Phase I) and uses consistent with
the PUD‐IP District.
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4.10

Additional Considerations

Concerns regarding public safety, historic preservation, and under‐use of the Cavalier Industrial
Park were expressed during public comment. To address public safety concerns, it should be
noted that the uses that are proposed for the Coastal Virginia Commerce Park would be light
industrial or commercial and would typically require less emergency calls as opposed to
residential uses, which may increase or relocate populations to that area of the City. The
Coastal Virginia Commerce Park would be served by the 3rd Precinct Police Station located at
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949 George Washington Highway and by Fire Station 13 located at 2900 Benefit Road.
Emergency and response times will be reviewed prior to development. Next, the Historic
Preservation Commission was asked to comment on the Williams Farm Tract to address
concerns of historic preservation. While they support the consideration of a UEDO, the design
for the development should be carefully considered to be consistent with the rural nature of
the surrounding area (Appendix G). Finally, the Economic Development Department addressed
the citizen comment regarding vacancy at the Cavalier Industrial Park. An assessment of the
Cavalier Industrial Park was conducted and it was found that the vacancy rate in 2015 was
around 3.8%. This is much lower than the vacancy rates around the region, which are estimated
to be around 15%.

5.0

Recommendations

Staff has found that portions of the Frank Williams Farm Tract may be considered for
designation as a Unique Economic Development Opportunity as described in the Moving
Forward Chesapeake 2035 Comprehensive Plan.
The area recommended as a UEDO is the southernmost 1,420 acre portion of the farm,
designated as the location for the future Coastal Virginia Commerce Park (Phase I). The basis for
this recommendation is as follows:
1. This portion of the property is the only portion with a specific proposed use. The UEDO
policy requires a single user to be identified. In this case, that single user will be the
Coastal Virginia Commerce Park, which is unified in that it is a large‐scale industrial park.
2. Questions remain regarding the extent of wetland impacts through the middle portion
of the farm. Additionally, natural resource agencies have emphasized the importance of
retaining an east‐west wildlife corridor through the property. For these reason, it does
not appear to be prudent to extend the UEDO designation to the central area of the
overall Williams Farm Tract.
3. In a recent City Council decision regarding a proposed solar farm (PLN‐USE‐2016‐16) on
the northernmost portion of the Williams Tract, the Council’s finding for denying the
request was that the proposed use was “incompatible with agriculture preservation
values.” This action is seen as an indicator of Council’s support for the maintenance of
agricultural uses on a least a portion of the Frank Williams Farm.
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A comprehensive review of the qualifying criteria for designation as a UEDO has shown that the
subject property is capable of meeting the requirements for the designation. If designated, the
developer should continue working to develop reliable water and sewer utilities for the
property. Additionally, any plans for a potential Coastal Virginia Commerce Park should be
reviewed by the U.S. Navy and incorporate designs to reduce or eliminate interference with
ROTHR or other military functions. Transportation issues, especially those related to access
points for ingress and egress should be examined for compatibility with the Route 17 Access
Management Plan. Finally, the potential UEDO developments should comply with all federal
wetland regulations, use BMPs or other methods to mitigate pollutants from stormwater into
the Northwest River Watershed, reduce negative impacts to hydrology, and work towards
environmentally sensitive designs that are beneficial to wildlife that may utilize portions of the
Tract as a crossing between the Great Dismal Swamp and the Cavalier WMA.
In order for the Frank Williams Farm Tract to comply with the requirement that a UEDO be
compliant with City Plans and Policies, City Council will need to approve an amendment to the
Land Use Plan to designate the property for a land use that is consistent with the policy.
Additionally, expansions to the HRSD Service Area Policy and Public Utility Franchise Area Policy
may also be required to correlate to the public water and sewer strategy implemented.
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City Council may choose to approve a UEDO for the Williams Farm Tract with or without
initiating a Comprehensive Plan amendment. Assuming City Council wishes to confirm the
designation of a UEDO, the following options are provided:
1) Approve a resolution identifying the Williams Tract as a UEDO without changes to the
2035 Land Use Map.
2) At Council’s discretion, they may further choose to initiate a Comprehensive Plan
amendment by resolution, directing the Planning Commission to review and make
recommendations regarding designating all or a portion of the Williams Farm Tract as a
UEDO Special Policy Area on the 2035 Land Use Plan.
3) Alternatively, Council may choose to initiate a Comprehensive Plan Amendment,
directing the Planning Commission to review and make recommendations regarding
specific Land Use Plan changes, such as designating the Tract as a Light
Industrial/Logistics land use classification.
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APPENDIX A

Appendix A: Questionnaire

Public Open House for the Consideration of the Frank T. Williams
Farms Properties as a Unique Economic Development Opportunity
(UEDO)
September 29, 2015

Please answer the questions below. You may use additional space on the back, if
necessary.
1) Would designating the Williams Tract as a Unique Economic Development
Opportunity be compatible with present military operations?
For Example:
1) The UEDO cannot be located in the Northwest Annex Relocatable Over the
Horizon Radar (ROTHR) Electromagnetic Inference (EMI) Prohibited Zone
and Restricted Area. It may be located within the ROTHR EMI Military
Influence Area/Region of Influence; uses will be evaluated on a case‐by‐
case basis.
2) It must be evaluated for its compatibility with the Joint Land Use Study
(JLUS)/ Air Installations Compatible Use Zones (AICUZ) Planning Maps and
the Fentress Airfield Overlay District. These maps and studies show
accident potential zones, as well as noise zones.
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________

i

2) Would designating the Williams Tract as a Unique Economic Development
Opportunity be compatible with existing City policies?
For example:
1) The UEDO should follow existing development review processes, including
rezoning, subdivision, and site plan review, as well as Public Utility
Franchise Area expansions. It should not be dependent on a commitment
by the City to provide public utilities or sewerage facilities.
2) The site identified for a unique economic development use should be
consistent with the Comprehensive Plan and accompanying Land Use Plan
and Master Transportation Plan.
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________

3) Would designating the Williams Tract as a Unique Economic Development
Opportunity be compatible with environmentally sensitive uses on adjacent
lands?
For example:
‐The Great Dismal Swamp National Wildlife Refuge
‐Virginia Department of Game and Inland Fisheries Cavalier Tract
‐Nature Conservancy holdings
‐Army Corps of Engineer Jurisdictional Wetlands
‐Northwest River Watershed Protection District
‐City and U.S. Navy Conservation Lands and Easements
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_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________

4) Does the Williams Tract create an opportunity for a unique commercial or
industrial use not typically occurring in Chesapeake?
For example:
1) A unique economic development use should generate a positive fiscal
impact for the City.
2) It should generate major economic benefits that have a citywide impact
through investment and new employment opportunities.
3) The recommended zoning for a UEDO would be a planned unit
development industrial park district *(PUD‐IP) or a similar zoning.
*A PUD‐IP is a comprehensively planned and managed zoning that allows
for light industrial, office/research, water‐related industry, and
warehousing.
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________

5) Please include any other comments you may have about designating the
Williams Tract as a Unique Economic Development Opportunity.
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________

iii

_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________

After the public open house, you may submit this form before October 9, 2015 to
Senior Planner Alexis Baker via email at arbaker@cityofchesapeake.net or by
fax at 757‐382‐6406.
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APPENDIX B

Appendix B: Meeting Notes and
Comments
Comments from Public Open House:
Consideration of Frank Williams Tract as a Unique Economic Development Opportunity
Date: September 29, 2015
Time: 5:00 pm ‐7:00 pm
Location: Chesapeake Regional Airport Lobby
Questions are based on UEDO Policy guidance. Four stations were set up in the Chesapeake Regional
Airport Lobby.

Existing Plan and Policy
Question: Would designating the Williams Tract be compatible with existing City policies?
‐ Check compatibility with historic resources
‐ Need to consider establishing a TIF or special tax district to make utilities plausible
‐ Ultimate provision of public utilities or plans for the same not exclude other large tracts from “tie‐ins”
‐ Package sewer plans would be feasible
‐ Could a new regional treatment plant be built in Southern Chesapeake or Virginia Beach?

UEDO Uses
Question: Does the Williams Tract create an opportunity not typically occurring in Chesapeake?
‐
‐

How does this affect emergency services (police and Fire/EMS)? Will we need new stations?
Proposed station 6 is on Battlefield. There could be a long response time
Cavalier Industrial park has several empty spaces. (See Economic Development Response)

Environmental
Question: Would designating the Williams Tract be compatible with environmentally sensitive uses on
adjacent land?
‐
‐
‐
‐

Need to consider how development integrates with trails and other amenities ‐ connectivity
There is chance to create/ complete conservation corridor from refuge eastward
Effects on water quality in Northwest River
If development used deep wells, would it affect neighboring properties ability to have a well?
Could it hurt the aquifer?

Military
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Question: Would designating the Williams Tract as a UEDO be compatible with present military
operations?
‐
‐
‐
‐

How might the proposal affect or conflict with future uses or expansions of the U.S. Naval
Facility at Northwest
Doesn’t look like Williams Tract would impact Fentress Airfield
There are ways to mitigate EMI through buffering and hardening of walls
Northwest Annex might have future missions/activities that they would want
buffered/protected from the west
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Notes on Frank Williams Farm: Key Stakeholder Comments and Main Themes from
Meetings



On August 18, 2015, City Council passed a resolution to undertake further study
and consideration of the Frank Williams Farm Tract as a unique economic
development opportunity.



Two meetings were held on September 29, 2015. A morning meeting was held
for stakeholders addressed in the UEDO Policy and the City Council Resolution.
These stakeholders included:
 U.S. Fish and Wildlife Service
 Virginia Department of Game and Inland Fisheries
 U.S. Army Corps of Engineers
 U.S Navy
 Hampton Road Sanitation District
 Chesapeake Health Department
 Virginia Department of Environmental Quality
 the Virginia Department of Conservation and Recreation
 The Nature Conservancy
The stakeholders were requested to submit comments addressing the Williams
Tract’s eligibility as a UEDO and its relationship to their future plans and policies.



A public open house was also held at the Chesapeake Regional Airport for the
general public on the evening of September 29, 2015. The below questions were
asked:
1. Would designating the Williams Tract as a Unique Economic
Development Opportunity be compatible with present military operations?
2. Would designating the Williams Tract as a Unique Economic
Development Opportunity be compatible with existing City policies?
3. Would designating the Williams Tract as a Unique Economic
Development Opportunity be compatible with environmentally sensitive
uses on adjacent lands?
4. Does the Williams Tract create an opportunity for a unique commercial or
industrial use not typically occurring in Chesapeake?



To date, staff received comments from the
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U.S. Fish and Wildlife Service,
Virginia Department of Game and Inland Fisheries
U.S. Navy
Chesapeake Department of Health
Virginia Department of Conservation and Recreation,
The Nature Conservancy
Chesapeake Economic Development Department,
Chesapeake Agriculture Department/ Cooperative Extension\
Chesapeake Public Utilities Department.
Chesapeake Historic Preservation Commission
Chesapeake Public Works
General Public

Comments


U.S. Fish and Wildlife Service, Dismal Swamp Refuge (Chris Lowie):
Industrial park preferable to residential development. Could mitigate impact on wildlife
with proper design and landscaping. Broad forested corridors could link refuge to
Cavalier Tract. Incorporate wildlife overpass and bird-friendly designs and lighting.
Concerns on potential effects on water quality and aquifer.



Virginia Department of Game and Inland Fisheries (Becky Gwynn):
Consideration of wildlife corridors in southern part of property for movement between
Cavalier and Great Dismal Swamp. Natural buffers to maintain habitat and provide
separation of hunters from Williams Farm. City should evaluate impacts on Dismal
Swamp Canal and wildlife related recreational activities. Evaluate groundwater mining
and hydrologic functions, including runoff and stormwater retention, for any
development. Conservation of habitat for state endangered canebrake rattlesnake



U.S. Navy (Brian Ballard): The Navy monitors and maintains EMI prohibited zones at
NSA NWA as well as proposed sources within a 5-mile radius of influence (ROI) that
help ensure the ROTHR system is operating in the quietest electromagnetic environment
possible. Any increase in infrastructure, activities and/or structures within the EMI zones
becomes additive over time and has the potential of raising the ambient noise floor.
Testing and baseline evaluation will need to be conducted for propagation loss on the
wooded tracts. It is important to maintain a conservation easement with high density
growth on the adjacent Cavalier Tract. Other Navy and non-Navy tenants (e.g. Coast
Guard) besides ROTHR at the Northwest Annex have potential EMI concerns.



Chesapeake Health Department: “limited health impact or concern….they would
need to meet the standards in accordance with the Sewage and Handling Disposal
Regulations.” Supports idea of self-sufficient water treatment plant and wastewater
treatment facility as conventional or alternative septic systems can fail and create
contamination. There are also issues of connection to public utilities.



Virginia Department of Conservation and Recreation (Darren Loomis): DCR
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owns and manages 2,773 acres on the Northwest River. This tract represents a significant
link in the natural corridor between the Northwest River and the Great Dismal Swamp.
DCR fully supports the importance and value of much needed economic development,
but this would not be the place given the significant federal, state and local investment in
the Northwest River corridor to protect drinking water supplies and natural resource
values.


The Nature Conservancy (Brian van Eerden): Changes in land cover and use of
the property may influence the quality and quantity of surface and groundwater runoff.
City should evaluate the property’s contributions to the Northwest River flows.
Groundwater withdrawals could influence groundwater levels on the Great Dismal
Swamp NWR and Cavalier WMA. Water retention is being managed by the FWS to
reduce risks of peat fires. Conversions to non-open land could influence priority wildlife
species. Study development options for Williams Farm that are compatible with public
use of nearby protected lands and signature recreational attractions and ecotourism.



Richard Browner (Williams Farm Developer): Mentions Bob Ady, a respected
and nationally known economic developer. “Mr. Ady believes the Williams Farm
property is positioned favorably because the Veterans Bridge and Dominion Boulevard
improvements allow easy access to the Port of Virginia and international markets.” Ady
mentioned manufacturing facilities, warehouse and distribution centers, and tech firms as
possible opportunities for the tract.



Public Works (Sam Sawan): “The proposed development will have to dedicate
drainage easements along the existing public drainage outfalls ( No. 1, 2 &3 ditches carry
stormwater runoff from Rte. 17 to Northwest river ). Also, a master stormwater plan and
study should be submitted for the entire development showing proposed on-site
stormwater management facilities and no impact to downstream channels & waterways.”



Public Works (Steve Froncillo): “We would need to review the U.S. Route 17
access plan (VDOT approved plan); given the size of this project it would most likely
need additional access to 17 and improvements to Ballahack. Our MTP does show
Ballahack as a future 4-lane arterial and there is existing access on 17 at Ballahack ; but,
we would need to look at 17 and determine the type of access (at-grade or interchange)
and modify the access plan for additional points along 17.”



Chesapeake Agriculture Department/Cooperative Extension (Watson
Lawrence): Property is indeed unique in the opportunities it poses for agriculture/open
space and industrial/commercial development. These two types of land use sometimes
compete. Considered prime farmland and is currently well managed and high yielding
farmland. Much of this large parcel is probably prior converted wetland. The
predominate soil types are Hyde Mucky Silt Loam and Deloss Mucky Fine Sandy
Loam. Both soil types have a natural drainage class of “very poorly drained”. However,
they can both be “prime farmland” if drained, which is what occurred back in the 1950’s
when Mr. Williams cleared the large tract. Mr. Williams still has the bulldozer parked in
a shelter at his Virginia Beach farm used to clear that property. Federal laws today would
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likely not allow such a natural resource as this to be cleared because of wetland
regulations.


Chesapeake Historic Preservation Commission (Patti McCambridge):
Supports consideration of a UEDO but should be carefully considered and defined to be
consistent with the rural nature of the property.



Chesapeake Economic Development (Casey Gilchrist/ Ben White):
Addressed public comment from evening meeting regarding vacancy in Cavalier
Industrial Park. The vacancy is very low in Cavalier Industrial Park at around 3.8%
vacancy rate. This is much lower than vacancy rates around the region, which are
estimated to be around 15%.



Chesapeake Public Utilities: Potential issues arise for public utilities. It is
approximately 12 miles to public sewer and water mains. A preliminary report was
created later with solutions for water

Public Concerns/Main themes
1. Utilities
o Package sewer plans may be feasible
o Could a new regional treatment plant be built?
o Need to consider TIF or tax district to make utilities possible
o Allow other properties to use public utilities if brought down
2. Environmental
o Integration with trails
o Need conservation corridors for wildlife and proper design to protect wildlife
o Effects on water in Northwest River
o Concerns about aquifer for deep wells. Would it hurt neighboring wells?
o Effects on recreation and ecotourism
o Need more information on wetlands to determine amount of developable land
3. Military
o What are the conflicts with futures uses or expansion of the U.S. Naval Facility
o Mitigate EMI interference through buffering and walls
o Future missions for Northwest Annex many need buffering or protection from
west
4. Location
o Location attractive as near North Carolina and now has better access due to
improvements to Dominion Blvd and the new Veteran’s Bridge. However, it still
may need additional access on Ballahack or Route 17.
o Must consider emergency services and response time for any new development.
Will a new station be needed as proposed station 6 is on Battlefield?
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Alexis Baker
From:
Sent:
To:
Subject:

Terry Gearhart <tgearhart@roseandwomble.com>
Thursday, October 01, 2015 8:21 AM
Alexis Baker
Williams Farm

Ms. Baker,
Thanks for the opportunity to attend the Planning Department Workshop on the Williams
Farm tract the other day.

I think the presentation was as comprehensive, and that you have asked the proper
questions that needed to be asked...at this stage of the process. I understand that this
will be a lengthy process of working through issues related to the military, the
environment, public works infrastructure, traffic and the like. I like Question #4 - I think
the Williams Farm does create a unique opportunity given the availability of large tracts
of commercial/industrial within the City.
The tracts location relative to North Carolina also makes this piece attractive, especially
as Rt. 17 improvements are completed, effectively creating the possibility of Rt. 17 from
the Veteran's Bridge southward for Interstate consideration and port traffic that could be
redirected from Wilmington to our ports.
As you mentioned, it's very early in the process. Thanks for starting to ask the right
questions. Clearly many, many more will emerge in this process.
Terry

Terry Gearhart, MIRM, REALTOR®
Sales Manager
Rose & Womble Realty
tgearhart@roseandwomble.com
W: 757-935-9010

Cell: 757-472-9639
e-Fax: 757-390-3818
Twitter.com/HptRdsBldr
Linkedin.com/in/terrygearhart
Facebook.com/terry.gearhart1
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APPENDIX E

Appendix E: Navy Comments
Alexis Baker
From:
Sent:
To:
Cc:
Subject:

Ballard, Brian P CIV NAVFAC MIDLANT, AM <brian.p.ballard@navy.mil>
Wednesday, October 14, 2015 9:44 AM
Alexis Baker
Mark Woodward; King, Michael S CIV NAVFAC MIDLANT, AM
RE: UEDO- Frank Williams Farm

AlexisI did have one addition to our comment below. There are other Navy and non-Navy tenants (e.g. Coast Guard) besides
ROTHR at the Northwest Annex that also have potential EMI concerns with development in proximity to the installation.
Thank you.
Brian
-----Original Message----From: Alexis Baker [mailto:arBaker@cityofchesapeake.net]
Sent: Wednesday, October 14, 2015 9:39 AM
To: Ballard, Brian P CIV NAVFAC MIDLANT, AM
Cc: Mark Woodward; King, Michael S CIV NAVFAC MIDLANT, AM
Subject: RE: UEDO- Frank Williams Farm
BrianThank you so much for your comments. These will definitely be included in our report.
Alexis
Alexis Baker
Senior Planner
Comprehensive Planning Division
Chesapeake Planning Department
306 Cedar Rd., 2nd Floor, Chesapeake, VA 23322
Ph: 757-382-6176
Email: arbaker@cityofchesapeake.net

-----Original Message----From: Ballard, Brian P CIV NAVFAC MIDLANT, AM [mailto:brian.p.ballard@navy.mil]
Sent: Wednesday, October 14, 2015 9:29 AM
To: Alexis Baker
Cc: Mark Woodward; King, Michael S CIV NAVFAC MIDLANT, AM
Subject: RE: UEDO- Frank Williams Farm
Alexis-

1
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See below for our comments. Please let me know if you have any questions or if you need any additional information.
Thank you for the opportunity to provide feedback on the report and please keep us posted as this moves forward.
ROTHR is the only persistent long-range system used by USSOUTHCOM/JIATF-S to meet DOD statutory requirements (10
USC Section 124) for drug interdiction detection and monitoring. Eliminating or mitigating impacts from High Frequency
Electromagnetic Interference (EMI) is critical to ROTHR operations. We have operational concerns for any project with
the potential of High Frequency Electromagnetic Interference (EMI) near the radar. At the ROTHR receive sites, such as
the one located at NSA NWA, we maintain EMI prohibited zones as well as monitor for any proposed sources within a 5mile radius of influence (ROI) that help ensure the ROTHR system is operating in the quietest electromagnetic
environment possible. Any increase in infrastructure, activities and/or structures within the EMI zones becomes additive
over time and has the potential of raising the ambient noise floor. This results is lost tracks or targets becoming masked
in the elevated noise floor.
The planning and civil/site consultants recently met with the base Commanding Officer and other base personnel in late
September to share information regarding the project status and discuss EMI concerns. The level of development design
for the Williams Tract property is currently too preliminary to develop specific EMI concerns. The group discussed two
tasks that have high value in providing some information regarding EMI impacts - 1) establishment of on EMI baseline
level at the site and 2) conduct a propagation loss test that will provide an evaluation of distance and also effects of the
wooded Cavalier tract between the Williams property and ROTHR. Currently, FSSC is developing project scope for the
proposed test, and received a commitment from the civil design consultant to assist with site access coordination. The
group also discussed the importance of maintaining a conservation easement with high density growth at the adjacent
Cavalier Tract (Virginia State propert
y adjacent and to the east of the Coastal Virginia piece).
ThanksBrian
-----Original Message----From: Alexis Baker [mailto:arBaker@cityofchesapeake.net]
Sent: Tuesday, October 06, 2015 5:12 PM
To: Ballard, Brian P CIV NAVFAC MIDLANT, AM
Cc: Mark Woodward; King, Michael S CIV NAVFAC MIDLANT, AM
Subject: RE: UEDO- Frank Williams Farm
Hi Brian,
We did not have representation from the Navy, but it is very important for a complete report on the property. As
mentioned, a letter was addressed to you at William DuFault's old address along with the UEDO policy, Council
Resolution, and a map of the Williams Tract (attached). It was not returned to us, and I was unaware until today about
your actual address. I apologize for the inconvenience, and I appreciate how quickly you are reaching out to others.
As a little background, there were two meetings on September 29th. There was a morning meeting for the main
stakeholders who were mentioned in the UEDO Policy and the City Council Resolution (see sign in sheet for those in
attendance); and an evening meeting for the public.
General comments at this time would be perfect. There is not much to provide other than what we have on the
website. If it would be helpful, Mark Woodward and I could conference call you. Please let me know what would be
helpful for you.
Thanks for all your help!
Alexis

2
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Alexis Baker
Senior Planner
Comprehensive Planning Division
Chesapeake Planning Department
306 Cedar Rd., 2nd Floor, Chesapeake, VA 23322
Ph: 757-382-6176
Email: arbaker@cityofchesapeake.net

-----Original Message----From: Ballard, Brian P CIV NAVFAC MIDLANT, AM [mailto:brian.p.ballard@navy.mil]
Sent: Tuesday, October 06, 2015 4:48 PM
To: Alexis Baker
Cc: Mark Woodward; King, Michael S CIV NAVFAC MIDLANT, AM
Subject: RE: UEDO- Frank Williams Farm
AlexisThank you for the information below. Unfortunately this is the first that I have heard that the City is requesting
comments for the UDEO study. I can't promise that we will have comments by Friday given that the deadline is 3 days
away but will start reaching out to folks this afternoon. I anticipate that we will have only general comments to offer at
this stage since there is limited information on the future use of the site beyond the UEDO definition from the Comp
Plan. I followed the link below for the study and saw the question about compatibility with military operations from the
September 29th open house. Was there anyone from the Navy at the meeting? Was information about the meeting
sent to anyone from the Navy?
ThanksBrian

Brian P. Ballard, AICP
Regional Community Plans & Liaison Officer - CNMRA Intergovernmental Branch Manager - NAVFAC AM3
757.341.0264

-----Original Message----From: Alexis Baker [mailto:arBaker@cityofchesapeake.net]
Sent: Tuesday, October 06, 2015 4:13 PM
To: Ballard, Brian P CIV NAVFAC MIDLANT, AM
Cc: Mark Woodward
Subject: UEDO- Frank Williams Farm
Brian,
Thanks so much for calling me back and I apologize for the mail issues. I know it is not much notice, but if you could get
us comments by close of business Friday, it would be incredibly helpful. I know that it may be a bit of a struggle,
however. I was informed that there is a briefing to the City Manager next Tuesday about the Frank Williams Farm.
3

xxx

Here is link to our website about the UEDO:
http://www.cityofchesapeake.net/government/City-Departments/Departments/Planning-Department/PlanningLibrary/unique-economic-development-opportunity-study-frank-t-williams-property.htm

Thanks so much for your help!

Alexis

Alexis Baker
Senior Planner
Comprehensive Planning Division
Chesapeake Planning Department
306 Cedar Rd., 2nd Floor, Chesapeake, VA 23322
Ph: 757-382-6176
Email: arbaker@cityofchesapeake.net

Planning_Logo_Final
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APPENDIX F

Appendix F: Public Works Comments
Alexis Baker
From:
Sent:
To:
Subject:

Sam Sawan
Tuesday, November 03, 2015 5:45 PM
Alexis Baker
FW: Frank Williams Farm

Here it is , sorry you were not copied on this email below .
From: Sam Sawan
Sent: Monday, October 19, 2015 12:47 PM
To: Steven Froncillo; Earl Sorey
Subject: RE: Frank Williams Farm
The proposed development will have to dedicate drainage easements along the existing public drainage outfalls ( No. 1, 2
&3 ditches carry stormwater runoff from Rte. 17 to Northwest river ) .
Also, a master stormwater plan and study should be submitted for the entire development showing proposed on-site
stormwater management facilities and no impact to downstream channels & waterways .

From: Steven Froncillo
Sent: Friday, October 16, 2015 3:19 PM
To: Earl Sorey; Sam Sawan
Subject: RE: Frank Williams Farm

Our existing transportation network and improvements (Ballahack Road) planned in the MTP will support the proposed
development. We will need to modify the Dominion Access Management plan. Overall I don’t see any major
transportation issues.
Earl – will email response suffice, or do you need a memo response to Planning?

From: Earl Sorey
Sent: Thursday, October 15, 2015 5:28 PM
To: Steven Froncillo; Sam Sawan
Cc: Alexis Baker
Subject: Fwd: Frank Williams Farm

See attached. Please review and comment.
Thanks

Sent from my Verizon Wireless 4G LTE Tablet

-------- Original message -------From: Alexis Baker <arBaker@cityofchesapeake.net>
1
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Date: 10/15/2015 5:18 PM (GMT-05:00)
To: Earl Sorey <easorey@CityOfChesapeake.Net>
Subject: Frank Williams Farm
Hi Earl,
As you may have heard, we are working on a report on the consideration of the Frank T. Williams Farm Tract
as a Unique Economic Development Opportunity. I was hoping to get comments from Public Works about the
site. We have info on our website here: http://www.cityofchesapeake.net/government/CityDepartments/Departments/Planning-Department/Planning-Library/unique-economic-development-opportunitystudy-frank-t-williams-property.htm
Thanks so much for your help!
Alexis
Alexis Baker
Senior Planner
Comprehensive Planning Division
Chesapeake Planning Department
306 Cedar Rd., 2nd Floor, Chesapeake, VA 23322
Ph: 757-382-6176
Email: arbaker@cityofchesapeake.net
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Alexis Baker
From:
Sent:
To:
Subject:

Steven Froncillo
Wednesday, November 04, 2015 3:10 PM
Alexis Baker; Earl Sorey; Sam Sawan
RE: Frank Williams Farm

Alexis,
We would need to review the U.S. Route 17 access plan (VDOT approved plan); given the size of this project it would
most likely need additional access to 17 and improvements to Ballahack. Our MTP does show Ballahack as a future 4lane arterial and there is existing access on 17 at Ballahack ; but, we would need to look at 17 and determine the type of
access (at-grade or interchange) and modify the access plan for additional points along 17.

From: Alexis Baker
Sent: Monday, November 02, 2015 3:29 PM
To: Earl Sorey; Steven Froncillo; Sam Sawan
Subject: RE: Frank Williams Farm
Good afternoon:
I wanted to check back to see if you had any comments on the Frank Williams Tract for consideration as a UEDO.
Thanks,
Alexis

Alexis Baker
Senior Planner
Comprehensive Planning Division
Chesapeake Planning Department
306 Cedar Rd., 2nd Floor, Chesapeake, VA 23322
Ph: 757-382-6176
Email: arbaker@cityofchesapeake.net

From: Earl Sorey
Sent: Thursday, October 15, 2015 5:28 PM
To: Steven Froncillo; Sam Sawan
Cc: Alexis Baker
Subject: Fwd: Frank Williams Farm

See attached. Please review and comment.
1
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Thanks

Sent from my Verizon Wireless 4G LTE Tablet

-------- Original message -------From: Alexis Baker <arBaker@cityofchesapeake.net>
Date: 10/15/2015 5:18 PM (GMT-05:00)
To: Earl Sorey <easorey@CityOfChesapeake.Net>
Subject: Frank Williams Farm
Hi Earl,
As you may have heard, we are working on a report on the consideration of the Frank T. Williams Farm Tract
as a Unique Economic Development Opportunity. I was hoping to get comments from Public Works about the
site. We have info on our website here: http://www.cityofchesapeake.net/government/CityDepartments/Departments/Planning-Department/Planning-Library/unique-economic-development-opportunitystudy-frank-t-williams-property.htm

Thanks so much for your help!

Alexis

Alexis Baker
Senior Planner
Comprehensive Planning Division
Chesapeake Planning Department
306 Cedar Rd., 2nd Floor, Chesapeake, VA 23322
Ph: 757-382-6176
Email: arbaker@cityofchesapeake.net
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APPENDIX H

Appendix H: Great Dismal Swamp
Wildlife Refuge Comments

{.lnited States Department of the Interior
FISH AND WILDLIFE SERVICE
Great Dismal Swamp National Wildlife Refuge
3100 Desert Road

Suffolk, Y423434
7s7-986-370s
Fax. 757-986-2353
October 9,2015
Jaleh Shea, Director
Chesapeake Planning Department
306 Cedar Road, 2* Floor
Chesapeake, VA 23322

Dear Ms. Shea:
Thank you for the opportunity to provide comments on the City of Chesapeake's consideration of the
Frank T. Williams farm as a "Unique Economic Development Opportunity."
As you know, we at the Great Dismal Swamp National Wildlife Refuge have worked with the City of
Chesapeake for many years on a shared vision of clean, low-impact economic development focused on
the concept of ecotourism in the area east of the refuge along the US Highway l7 corridor. Much
progress has already been made: the beautiful Dismal Swamp Canal Trail, the canoe launch, restrooms,
interpretive information, and special events such as Paddle for the Border. The U.S. Fish and V/ildlife
Service is still working toward purchasing land for a visitor center in the area. We feel that any intense
development of the Williams farm could negatively impact our joint efforts in this direction.
That being said, an industrial park type of development would be preferable to residential development.
The impacts of an industrial park development could perhaps be partially mitigated, and the tract's value
to wildlife even enhanced with the right design and landscaping. Broad forested corridors linking the
refuge to VDGIF's Cavalier tract would enable wildlife to travel between the two, preserving genetic
diversity and healthy populations. Wildlife overpasses over US l7 would make the journey safer for the
wildlife and the travelers on US 17. Bird friendly building designs and night-lighting might avoid the
detrimental impacts on migratory birds as they make their arduous journey to and from the Great Dismal
Swamp. Including open space and useable park and wildlife observation areas could increase the
ecotourism potential of the corridor.

We are also concemed about the potential effects on water quality and on the aquifer, and we hope that
the City will take these into consideration.
Thank you again for the opportunity to participate in this decision making process. If you have any
questions, please don't hesitate to contact me.

mi,,
Yffistopher

E . Lowie

Wildlife Refuge Manager
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and Inland Fisheries Comment
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Virginia Department of Game and Inland Fisheries
Potential Unique Economic Development Opportunity – Frank Williams Farms
Background
The Virginia Department of Game and Inland Fisheries (VDGIF) is the Commonwealth’s
wildlife and freshwater fish management agency, exercising law enforcement and regulatory
jurisdiction over these resources, inclusive of state or federally endangered or threatened
wildlife, excluding listed insects of the Class Insecta. The Commonwealth of Virginia owns a
statewide system of 39 Wildlife Management Areas (WMAs) comprising more than 203,000
acres located in all geophysical regions. These lands are held in trust by the VDGIF and
managed to conserve and enhance habitats for Virginia’s native wildlife species. Where feasible
and compatible with habitat conservation goals, public access is provided, and many citizens of
the Commonwealth view WMAs as places to experience wildlife habitats at their very best. In
the City of Chesapeake, the VDGIF owns and manages the Cavalier WMA.
This WMA is comprised of two tracts. The 3,800-acre main tract, located approximately 2.5
miles east of the Great Dismal Swamp National Wildlife Refuge (NWR) along the
Virginia/North Carolina border, was once part of the Great Dismal Swamp but was ditched and
drained more than 200 years ago. Currently, much of the management area is cutover forestland,
with several hundred acres in 15-year-old planted pine. The “Dismal Swamp” tract is
approximately 758 acres and is located adjacent to the northeast corner of the Great Dismal
Swamp NWR along the Dismal Swamp Canal Trail. The Cavalier WMA provides coastal
wetland and forested habitats for a wide range of wildlife, including black bear, neo-tropical
migratory songbirds, canebrake rattlesnakes, white-tailed deer, and eastern wild turkeys. The
majority of comments provided herein are focused on collaboration and opportunities associated
with the 3,800-acre main tract in the southwestern part of the City of Chesapeake.
Wildlife Management and Conservation
The Virginia Department of Game and Inland Fisheries recently completed the 2015 update to
Virginia’s Wildlife Action Plan, a Congressionally-mandated document that is intended to
prioritize and focus conservation efforts to prevent species from declining to a point where they
become threatened or endangered. Over 880 species of greatest conservation need (SGCN) have
been identified across the Commonwealth. Despite the pressures of a more urban environment,
this region of Virginia provides habitats for a diversity of these species. More than 50 SGCN are
associated with the HUC12 watershed that includes the Williams farm (see attached Hampton
Roads Planning Region Location Action Plan Summary chapter from Virginia’s Wildlife Action
Plan). Within this watershed, more than 40 of these SGCN are identified further as “priority
SGCN,” in acknowledgement that this Planning Region comprises a significant portion of the
range of these species in Virginia.
The updated Wildlife Action Plan identifies six main conservation strategies and associated
actions for this region, intended to address threats to the SGCN in this part of the state.
Opportunities exist in the southern part of the City of Chesapeake to act on at least three of these
strategies – maintaining and restoring wetlands habitats; maintaining and restoring forest
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habitats; and maintaining and restoring open habitats – to benefit and improve conditions for
priority SGCN.
One of the priority SGCN is the canebrake rattlesnake [(Crotalus horridus), Coastal Plain
population], a state endangered species as designated under Article 6, Title 29.1 of the Code of
Virginia. The range of this species in the state is limited to the lower York-James peninsula
(York County, cities of Newport News and Hampton), Isle of Wight County, and the cities of
Chesapeake, Suffolk, and Virginia Beach, east of the Suffolk Escarpment. This species feeds
primarily on gray squirrels and typically only feeds once or twice per year. This snake may also
capture and eat other rodents, rabbits, and birds. Canebrake rattlesnakes prefer mature hardwood
forests, mixed hardwood-pine forests, cane thickets, and the ridges and glades of swampy areas.
Areas with numerous logs, significant leaf litter and humus also provide suitable habitat. This
species overwinters in the bases of hollow trees and stumps, and in the underground tunnels
resulting from stump and root decomposition. Canebrake rattlesnakes also use and occupy
disturbed areas, such as farm fields and cut-overs. Canebrake rattlesnakes have been
documented in developed areas, though, and are drawn into these areas to bask on warm
pavement and sidewalks. They are also known to occasionally use HVAC concrete pads for
basking.
In 1993, scientists estimated that 55% of the known range of the species in Virginia had been
lost. At that time, an additional 36% of the range was expected to be lost by 2013 due to
commercial and residential development. Today, the largest contiguous areas of habitat for
canebrake rattles snakes are primarily in the cities of Suffolk, Chesapeake, and Virginia Beach,
with population strongholds occurring at the Great Dismal Swamp National Wildlife Refuge and
the Cavalier Wildlife Management Area. One of the primary conservation zones (“1e”)
identified in the Canebrake Rattlesnake Conservation Plan (attached) includes the Naval Supply
Activity Norfolk-Northwest Annex Cavalier WMA and a portion of the Williams farm.
Human-wildlife Interactions
In September 2013, the VDGIF established the Virginia Wildlife Conflict Helpline in
collaboration with the U.S. Department of Agriculture-Animal Plant Health Inspection ServiceWildlife Services’ (WS) program. The toll-free Helpline is intended to provide a single source
of consistent, expert technical assistance, education, and referrals to callers experiencing humanwildlife conflicts. This program represents the first efforts by entities across the state to
document the degree of human-wildlife interactions and conflicts in a systematic, uniform
manner. It does not, however, represent the VDGIF’s or WS’ first efforts to provide information
to and support for addressing human-wildlife interactions across the Commonwealth. Each
agency has been engaged in such activities and discussions for years.
During the first year of operation1 (September 23, 2013 – September 30, 2014), the Helpline
responded to 8,485 calls requesting assistance with a human-wildlife conflict or with questions
about wildlife. In this same period, staffs at the Helpline documents 178 of these calls
specifically identified with callers living in the City of Chesapeake (Figure 1; Figure 2). The
volume of calls placed the City in the “top 10” of jurisdictions across the state. Similar trends

xlii

have continued into the second year of operations of the Helpline, with 154 calls attributed to
residents of the City of Chesapeake in the first three quarters of the reporting year.

Figure 1. Total calls to the Virginia Wildlife Conflict Helpline by county/city in federal fiscal year 2014.
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Figure 2. Total calls about black bears to the Virginia Wildlife Conflict Helpline by county/city in federal fiscal
year 2014.

An important component of minimizing human-wildlife interactions in areas under development
is ensuring that suitable natural buffers and corridors exist that allow wildlife to move and live
outside of developed areas. Such an approach would be beneficial to the natural movements of
black bears in this part of the City, in particular, and could minimize the likelihood of canebrake
rattlesnakes using the developed areas.
Habitat Management
The historic and continuing goal of Virginia’s WMA management program is to maintain and
enhance habitats that support game and nongame wildlife while providing opportunities to hunt,
fish, trap, and view wildlife. Other uses of WMAs may be allowed, as long as they do not
interfere with these goals and uses of WMAs. The VDGIF currently manages the Cavalier WMA
for upland forests and moist soils, with a small early successional component intended to
diversify wildlife-related recreational opportunities. In 2009, the VDGIF initiated a study of
WMA users and their opinions related to management practices and completed that evaluation in
October 2011. As a result of this study, the VDGIF and the Board of Game and Inland Fisheries
identified the following principles to be employed in habitat management at WMAs:
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Consistent with site‐specific objectives for wildlife populations, habitats, user safety, the
purpose for which each WMA was acquired, and subject to budgetary and personnel
constraints, the VDGIF will:
• Use science‐based management techniques to create, enhance, or maintain wildlife
habitat;
• Create, enhance, or maintain habitats to promote game and nongame wildlife;
• Conserve and manage diverse and unique habitats and features (e.g., caves, sinkholes,
wetlands) for the benefit of wildlife species;
• Use native, naturalized, or non‐invasive agricultural plant species to achieve habitat
management goals on WMAs;
• Restore native vegetative species, habitats, and ecosystems;
• Mitigate the effects of exotic/invasive species on native species and habitats;
• Consider the goals of relevant national, regional, state, and local wildlife conservation
plans and initiatives in the management of habitat on WMAs;
• Consider the role habitats on WMAs play in the surrounding landscape in the
management of habitat on WMAs;
• Use WMAs as scientific research sites to study habitat, recognizing that such efforts
may result in periodic or temporary restrictions of other normal uses; and
• Utilize WMAs as educational resources to further public knowledge and
understanding of science‐based habitat management practices.
Typical habitat management strategies that may be employed at the Cavalier WMA include
logging to create openings and promote growth of desired species; use of prescribed fire to
reduce fuel loading and promote the growth of desired species; use of herbicides to manage
vegetation; use of mechanical techniques (such as mowing and mulching) to manage vegetation;
and planting crops to create wildlife food sources and habitat.
Prescribed fire is an essential tool for restoration and management of certain ecosystems and is
an integral part of ongoing management efforts at Cavalier WMA: smoke clearly is an inevitable
product of these fires. Smoke from wildfires or prescribed burns often are blamed for tragic
highway accidents, whether the smoke was, in fact, a significant contributor to hazardous travel
or operational conditions or not. Developments in close proximity to areas of active fire
management raise safety, logistical, and governmental concerns regarding the future ability of
responsible landowners to promote and execute prescribed bums as necessary to restore and
maintain these ecosystems.
In 2014, the VDGIF partnered with the Back Bay Restoration Foundation, Virginia Department
of Conservation and Recreation, and the U.S. Fish and Wildlife Service to secure a $4 million
“Hurricane Sandy” resiliency grant. A substantial portion of those funds ($3 million) are
currently being used to study and restore hydrologic function at the Cavalier WMA. Activities
or actions that move water quickly off of the WMA or adjacent sites impact subsurface flows and
groundwater recharge.
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Eco-tourism and Wildlife-Related Recreation
While no specific data exist for the use of the Cavalier WMA, studies have documented that
hunting, fishing, wildlife watching, and related outdoor recreation are significant economic
drivers across the country. In 2011 (the date of the most recent national survey of hunting,
fishing and wildlife-associated recreation), residents and non-residents spent $3.5 billion on
wildlife-related recreation in Virginia. Of that, $1.1 billion was spent on trip-related
expenditures, and $1.7 billion was spent on equipment. Shifts in demographics and in work/life
balance are resulting in increased demands for and expectations of outdoor-related recreational
activities and opportunities.
The Cavalier WMA is a destination for hunters and wildlife watchers in the Hampton Roads
area. Anecdotally, the VDGIF has documented a significant use by military service members
stationed in the region, as there are few other public hunting lands in Tidewater. Issues that
occasionally develop associated with development of lands adjacent to a WMA include desire
for no hunting buffers, desire for suspension of hunting during legal hunting seasons, and more.
Increased demands for uses that are incompatible with the habitat management goals of WMAs,
such as horseback riding, ATV or mountain bike use, and more, are being documented. The
VDGIF is committed to providing the full array of legitimate wildlife-related recreation at
Cavalier WMA, consistent with the purposes of the grants used to purchase the property.
Opportunities for Collaboration
The VDGIF offers the following comments for consideration by the City of Chesapeake in its
evaluation of the designation of the Frank Williams Farms (FWF) at a Unique Economic
Development Opportunity:
• Consideration of one or more significant wildlife corridors, ideally in the southern part of
the property, would provide habitat for natural wildlife movement between the Great
Dismal Swamp NWR and the Cavalier WMA and may help reduce human-wildlife
interactions. We encourage the City to study opportunities to implement such corridors,
and we are happy to provide more specific information that will benefit key wildlife
species in this assessment.
• We welcome the opportunity to discuss the implementation or set-aside of natural buffers
on the FWF and the Cavalier WMA. Such an approach could help reduce resistance to
necessary habitat management actions that the VDGIF will need to continue to employ
on its property. Additionally, buffers would provide natural separation between hunters
and other users of the WMA and human activity in the adjacent property.
• We encourage the City to conduct an evaluation of the impacts of the Dismal Swamp
Canal Trail and related wildlife-related recreational activities in the City of Chesapeake
to provide perspective about this important economic driver and the investments already
made by the City of Chesapeake, U.S. Fish and Wildlife Service, VDGIF and other
public entities.
• An evaluation of groundwater mining and hydrologic function (including runoff and
stormwater retention) will be important to understanding the impacts of any development
or change of designation on the hydrologic function and habitat restoration activities
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•

currently underway at the Cavalier WMA. We welcome the City’s involvement in the
hydrologic study currently underway.
The conservation of habitat for the state endangered canebrake rattlesnake, in particular,
and other wildlife is a priority for the VDGIF. We welcome the opportunity to
collaborate with the City in the evaluation and identification of priority habitats and
habitat restoration opportunities, in alignment with the Virginia Wildlife Action Plan, the
Canebrake Rattlesnake Conservation Plan, and other habitat management and restoration
plans.
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APPENDIX J

Appendix J: Nature Conservancy
Comments

xlviii

xlix

l

APPENDIX K

Appendix K: Department of Conservation
and Recreation Comments
Alexis Baker
From:
Sent:
To:
Subject:

Loomis, Darren (DCR) <Darren.Loomis@dcr.virginia.gov>
Friday, October 09, 2015 1:12 PM
Alexis Baker
Williams Property

Alexis here are my comments on the Williams Property
DCR owns and manages 2,773 acres on the Northwest River
This tract represents a significant link in the natural corridor between the Northwest River and the Great Dismal Swamp.
DCR fully supports the importance and value of much needed economic development, but this would not be the place
given the significant federal, state and local investment in the Northwest River corridor to protect drinking water
supplies and natural resource values.
Darren Loomis
Darren Loomis
Southeast Region Steward
VA Dept of Conservation and Recreation
Division of Natural Heritage
1548-A Holland Rd
Suffolk, VA 23434-6500
757-925-2318 (office)
757-510-3487 (cell)

Conserving VA’s Biodiversity through Inventory, Protection and Stewardship
www.dcr.virginia.gov/natural_heritage
Virginia Natural Heritage Program on Facebook
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APPENDIX L

Appendix L: Department of
Agriculture/Cooperative Extenstion

Alexis Baker
From:
Sent:
To:
Subject:

Watson Lawrence
Monday, September 28, 2015 1:15 PM
Alexis Baker
RE: Unique Economic Development Opportunity Open House for Williams Property

Alexis:
I would only comment that this property is indeed unique in the opportunities it poses for agriculture/open space and
industrial/commercial development. These two types of land use sometimes compete. I would consider this property
to be prime farmland and is currently well managed and high yielding farmland.
Much of this large parcel is probably prior converted wetland. The predominate soil types are Hyde Mucky Silt Loam
and Deloss Mucky Fine Sandy Loam. Both soil types have a natural drainage class of “very poorly drained”. However,
they can both be “prime farmland” if drained, which is what occurred back in the 1950’s when Mr. Williams cleared the
large tract. Mr. Williams still has the bulldozer parked in a shelter at his Virginia Beach farm used to clear that
property.
Federal laws today would likely not allow such a natural resource as this to be cleared because of wetland regulations.
M. Watson Lawrence, Jr.
Director of Agriculture
Senior Extension Agent
Chesapeake Extension Office
310 Shea Drive
Chesapeake, VA 23322
(757)382-6348
watsonL@vt.edu
“Virginia Cooperative Extension brings the resources of Virginia’s land-grant universities, Virginia Tech and Virginia State
University, to the people of the Commonwealth.”
From: Alexis Baker
Sent: Friday, September 18, 2015 1:55 PM
To: Watson Lawrence
Subject: Unique Economic Development Opportunity Open House for Williams Property

Dear Watson:
You are invited to attend a public meeting to discuss the Frank T. Williams Farms Property’s candidacy as a
Unique Economic Development Opportunity (UEDO).
The UEDO Policy is an element of the Moving Forward Chesapeake 2035 Comprehensive Plan. Designation
as a Unique Economic Development Opportunity allows properties that meet certain conditions to be considered
for unique economic development purposes. A site receiving this designation would be strategically promoted
for economic development in the City of Chesapeake. Designation as a UEDO requires an evaluation of
consistency with specific criteria outlined in the UEDO Policy, including compatibility with your agency’s plans
and policies. A map of the subject property is attached for your reference.
1
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We would very much appreciate your feedback and would like to know what concerns you may have in this
matter. A public meeting will be held on Tuesday, September 29, 2015 from 5:00 p.m. to 7:00 p.m. at the
Chesapeake Regional Airport’s main terminal building lobby, 2800 Airport Drive.

If you are unable to attend the meeting on September 29th, your comments may be sent in writing to Senior
Planner Alexis Baker at arbaker@cityofchesapeake.net. Staff will be considering your input in a report that will
be shared with City Council in October 2015. Thank you in advance for your assistance on this matter.
Thank you,
Alexis

Alexis Baker
Senior Planner
Comprehensive Planning Division
Chesapeake Planning Department
306 Cedar Rd., 2nd Floor, Chesapeake, VA 23322
Ph: 757-382-6176
Email: arbaker@cityofchesapeake.net
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APPENDIX M

Appendix M: Economic
Development Comments
Alexis Baker
From:
Sent:
To:
Cc:
Subject:

Ben White
Wednesday, September 30, 2015 3:56 PM
Casey C. Gilchrist
Alexis Baker; Jaleh Shea
Re: Cavalier Industrial Park Vacancy Analysis

Casey,
Thanks for this information. As we discussed last evening, one of the comments related to the Uniqueness of the
Williams tract indicated we didn't need another Industrial park because we have so much vacant space in Cavalier
industrial park. I would suggest that 3.8% of 15.3M square feet is a very low vacancy rate. You can verify but I would
guess the regions vacancy rate is around +/-15% Additionally, there is no raw land available for sale in Cavalier which is
comprised of 600 acres and has taken 40+ years to fully develop.
Based on the the comments of John Loftus, the Sites and Building Manager for VEDP, who indicated the state has a sever
shortage of land for large economic development opportunities (only 3 sites of 250+ acres in the entire state and none
of those are in Hampton Roads), the fact that the Williams tract could provide a dozen or more such site makes it
unique.

Thanks again for providing this information for clarity.
Sincerely,
Ben White
Assistant Director
Chesapeake Economic Development
Office: (757)382-8040
Mobil: (757)646-1270
Sent from my iPhone
On Sep 30, 2015, at 3:18 PM, Casey C. Gilchrist <cgilchrist@cityofchesapeake.net> wrote:
Hi Alexis and Jaleh,
Ben thought this information would be useful based on feedback provided at the public hearing
concerning the Frank Williams property last night.
Casey Gilchrist
Marketing Research Specialist
City of Chesapeake Economic Development Department
676 Independence Parkway, Suite 200
Chesapeake, VA 23320
(757) 382-3717
cgilchrist@cityofchesapeake.net
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Alexis Baker
From:
Sent:
To:
Subject:

Benton White <bentonmwhitejr@icloud.com>
Thursday, October 27, 2016 3:49 PM
Alexis Baker
Williams tract UEDO analysis

Alexis,
The Williams tract is unique in that there is no other site in the Commonwealth of Virginia of its size that has
the following characteristics:
4,000 AC (potential for 15-16 Mega Sites of 250 - only 3, 1000 acre + sites exist in the entire
Commonwealth)
Close proximity to the Port of Virginia (located within 20 Miles and a 20 minute drive)
Close proximity to a large population center and skilledworkforce to support industry (1.7M
population of Hampton Roads) – an available workforce is a critical consideration for major employers
Ease of access to the site of this size because of road/bridge infrastructure (Hwy 17 has been
designated as the future Interstate 87…according to the Virginian-Pilot it could be open to traffic within
10 years)
Approximately 250,000 live within a 30 minute drive to the site, while the average drive time to
work in Hampton Roads is 24 Minuets (ESRI)
The City of Chesapeake currently has a limited amount of large parcels available for unique economic
development opportunities. According to state economic development officials and various site selection
consultants Chesapeake cannot, due to the lack of larger sites, compete for major economic development
projects. If one “mega-site” (informally defined by the Virginia Economic Development Partnership as a
minimum of 250 acres)were available in Chesapeake it would qualify as a unique asset in the
Commonwealth. The acreage at the Williams Tract is 15-16 times larger than the state’s definition of a megasite.
The Williams tract is unique in that it provides the City with the flexibility to compete for various Economic
Development projects. For example the Willaims tract could be developed as an advanced manufacturing
campus for one user. However, should the City determine that a diverse economic development strategy is
more desirable, the Williams tract offers the flexibility to accommodate 10 - 15 large employers in both the
advanced manufacturing and office sectors.
In addition to a potential mega-site for one user, state representatives have pointed to the Meadowville
Technology Park in Chesterfield County, Virginia: http://meadowville.com, as a potential model for the
development of the Williams Tract. Meadowville, originally developed as a site for a “semi-conductor”
production facility, the park is now a multi-purpose location (NO residential), home to various users like
Amazon and Capital One, in both the manufacturing and information technology sectors. Once the semiconductor industry shifted to offshoring Chesterfield County revised their strategy to recruit multiple large
employers in lieu of an over-reliance on one major employer. Meadowville Technology Park is nearing
capacity and therefore state economic development officials have encouraged the City of Chesapeake to
consider the development of the Williams Tract in a similar manner to Meadowville in Chesterfield County.
The Williams Tract is a unique economic development opportunity for Chesapeake because there is not another
site like this in Hampton Roads or even the Commonwealth of Virginia. The proximity to the Port of VA and
1
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location accessible by the skilled workforce and population centers of the Hampton Roads MSA gives the site a
competitive advantage over any other 1000 + acre sites that are located in rural regions of the state.
In closing, this site is unique because of its4,000 acre size, ownership by a single individual, proximity to
the Port of VA, access to a workforce and access to interstate quality highways. The designation of the
Williams Tract as an UEDO will gain national attention and enable the City to compete for significant projects
at a state, national, and international level.
Ben White
Assistant Director
Chesapeake Economic Development
Office: (757)382-8040
Mobil: (757)646-1270
Sent from my iPhone
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APPENDIX N

Appendix N: Health Department
Comments
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