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1.0 EXECUTIVE SUMMARY

The Mary Ball Washington Region (GO Virginia Region 6) has approximately 63 sites (as per Virginia Scan)
with over 15 acres available for commercial / industrial development. The sites are at various levels of
site-readiness for development, and compatibility with the Region 6 targeted sectors: Natural resource-
based industries, manufacturing, distribution/logistics, data centers, finance and insurance, and
professional services (defense/security, home based businesses, and research commercialization). The
Caroline Commerce Center is the primary site in the Region with over 100 acres that has all infrastructure

available for each target sectors. Refer to Section 2.0 for the results of our findings.

Additionally, Region 6 selected the following sites to provide supplementary review of the compatibility
with the Region 6 targeted industries and sectors, and a Virginia Business Ready Sites Program (VBRSP)
Site Characterization Tier Level for each site, including order of magnitude estimates of probable

construction costs to achieve the next and final Tier Levels.

1. Caroline County - Ladysmith Supersite
Gloucester County — Page Middle School Site
King & Queen County — West Point Airport

2
3
4. Richmond County Commerce Park
5. Spotsylvania County - Webster 140
6

Stafford County - Venture Business Park
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2.0

2.1

COMPATABILITY WITH TARGETED INDUSTRIES & SECTORS

Targeted Industries and Sectors

The target industries and sectors for Region 6 are natural resource-based industries, manufacturing,

distribution/logistics, data centers, finance and insurance, and professional services (defense/security,

home based businesses, and research commercialization). Site characteristics that are critical to attracting

specific target industries and sectors are noted below.

A. Proximity to interstates and 4-lane limited access highways: Distribution/logistics and other
selected industries and sectors.

B. Availability and redundancy of electric and fiber service: Data centers and selected manufacturing,
finance and insurance, and defense/security services.

C. Availability of sewer and water:  All target industries and sectors. Note: If the available
information provided stated that sewer and water was not currently available at the site, but is
available to be extended to the site, determination of suitability was not impacted. However, a
few sites, particularly in the Middle Peninsula and Northern Neck regions, have only well and
septic available; this effected negatively towards the determination of site suitability.

D. Availability of gas: Most target industries and sectors. Note: If the available information provided
stated that gas was not currently available at the site, but is available to be extended to the site,
determination of suitability was not impacted.

E. Adjacency to waterbodies: Natural resource-based industries (seafood, aquaculture, commercial
fishing, wood products, marine research, and resiliency/marine construction).

F. Large sites (greater than 100 acres): Data centers, selected distribution/logistics, and selected
manufacturing.

G. Buffer areas for secure sites: Data centers and defense/security services.

H. Low risk from man-made and/or natural disasters: Data centers and defense/security services.

Region 6
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2.2

Compatible adjacent land uses: All targets and sectors.

Virginia Scan Parcels

Draper Aden Associates reviewed 63 sites (15 acres or greater) on Virginia Scan and related readily

available information, and compared the existing site characteristics with the major factors for site

suitability required for the targeted industries and sectors. The results of our findings are summarized

below and in Appendix A — Mary Ball Washington Region VA Scan Sites Assessments Summary.

A.

There are 40 sites within 5 miles of an interstate providing easy access for employees and
transportation of goods and services; however, 19 of these sites do not have utilities within close

proximity, and many are ungraded.

Of the 26 parcels with the largest contiguous are over 100 acres, approximately 5 have
infrastructure at or adjacent to the site, which reduces the Region’s ability to provide large-scale
“"building ready” sites within a 12-month timeframe. Additionally, 38 of the 63 sites had 0 to 1

utilities currently available on or immediately adjacent to the site.

Availability of fiber is critical to many sectors; only 16 sites currently have fiber available, and of
these, only a few have redundant service. Redundant service is critical for data centers and

selected defense/security services.
Approximately 11 sites have rail adjacent to the site.

Middle Peninsula and Northern Neck sites are not conducive for data centers and selected defense
and security services due to a high risk of natural disasters. However, the site's remoteness and
proximity to DC and major military bases makes them attractive to other defense/security services

(e.g., defense contractor training, etc.).

Investments in infrastructure and pad-development are critical to attracting new industries or expansion

of existing industries and sectors in the Region.
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2.3 Selected Parcels

Draper Aden Associates met with the local economic developers, visited each site, and reviewed Virginia

Scan and other readily available information, and compared each site's characteristics with the major

factors for site suitability required for the targeted industries and sectors.

site’s capability with the selected targeted industries and sectors.

Table 2.3 - Capability with Targeted Industries and Sectors

Table 2.3 summarizes each
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Suitability S8 ¢33 v&| 8] &= | 8¢
Natural Resource Based
Seafood/aquaculture/commercial N Y N Y N N
fishing
Forestry, wood products, pulp N Y N N N N
Marine research N Y N Y N N
Resiliency/marine construction N Y N Y N N
Agriculture Y Y Y Y Y Y
Manufacturing Y Y Y - Y - Y Y -
small small small
Distribution/Logistics Y N N Y Y Y
Information
Data Centers N’ N3 N N N N
Finance and Insurance Y Y Y Y Y Y
Professional Services
Defense/security Y Y Y - Y - Y Y
small small
Home based businesses N N N N N N
Research Commercialization Y Y Y Y Y Y
"No redundancy available
2Redundancy is available.
3Due to unknown capacities / redundancy.
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3.0 CAROLINE COUNTY LADYSMITH SUPERSITE

The Caroline County Ladysmith Supersite is a 1020-acre site located adjacent to and east of 1-95 at Exit
110, south of Route 639 East (Ladysmith Road), and north of Route 601 (Golansville Road); refer to Figure
3.0. The property is privately owned; the Owners are currently offering the property at a purchase price
ranging from $17,000 to $47,500 per acre for Rural Preservation and Business/Commercial or Industrial,

respectively.

3.1 Land Use and Zoning

The majority of the total site area is forested/timbered with some farmland and residential structures.
The Virginia Bazaar is located within this site off Bazaar Avenue, immediately adjacent to and east of I-95,

and south of Route 639.

The existing zoning is Business / Commercial on the Virginia Bazaar site (approximately 97.3 acres), and
along the northwest most portion of the site (approximately 3.80 acres.); Industrial over a 554-acre site
south of Ladysmith Road and east of Route 633 (Bull Church Road); and the remaining is zoned Rural

Preservation. Figure 3.1 shows the existing zoning for the total site area.

The Caroline County Comprehensive plan 2030 includes a portion of this site within the Primary Growth
Area of the Ladysmith Community Plan. Refer to Map 8-1: Caroline County Land Use Map and Map 8-
4: Ladysmith Community Plan Future Land Use Map in Appendix B. The Future Land Use Map shows
Regional Business use near Exit 110 and west of Bull Church Road; Planned Mixed Use Development east
of Bull Church Road; and Planned Residential Development north of Golansville Road and west of Bull

Church Road. The remainder of the parcel is assumed to be zoned for Rural Preservation.

3.2 Site Conditions

The topography across the site generally increases from southeast to northwest is characterized by
approximately 50 feet in topographic variation across the site. The highest elevations are at the north and
west sections of the site near Bazaar Avenue and the northern portion of Bull Church Road. The site is
tributary to Steven Mill Run and Reedy Swamp, which drains south to Polecat Creek, and east to the

Mattaponi River. There are pockets of open water, and appear to be wetlands and streams; however,
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there are no regulatory floodplains on the site. Geotechnical analysis and waters of the U.S. delineation
and determinations will be critical in determining the actual developable areas of the site. Upon review
of the topography and known surface water conditions, it appears approximately 60 to 70 percent of the
site is developable. Figure 3.2 shows the topography of the site, and features of interest related to site

conditions.

3.3 Infrastructure

The existing infrastructure is shown in Figure 3.3 and consists of water and sanitary sewer utility locations

relative to the site location.

3.3.1 Water

Caroline County Public Utilities provides potable water to portions of the county. There is an existing
water main along Ladysmith Road and into the Virginia Bazaar Site; size is unknown at this time.
Development of the site for any use will require analysis to confirm system capacity and pressures are
adequate for the proposed use and extensions of the water main into the site. A large-scale development
will likely require the looping of the water main between the existing lines at Ladysmith and Golansville

Roads.

3.3.2 Sanitary Sewer

Caroline County Public Utilities provides sanitary sewer service to a portion of the county. There is a
sanitary main with force main and pump stations along the east side of 1-95. This system discharges into
the Polecat Creek Interceptor. Development of the site for any use will require analysis to confirm system
capacities are adequate for the proposed use and extensions of the sewer mains into the site. A large-
scale development may require upgrades to the existing pump stations downstream to the wastewater

treatment facility.

3.3.3 Electric / Gas / Telecommunications / Fiber

The Rappahannock Electric Cooperative (REC) provides electric power to this site. REC will need to be
contacted to confirm available capacity and redundancy to the site, and provide costs to serve the

development.
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Columbia Gas of Virginia provides natural gas to this area. Columbia Gas will need to be contacted to

confirm available capacity and provide costs to serve the development.

According to the Virginia Broadband Availability Map and Integrated Broadband Planning and Analysis
Toolbox, DSL and fiber are available in this area. Verizon is the telecommunications and fiber provider.
Verizon will need to be contacted to confirm available capacity and provide costs to serve the

development.

3.4 Due Diligence

Waters of the U.S. survey with Army Corps of Engineers approval within the last five years, geotechnical
borings, boundary and topographical survey, cultural resources review, an Endangered Species review,
and a Phase | Environmental Site Assessment are not available for this site. These studies must be
completed prior to development to define the developable area, and inform the overall estimate of

probable ‘site readiness’ cost and regulatory permit requirements.

3.5 Business / Industrial Use Compatibility

For business or industrial use, the County will need to rezone a significant portion of the site from Rural
Preservation. The County will also need to update the Comprehensive Plan to allow for business /
industrial use on this parcel. The Comprehensive Plan is currently compatible with business and industrial
for the areas shown as Regional Business and Planned Mixed Use Development on the Ladysmith

Community Plan Future Land Use Map in Appendix B.

The development will require significant infrastructure improvements to extend water, sanitary sewer,
electric, gas, telecommunications, and fiber to the development. Capacities for industrial use will need

to be confirmed prior to development.

3.6 VBRSP Site Characterization Tier Level

Based on information provided by the County and readily available information, the Caroline County
Ladysmith Super Site is a VBRSP Site Characterization Tier Level 1. Refer to Appendix C for the VBRSP

Site Characterization Tier Levels criteria table.
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3.7 Order of Magnitude Estimates of Probable “Site Readiness” Cost

The order of magnitude estimate of probable cost to raise the site characterization tier level of the
Caroline County Ladysmith Super Site from 1 to 2 is $85,000 and to pad-ready (Tier 5) is $25M. The

estimates are based on the following assumptions.

A. An estimate of rezoning costs and due-diligence items noted above are included. Additional

studies required are not included.
B. Land acquisition costs are not included.
C. Water and sanitary sewer mains will be extended to Bull Church Road.
D. Earthwork is for mass grading only.
E. Improvements to existing roads and construction of internal roadways are not included.
F. Electric, gas, telecommunications, and fiber service improvements are not included.

G. VSMP initial permit fee and professional service fees to obtain Joint Permit Application approval

are included.
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4.0 GLOUCESTER COUNTY PAGE SCHOOL SITE

The Gloucester County Page School Site is a 31-acre site located adjacent to and west of U.S. Route 17
(George Washington Memorial Highway and south of the intersection of U.S. Route 17 and Route 629
(T.C. Walker Road); refer to Figure 4.0.. The property is publicly owned by the Gloucester County School
Board, and is scheduled to revert to the County Board of Supervisors in 2019.  Page Middle School
occupied this site until it was destroyed by a tornado in 2011.  The site is contiguous to the current

Gloucester Business Park.

4.1 Land Use and Zoning

The majority of the site is vacant, with previous parking areas and access drives still intact.  Gloucester
County Schools utilize the north portion of the site for a bus garage and maintenance facility, which is to

be relocated to the new Page Middle School site at the northwest corner of U.S. Route 17 and Route 629.

The existing zoning is Suburban Countryside District (SC-1) illustrated in Figure 4.1. The Gloucester
County Comprehensive Plan 2016 Future Land Use Map shows this area to be within the Suburban

Countryside land use area.

4.2 Site Conditions

The site is pad-ready with gently-sloping topography, and no visual indications of waters of the U.S.

(wetlands or streams) within the existing graded areas; refer to Figure 4.2.

4.3 Infrastructure

The existing infrastructure is shown in Figure 4.3 and consists of water and sanitary sewer utility locations

relative to the site location.

4.3.1 Water

Gloucester County Public Utilities provides potable water to portions of the county. There is an existing
12-inch water main on the west side of U.S. Route 17, a 16-inch main along the north property line that

connects to the 12-inch main along U.S. Route, and an 8-inch service connection to the 16-inch main.
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Gloucester County Public Utilities has a water tank adjacent to the site. Development of the site for any

use will require analysis to confirm system capacity and pressures are adequate for the proposed use.

4.3.2 Sanitary Sewer

Gloucester County Public Utilities provides sanitary sewer service to portions of the county; wastewater
is treated by the Hampton Roads Sanitation District. There is an existing sanitary main along the east
side of U.S. Route 17, adjacent to the site. Development of the site for any use will require analysis to
confirm system capacities are adequate for the proposed use and extensions of the sewer mains into
the site. A large-scale development may require upgrades to the existing pump stations downstream to

the wastewater treatment facility.

4.3.3 Electric / Gas / Telecommunications / Fiber

Dominion Power provides electric power to this site. Dominion will need to be contacted to confirm

available capacity and redundancy to the site, and provide costs to serve the development.

Virginia Natural Gas provides natural gas to this area, according to the State Corporation Commission.

However, proximity of service to this site is unknown.

According to the Virginia Broadband Availability Map and Integrated Broadband Planning and Analysis
Toolbox, DSL and fiber are available in this area. Verizon and Cox provides telecommunications, and Cox
provides fiber in this area. Verizon and Cox will need to be contacted to confirm available capacity and

provide costs to serve the development.

4.4 Due Diligence

Waters of the U.S. survey with Army Corps of Engineers approval within the last five years, geotechnical
borings, boundary and topographical survey, cultural resources review, an Endangered Species review,
and a Phase | Environmental Site Assessment are not available for this site. These studies must be
completed prior to development to define the developable area, and inform the overall estimate of

probable ‘site readiness’ cost and regulatory permit requirements.
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4.5 Business / Industrial Use Compatibility

For business or industrial use, the County will need to rezone the site to a Business District (B-1), Rural
Business District (B-4), or Limited Industrial District (I-1). The County will also need to update the
Comprehensive Plan to allow for business / industrial use at the site location. The development will
require significant infrastructure improvements to extend water, sanitary sewer, electric, gas,

telecommunications, and fiber to the development.
Utility capacities for industrial use will need to be confirmed prior to development.

4.6 VBRSP Site Characterization Tier Level

Based on information provided by the County and readily available information, the Gloucester County
Page School Site is a VBRSP Site Characterization Tier Level 1. Refer to Appendix C for the VBRSP Site
Characterization Tier Level criteria. This site is currently not included in Virginia Scan database; the County

should coordinate with VEDP to add this site to the database.

4.7 Order of Magnitude Estimates of Probable “Site Readiness” Cost

The order of magnitude estimate of probable costs to raise the site characterization tier level of the
Gloucester County Page School Site from 1 to 2 is $8,000 and to pad-ready (Tier 5) is $100,000. The

estimates are based on the following assumptions.

A. An estimate of rezoning costs and due-diligence items noted above are included. Additional

studies required are not included.
B. Land acquisition costs are not included.
C. Improvements to existing roads and construction of internal roadways are not included.
D. Electric, gas, telecommunications, and fiber service improvements are not included.

E. VSMP initial permit fee and professional service fees to obtain Joint Permit Application approval

are included.
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5.0 KING AND QUEEN COUNTY - WEST POINT AIRPORT SITE

The West Point Airport Site is a 276-acre site located south of Route 33 (Lewis B. Puller Memorial Highway)
and adjacent to Route 643 (Airport Road), which provides access to the Middle Peninsula Regional Airport;
refer to Figure 5.0. The overall site is comprised of three sections. The northern section is a 156-acres,
and is privately owned by Kinney Jonathan C Trustee & Johnson Ralph W Trustee. The Town of West Point
owns the southern adjacent section and consists of 120-acres. The southernmost section is a 20-acre site,
and owned by the Middle Peninsula Regional Airport Authority. Figure 5.0 illustrates the three sections

of ownership that comprise the West Point Airport site.

5.1 Land Use and Zoning

The majority of the site is densely wooded. The site’s zoning is Industrial, which is also consistent with

the King and Queen County Comprehensive Plan 2006. Zoning for the site is illustrated in Figure 5.1.

5.2 Site Conditions

The site has moderate slopes across the property with elevations ranging from 10 feet to 40 feet. The
north boundary of the site is Goalders Creek. Goalders Creek drains into the York River at the west side

of the property. There are several intermittent and perennial tributaries to the Creek onsite.

Portions of the site (approximately 17 acres) are within regulatory floodplain and floodway; refer to Figure
5.2. Floodplain and floodway areas are undevelopable. Additionally 42 acres are within the 0.2 percent
annual chance flood (a.k.a. 500-year storm) or areas of the 1 percent annual chance flood (a.k.a. 100-year
storm) with average depths of less than 1 foot or with drainage areas less than 1 square mile. The site is

also encumbered by Resource Management Areas, which generally following the floodplain areas.

5.3 Infrastructure

The existing, known infrastructure is shown on Figure 5.3.

5.3.1 Water

There is no public water supply available to the site. Groundwater is the water source via wells that are

approximately 250 feet deep. Development will require a Groundwater Withdrawal Permit from the
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Virginia Department of Health. Water could be supplied on an individual basis or central system for the
entire development via a separate authority. Refer to Appendix D — Preliminary Engineering Report for
the Middle Peninsula Regional Industrial Park dated 1999 (Industrial Park Report) for more information;

however, this information may be outdated and subject to new regulation.

5.3.2 Sanitary Sewer

There is no public sanitary service currently available to the site. The site is within the Hampton Road
Sanitation District service area; however, the closest sanitary service and wastewater treatment facility is
in the Town of West Point on the west side of the Mattaponi River, which is cost prohibitive for a
connection.  Septic systems are not feasible due to high groundwater. The wastewater system will
need to be provided via a package plant; refer to Appendix D — Industrial Park Report for more

information.

5.3.3 Electric / Gas / Telecommunications / Fiber

The Dominion Energy (VEPCO) provides electric power to this site. VEPCO will need to be contacted to

confirm available capacity and redundancy to the site, and provide costs to serve the development.

Virginia Natural Gas provides natural gas to this area, according to the State Corporation Commission.

However, proximity of service to this site is unknown.

According to the Virginia Broadband Availability Map and Integrated Broadband Planning and Analysis
Toolbox, DSL and fiber are not available at this site. Virginia Broadband provides broadband service to
this area. Virginia Broadband will need to be contacted to confirm available capacity and provide costs

to serve the development.

5.4 Due Diligence

Waters of the U.S. survey with Army Corps of Engineers approval within the last five years, geotechnical
borings, boundary and topographical survey, a current Endangered Species review, and a Phase |
Environmental Site Assessment are not available for this site. These studies must be completed prior to
development to define the developable area, and inform the overall estimate of probable 'site readiness’

cost and regulatory permit requirements.
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A cultural resources (archaeological and architectural) search with the Virginia Department of Historic
Resources was completed for this area in 1999. There are no archeological or historic sites on this parcel,

as per the Industrial Park Report.

The Industrial Park Report included a review of endangered species. According to the Industrial Park
Report, there is documentation of a Bald Eagle nest near the parcel. The developers should complete
an updated Endangered Species review with the Virginia Department of Conservation and Recreation
(DCR), the U.S. Fish and Wildlife Service (USFWS), and the Virginia Department of Game and Inland
Fisheries (DGIF).

5.5 Business / Industrial Use Compatibility
The site is currently zoned Industrial. ~ The initial cost for the water and sewer system to support an
industrial use may be cost prohibitive.

5.6 VBRSP Site Characterization Tier Level

Based on information provided by the County, Planning District Commission, and readily available
information, the West Point Airport Site is a VBRSP Site Characterization Tier Level 2. Refer to Appendix
C for the VBRSP Site Characterization Tier Level criteria. This site is currently not included in the Virginia
Scan database; the County should coordinate with VEDP to add this site to the database.

5.7 Order of Magnitude Estimates of Probable “Site Readiness” Cost

The order of magnitude estimate of probable costs to raise the site characterization tier level of the West
Point Airport Site from 2 to 3 is $430,000, and to pad-ready (Tier 5) is $10M. The estimates are based on

the following assumptions.
A. Land purchase price is estimated at $3,000 per acre, and is not included in the above estimate.
B. Due-diligence items noted above are included. Additional studies required are not included.
C. Improvements to Airport Road are included; construction of internal roadways is excluded.

D. Earthwork is for mass grading only.
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E. Water supply and treatment are included, based on estimates provided in the Industrial Park

Report and increased for inflation.

F. Wastewater collection and treatment are Water supply and treatment are included, based on

estimates provided in the Industrial Park Report and increased for inflation.
G. Electric, gas, telecommunications, and fiber service improvements are not included.

H. VSMP initial permit fee and professional service fees to obtain Joint Permit Application approval

are included.

Region 6
Sites Assessments Report Page 23 of 49 September 15, 2017



o
X
€
b=
o

]

£
<}

o
@

2

~

=

N
L

aQ

(2]

Q

=

o

@

=}

=
<
©
<

e}

=}

o
~

=

)

<

0

=}

=

o

~

-

=

S}

=}

Iro}

=]

=

o

~

<
1=

DY

2
13}

@
<

o

=
©
©

2
©
=
f=
[}

o
©
jid
@
Q
o

2

kS
©

o

Salem Farm Ln N

N
[
'l-"l-

-

1%
Q
i %

k>
i ji'budl'ey Férry Rd v %

Yorkshlre Ln

ks

so reek Rd

Aerial Photograph

Chain Ferry RAN ~*

West Point Airport SCALE: 1" = 2000
King and Queen County

Engineering ¢ Surveying ¢ Environmental Services

=X :
& Draper Aden Associates

2206 South Main Street
Blacksburg, VA 24060
540-552-0444 Fax: 540-552-0291

Richmond, VA Raleigh, NC
Charlottesville, VA Fayetteville, NC
Hampton Roads, VA Northern Virginia

PROJECT: 17010548-01

DESIGNED: SMF FIGURE
DRAWN:  SMF

CHECKED: JMV 50
DATE: 09-13-17




e Chain Ferry Rd N

=

-

0 = 2,000 4,000

’ 22
Feet Copyright:@fZ91 3 Natiehal Ge@@_@-phic Society

Zoning Map

West Point Airport
King and Queen County

SCALE: 1" = 2000

PROJECT: 17010548-01

.net\daa\Projects\2017\170110500\170 10548\17010548-010301\GIS\Site-2 Fig-2 West Point Airport.mxd

£2 Draper Aden Associates

DRAWN:

2206 South Main Street
Blacksburg, VA 24060

Path: \\draperaden

o Engineering ¢ Surveying ¢ Environmental Services

DESIGNED: SMF FIGURE

SMF

Richmond, VA Raleigh, NC CHECKED: JMV 5 . 1

Charlottesville, VA Fayetteville, NC .
540-552-0444 Fax: 540-552-0291 Hampton Roads, VA  Northern Virginia DATE 09_1 3_1 7




P4
=
-}
€
©
L1 1
£
K5}
n 0 A |
. © wiE
) | L
S LR SR
I SR e e
9 'O @ = i
5| i .
S @
2
i i @
W' Dudley Fery RAW X
2
¥ Yorkshire Ln W "
sinﬂlsm:mﬁ?ﬁlw?w

1 Chain Ferry RdN

L

N\

i "':-'.'|.r -

Zodt Pimd

Flood Hazard Zones
1% Annual Chance Flood Hazard

0.2% Annual Chance Flood Hazard

—

=

0 « 2,000 4,000
r_r&_ Feet

‘. Wetlands
2 4 . Freshwater Emergent Wetland
N\ @@ Freshwater Forested/Shrub Wetland
T':._ Freshwater Pond i
N 5 Riverine

Q
L s}

T
Copyright:© 2013 National Gographic Society, i-cubed

Site Conditions Map

West Point Airport SCALE: 1" = 2000

King and Queen County
PROJECT: 17010548-01

DESIGNED: SMF FIGURE

£2= Draper Aden Associates

DRAWN:  SMF

Engineering * Surveying ¢ Environmental Services

Path: \\draperaden.net\daa\Projects\2017\1701\0500\17010548\17010548-010301\GIS\Site-2 Fig-5 West Point Airport.mxd

2206 South Main Street

Blacksburg, VA 24060

540-552-0444 Fax: 540-552-0291

Richmond, VA Raleigh, NC
Charlottesville, VA  Fayetteville, NC
Hampton Roads, VA Northern Virginia

5.2

CHECKED: JMV
DATE: 09-13-17




Chain Ferry Rd N

¥
e
Q;\’(\e \;\N 6)OO*
9 N\ ()
§0<\’<>\Y\ % %
Q \& W \’00‘) <. 9@
?‘; 6Q\)\Go S5 2
2 i\ .
2’; 2 \—\owa"ds\’n
(V)
>
9 Hoi Morris LN E
5 @ olly Branch R v
—
=
= €
© WY
w o\ Y
£ o
9 e?u\\e(
n 0 8 \’e\N'\s
o C %)
& Q
> e 2
2 o g =
< o 3
4 o O S, W
N (O B ¥ (L
2 Q 1o5°°
= @ £ 4
2 7 &
% 2 k) xSRdW
A » \le\\e
Dudley Ferry RAW <@
» o £
o
Vorkshire Ln W G %
simpson Creek RA WY %
2
(2
S
S
AQQ
XX
o
Q,}Q
~
NS
Utility information not available at this time.
@“\ﬁ
a
&

OCkIey Ln W

a5
Copyright:© 2013 National Geographic Society, i-cubed

Infrastructure Map

West Point Airport
King and Queen County

SCALE: 1" = 2000’

PROJECT: 17010548-01

Engineering * Surveying ¢ Environmental Services

= Draper Aden Associates
”

: 2206 South Main Street
Blacksburg, VA 24060

540-552-0444 Fax: 540-552-0291

Richmond, VA Raleigh, NC
Charlottesville, VA  Fayetteville, NC
Hampton Roads, VA Northern Virginia

FIGURE
5.3

DESIGNED: SMF
DRAWN:  SMF
CHECKED: JMV
DATE: 09-13-17

Path: \\draperaden.net\daa\Projects\2017\1701\0500\17010548\17010548-010301\GIS\Site-2 Fig-4 West Point Airport. mxd




6.0 RICHMOND COUNTY COMMERCE PARK

The Richmond County Commerce Park has approximately 30 to 35 acres remaining for development. The
park is located east of Route 3 (History Land Highway) at Commerce Parkway within the Town of Warsaw;
refer to Figure 6.0. The Board of Supervisors of Richmond County owns the remaining parcels. Land

purchase price is estimated at $30,000 per acre.

6.1 Land Use and Zoning

The remaining parcel to the north is graded; the south parcel is ungraded and currently used as cropland.

The site’s zoning is Industrial, and illustrated in Figure 6.1

6.2 Site Conditions

The site has minimal topographic variation with an average elevation of approximately 130 feet. There is
a minimal topographic high towards the southwestern portion of the site at an elevation of 140 feet, as
illustrated in Figure 6.2. There are no visual indications of waters of the U.S. (wetlands or streams) within
the site zoning. There is also a stormwater management facility, which can be modified to provide both

stormwater quality and quantity controls in accordance with the latest regulations.

6.3 Infrastructure

The existing infrastructure is shown in Figure 3.3 with the potential for water and sanitary sewer. The
existing water and sanitary sewer lines are accessible at the site at and within the site vicinity. Electric,
gas, and telecommunications are potentially available through various service providers at the site

location.

6.3.1 Water

Town of Warsaw provides potable water to the site; there is an existing water line along Commerce

Parkway for connection by a future industry.

6.3.2 Sanitary Sewer
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Town of Warsaw operates the wastewater system that serves this site; there is an existing sanitary sewer
main along Commerce Parkway for connection by a future industry. The Town of Warsaw's Waste Water

Treatment Plant existing capacity is 300,000 gallon per day.

6.3.3 Electric / Gas / Telecommunications / Fiber

The Dominion Energy (VEPCO) provides electric power to this site. VEPCO will need to be contacted to

confirm available capacity and redundancy to the site, and provide costs to serve the development.

WGL provides natural gas to this area, according to the State Corporation Commission. However,

proximity of service to this site is unknown.

According to the Virginia Broadband Availability Map and Integrated Broadband Planning and Analysis
Toolbox, DSL is available at this site. Verizon service to this area, and will need to be contacted to confirm

available capacity and provide costs to serve the development.

6.4 Due Diligence

Waters of the U.S. survey with Army Corps of Engineers approval within the last five years, an Endangered
Species review, and a cultural resources (archaeological and architectural) review are not available for this
site based on our research to date. These studies must be completed to achieve VBRSP site
characterization Tier Level 4, and should be completed prior to development. This information will help
to confirm the developable area, and inform the overall estimate of probable ‘site readiness’ cost and

regulatory permit requirements.

The County has referenced that geotechnical borings, boundary and topographical survey, and a Phase |
Environmental Site Assessment are available for this site.  These documents need to be provided to

achieve VBRSP Tier Level 4.

6.5 Business / Industrial Use Compatibility

The site is currently zoned Industrial.

6.6 VBRSP Site Characterization Tier Level

Region 6
Sites Assessments Report Page 29 of 49 September 15, 2017



Based on information provided by the County and readily available information, the Richmond County

Commerce Park is a VBRSP Site Characterization Tier Level 2.5, since the due diligence studies have not

been completed. Refer to Appendix C for the VBRSP Site Characterization Tier Level criteria.

6.7

Order of Magnitude Estimates of Probable “Site Readiness” Cost

The order of magnitude estimate of probable costs to raise the site characterization tier level of the

Richmond County Commerce Park from 2.5 to 3 is $15,000 and to pad-ready (Tier 5) is $700,000. The

estimates are based on the following assumptions.

A. Land acquisition costs are excluded.

B. Due-diligence items noted above as required are included. Additional studies required are not
included.

C. Geotechnical borings, boundary and topographical survey, and a Phase | Environmental Site
Assessment are assumed to be available and, therefore, are excluded.

D. VSMP initial permit fee and professional service fees to obtain Joint Permit Application approval
are included.

E. New access roads are excluded.

F. Earthwork is for mass grading of the south parcel only.

G. Water and sanitary service extensions are excluded.

H. Electric, gas, telecommunications, and fiber service improvements are not included.

I.  VSMP initial permit fee and professional service fees to obtain Joint Permit Application approval
are included.
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7.0 SPOTSYLVANIA COUNTY WEBSTER 140

The Spotsylvania County Webster 140 site is approximately 140 acres of undeveloped land. The site is
located west of U.S. Route 1 and west of I-95, south of Mudd Tavern Road, and less than one mile from
Exit 118 on 1-95. The site is privately owned with a sales price of $100,000 and $65,000 per acre for sites

A and B, respectively. Refer to Figure 7.0 for the parcel location and designations.

7.1  Land Use and Zoning

The majority of the site is cropland with forested areas, and two open water features within the steep

sloped areas. The site is currently zoned Agriculture (A-1). Refer to Figure 7.1.

The Spotsylvania County Comprehensive Plan was updated in 2016 and includes this site within the
Primary Development Boundary with an “"Employment Centers” designation; refer to Appendix E for the
Future Land Use Map. The Employment Center designation is described in the Comprehensive Plan “...to
be the primary location for new office and industrial development within the County, with the focus on

larger scale office complexes, industrial users, and business parks.”

7.2 Site Conditions

The site has a moderately sloping topography across the portion of the property currently used as
cropland with elevations ranging from 220 feet to 255 feet. The remaining parcel will be challenging to

develop due to the existing water feature and steep slopes toward the Mattaponi River.

7.3 Infrastructure

The existing infrastructure is shown in Figure 7.3 with the potential for water and sanitary sewer. The
existing water and sanitary sewer lines are accessible within the site vicinity. Electric, gas, and

telecommunications are potentially available through various service providers at the site location.

7.3.1 Water

The Spotsylvania County Utilities/Public Works Department provides potable water to the County; there
is an existing water line along Mudd Tavern Road that will need to be extended approximately 3000 feet

along U.S. Route 1 to the south line of tax parcel 76-A-58 to serve future development. Prior to any work,
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the Spotsylvania County Utilities/Public Works Department should be consulted to confirm system

capacity and pressures are adequate for the proposed use and extensions of the water main into the site.

7.3.2 Sanitary Sewer

The Spotsylvania County Utilities/Public Works Department provides sanitary sewer service to portions of
the county. There is an existing sanitary sewer main along Mudd Tavern Road; due to the topography,
a pump station will be required near the south portion of the site with a force main north along U.S. Route
1 discharging to a gravity sewer along Mudd Tavern Road. Prior to any development, the Spotsylvania
County Utilities/Public Works Department should be consulted to confirm system improvements that may

be required and capacities are adequate for the proposed use.

7.3.3 Electric / Gas / Telecommunications / Fiber

The Rappahannock Electric Cooperative (REC) provides electric power to this site. REC will need to be
contacted to confirm available capacity and redundancy to the site, and provide costs to serve the

development.

Columbia Gas of Virginia provides natural gas to this area. Columbia Gas will need to be contacted to

confirm available capacity and provide costs to serve the development.

According to the Virginia Broadband Availability Map and Integrated Broadband Planning and Analysis
Toolbox, DSL and fiber are available to this area via Verizon. Verizon will need to be contacted to confirm

available capacity and provide costs to serve the development.

7.3.4 Due Diligence

Waters of the U.S. survey with Army Corps of Engineers approval within the last five years, geotechnical
borings, boundary and topographical survey, cultural resources review, an Endangered Species review,
and a Phase | Environmental Site Assessment are not available for this site. These studies must be
completed prior to development to define the developable area, and inform the overall estimate of

probable ‘site readiness’ cost and regulatory permit requirements.
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7.4  Business / Industrial Use Compatibility

For business or industrial use, the County will need to rezone A-1 to an Office, Commercial, or Industrial

zoning.

The development will require significant infrastructure improvements to extend water, sanitary sewer,
electric, gas, telecommunications, and fiber to the development. Capacities for industrial use will need
to be confirmed prior to development.
7.5 VBRSP Site Characterization Tier Level
Based on information provided by the County and readily available information, the Spotsylvania County
Webster 140 site is a VBRSP Site Characterization Tier Level 2. Refer to Appendix C for the VBRSP Site
Characterization Tier Level criteria.
7.6  Order of Magnitude Estimates of Probable “Site Readiness” Cost
The order of magnitude estimate of probable costs to raise the site characterization tier level of the
Spotsylvania County Webster 140 site from 2 to 3 is $240,000, and to pad-ready (Tier 5) is $4.6M. The
estimates are based on the following assumptions.
An estimate of rezoning and due diligence costs are included.

A. Due-diligence items noted above are included. Additional studies required are not included.

B. Water and sanitary sewer service to the site are included.

C. Earthwork is for mass grading only.

D. Improvements to existing roads and construction of internal roadways are excluded.

E. Electric, gas, telecommunications, and fiber service improvements are excluded.

F.  VSMP initial permit fee and professional service fees to obtain Joint Permit Application approval

are included.
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8.0 STAFFORD COUNTY VENTURE BUSINESS PARK

The Stafford County Venture Business Park consists of approximately 106 acres of undeveloped land
with a 1360 foot, 2-lane access road (Venture Drive) into the site. The site is located east of and
adjacent to 1-95, west of Wyche Road, and south of Courthouse Road, which is Exit 140 on 1-95. Refer

to Figure 8.0 for the parcel location.

Improvements to Exit 140 are currently under construction that will provide more convenient access to
[-95 to/from this site. Refer to http://www.virginiadot.org/projects/fredericksburg/interstate_95-

route_630_courthouse_road_interchange_relocation_and_route_630_widening.asp for more information.

8.1 Land Use and Zoning

The site is undeveloped except for the Venture Drive extension with adjoining utilities, and the
stormwater management facility to the south. The north 56 acres is zoned B2 Urban Commercial; the

south 49.6 acres is zoned B3 Office. Refer to Figure 8.1.

The Stafford County Comprehensive Plan 2016 - 2036 and includes this site within the Courthouse
Planning Area as Commercial — Retail and Office; refer to Appendix F for the Courthouse Planning Area
Land Use Concept. The following is an excerpt from the Comprehensive Plan — Chapter 3: The Land

Use Plan.

Stafford County’s 2015 Economic Development Strategic Action Plan identifies the Courthouse
Area as a Priority Focus Areas because of its location, and current and future anchors. The area
has four development resources planned that could transform the district: a new medical campus
at the new Stafford Hospital Center, a new Interstate 95 (1-95) interchange, and a future Stafford
Campus of Germanna Community College at the south end of the district. The area has long been
talked about as a future location for a tourist visitor center, open-air market, and town square.
Businesses, such as restaurants, hotels and supporting convenience retail, will be desired by
employees and visitors, and the area could add to the diversity of Stafford County with health
services, recreational activities and an active, pedestrian town center.

8.2 Site Conditions

The site has moderate to steep slopes across the portion of the property currently with elevations
ranging from approximately 110 to 230. The south portion (approximately 1.7 acres) of the property is

encumbered by the resource protection area, wetlands, and floodplain adjacent to Accokeek Creek.
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8.3 Infrastructure

The existing infrastructure is shown in Figure 8.3 and consists of water and sanitary sewer utility locations

relative to the site location.

8.3.1 Water

A 12-inch water line runs along Venture Boulevard from the 8-inch water line in Wyche Road for
approximately 1550 feet (south of the cul-de-sac), where it is reduced to a 10-inch line extending an
additional 1100 feet to its terminus.  Stafford County Department of Utilities (DOU) manages the water
system. Prior to any work, the DOU should be consulted confirm system capacity and pressures are

adequate for the proposed use and extensions of the water main into the site.

8.3.2 Sanitary Sewer

An 8-inch sanitary sewer runs from an existing sewer manhole west of U.S. Route 1 near the south
portion of the site west and north into the development. Prior to any further development, DOU

should be consulted to confirm capacities are adequate for the proposed use.

8.3.3 Electric / Gas / Telecommunications / Fiber

The Dominion Energy (VEPCO) provides electric power to this site. VEPCO will need to be contacted to

confirm available capacity and redundancy to the site, and provide costs to serve the development.

Columbia Gas of Virginia provides natural gas to this site. Columbia Gas will need to be contacted to

confirm available capacity and provide costs to serve the development.

According to the Virginia Broadband Availability Map and Integrated Broadband Planning and Analysis
Toolbox, DSL is available at the site, and fiber is available along Route 630 (Courthouse Road). Verizon
provides telecommunications and fiber to this site. Verizon will need to be contacted to confirm

available capacity and provide costs to serve the development.

8.4 Due Diligence

Waters of the U.S. survey with Army Corps of Engineers approval within the last five years, an

Endangered Species review, and a cultural resources (archaeological and architectural) review are not
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available for this site based on our research to date. These studies must be completed to achieve
VBRSSP site characterization Tier Level 4, and should be completed prior to additional development.
This information will help to confirm the developable area, and inform the overall estimate of probable

'site readiness’ cost and regulatory permit requirements.

The Owner has referenced that geotechnical borings, boundary and topographical survey, and a Phase |
Environmental Site Assessment have been completed. These documents need to be provided to

achieve VBRSP Tier Level 4.

8.5  Business / Industrial Use Compatibility
For business or industrial use, the County will need to rezone A-1 to an Office, Commercial, or Industrial

zoning.

The development will require infrastructure improvements to extend electric, gas, telecommunications,
and fiber to the development. Capacities for industrial use will need to be confirmed prior to

development.

8.6  VBRSP Site Characterization Tier Level

Based on information provided by the County and readily available information, the Richmond County
Commerce Park is a VBRSP Site Characterization Tier Level 2.5. Refer to Appendix C for the VBRSP Site

Characterization Tier Level criteria.

8.7  Order of Magnitude Estimates of Probable “Site Readiness” Cost

The order of magnitude estimate of probable costs to raise the site characterization tier level of the
Stafford County Venture Business Park from 2.5 to 3 is $72,000 and to pad-ready (Tier 5) is $2.2M. The

estimates are based on the following assumptions.

A. Land purchase price is estimated at $327,000 per acre for the B2 zoned area; this cost is not

included.
B. Due-diligence items noted above are included. Additional studies required are not included.

C. Earthwork is for mass grading only.
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D. Improvements to existing roads and construction of internal roadways are excluded.
E. Electric, gas, telecommunications, and fiber service improvements are excluded.

F.  VSMP initial permit fee and professional service fees to obtain Joint Permit Application approval

are included.
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APPENDIX A

Mary Ball Washington Region VAScan Sites
Assessments Summary
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APPENDIX B
Map 8-1: Caroline County Land Use Map

Map 8-4: Ladysmith Community Plan Future
Land Use Map
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APPENDIX C

VBRSP Site Characterization Tier Levels



Site Characterization Tier Levels

An applicant will retain a Site Development Professional to assess a site and to designate one of
the following Site Characterization Tier Levels to such site:

(i)

(i)

(iii)

(iv)

(v)

Tier 1. Site under (a) public ownership, (b) public/private ownership, or (c) private
ownership which such private owner(s) agreeable to marketing the site for economic
development purposes and to allowing access to the property for site assessment and
marketing purposes, but at no established sales price. Comprehensive plan reflects site
as appropriate for industrial or commercial development and use, but site is not zoned
as such. Site has minimal or no infrastructure. Minimal or no due diligence has been
performed.

Tier 2: Site under (a) public ownership, (b) public/private ownership, or (c) private
ownership with an option agreement or other documentation of a commitment by the
private owner(s) to a competitive sales price, to permit access to the site for site
assessment, construction, and marketing, and to market the site for industrial or
commercial economic development purposes. Comprehensive Plan reflects site
intended for industrial or commercial development and use, but site is not zoned as
such and a rezoning hearing needs to be scheduled. Site has minimal or no
infrastructure. Minimal or no due diligence has been performed.

Tier 3: Site is zoned for industrial or commercial development and use. Site has
minimal or no infrastructure. Due diligence including, among other things, a wetlands
survey with Army Corps of Engineers approval within the last five years, geotechnical
borings, boundary and topographical survey, cultural resources review, an Endangered
Species review, and a Phase | Environmental Site Assessment, has been completed.
Estimated costs of development have been quantified.

Tier 4: All infrastructure is in place or will be deliverable within 12 months. All permit
issues have been identified and quantified.

Tier 5: All permits are in place and the site is ready for a site disturbance permit from
the locality in which the site is located.

VBRSP Site Characterization Page 4



APPENDIX D

Preliminary Engineering Report for the
Middle Peninsula Regional Industrial Park


































































































































































































































































APPENDIX E

Spotsylvania County Comprehensive Plan
Future Land Use Map



Spotsylvania County
Future Land Use
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APPENDIX F

Stafford County Comprehensive Plan



Stafford County Comprehensive Plan

Chapter 3: The Land Use Plan

Land Use Concept

Figure 3.7.2-A provides a generalized land use concept plan to guide the future development of

the Courthouse Planning Area.
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