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Northampton County, Virginia Town of Nassawadox, Virginia
2010 2020 2010 2020

Wholesale trade 7.1% 4.7% 7.5% 6.1%
Retail trade 8.0% 13.4% 5.9% 9.7%
Transportation and 4.7% 4.4% 0.0% 0.0%
warehousing, and utilities
Information 0.7% 1.3% 0.8% 0.0%
Finance and insurance, and 4.5% 3.2% 1.6% 5.6%
real estate and rental and
leasing
Professional, scientific, and 6.1% 7.0% 0.0% 71%
management, and
administrative and waste
management services
Educational services, and 26.1% 24.9% 34.4% 26.0%
health care and social
assistance
Arts, entertainment, and 9.0% 9.7% 16.6% 1.5%
recreation, and
accommodation and food
services
Other services, except public 4.1% 2.8% 11.5% 1.5%
administration
Public administration 3.5% 7.5% 4.3% 8.7%
Total Employment 100% 100% 100% 100%

Source: US Census Data

1.4 Market Context

Strong locational factors are an essential foundation to successful real estate redevelopment. Therefore,
an understanding of these factors can help prioritize both public and private investments that will catalyze
redevelopment of the Subject Site.

Figure 1-2 shows the location of the subject property in relation to existing commercial development in the
town of Nassawadox as well as traffic volumes along roadways. Within a block of the subject property,
there are eight commercial properties totaling more than 100,000 square feet of space. Five of the
buildings are currently vacant; most had been, until recently, occupied by medical uses. The closure of
Shore Hospital and many nearby medical uses has reduced traffic volumes along Hospital Road to 1,300
vehicles per day.

Further eastward closer to the intersection of Lankford Highway (US-13) and Rogers Drive there is a
concentration of older and newer commercial buildings that serve as the retail center of Nassawadox.
This area currently contains about a dozen businesses, including a restaurant, gas station/convenience
store, art supply shop, independent insurance agents, funeral home, lumber supply business, a garden
center, and a US Post office. In total, these businesses occupy roughly 25,000 square feet of space. Most
of these businesses have direct access to or visibility from Lankford Highway, which has approximately
13,000 vehicles per day.

Also shown on the map is the outline of a 32-acre site that is currently for-sale for $499,000. It is located
on the west side of Lankford Highway. According to the current listing agent, several businesses have
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looked closely at the site for both retail and housing development. However, the property still remains for
sale.

Figure 1-2: Existing Commercial Development Proximate to Subject Property
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Figure 1-3 shows the distance from the subject property to the two main population centers in
Northampton County and the nearest major metropolitan areas in the mid-Atlantic. Exmore has about
1,500 permanent residents and is 4.5 miles north of Nassawadox. Meanwhile, Cape Charles has just over
1,200 permanent residents and 17.5 miles south of Nassawadox. The closest major metropolitan area is
the Hampton Roads, which has 1.8 million people and is 55 miles south of Nassawadox. Other major
metros within 200 miles of Nassawadox are Richmond, Washington-Baltimore, and Philadelphia-
Wilmington. These areas have a combined population of nearly 17 million.



Figure 1-3: Distance to Local and Regional Population Centers




2.1 Site and Community Context

On the site there are several existing structures, including the 130,000-sf vacant hospital building,
Riverside Eastern Shore Family Medicine building, a small warehouse, and two residential structures. In
addition to being in the groundwater Aquifer Recharge Area, the site contains 18,000 gallons of diesel
and kerosene underground storage tanks (3) (Town of Nassawadox Comprehensive Plan, 2000).
However, recent reports from the Virginia Department of Environmental Quality identify those storage
tanks as being “inactive”. There is an existing wetland located directly north of the site that feeds into
Warehouse Creek located less than 2 mile west of the site along Franktown Road (see Figure 2-1
below).

Figure 2-1: Existing Wetland
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According to the Nassawadox Comprehensive Plan, all soils in Nassawadox are either hydric or highly
permeable, with a depth to groundwater of 0-36 inches. Highly permeable soils are identified as extremely
susceptible to pollutant leaching and have a high potential for groundwater pollution. Hydric soils are
primarily wet and poorly drained. The site is primarily comprised of a highly permeable soil (Munden
Sandy Loam) and a hydric soil (Nimmo Sandy Loam) is identified on the eastern portion of the site (see
Figure 2-2 below).



Figure 2-2: Existing Soils
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Table 2-1: Building Site Development Limitations Summary

Soil Type Dwellings Dwellings With | Small Septic Systems | Roads

Without Basement Commercial

Basement Buildings
Munden Sandy | Moderate: Severe: wetness | Moderate: Severe: wetness | Moderate:
Loam, MuA wetness wetness wetness
Nimmo Sandy Severe: wetness | Severe: wetness | Severe: wetness | Severe: wetness | Severe: wetness
Loam, NmA poor filter

Source: Town of Nassawadox Comprehensive Plan, 2000




Table 2-2: Northampton Site Summary

Tax Lot Identification Numbers 21A1-A-46
Address 9507 Hospital Avenue, Nassawadox, VA 23413
Site Size 17.926 acres
Jurisdiction Nassawadox, Virginia
Zoning C-0, Commercial-Office
Nassawadox Comprehensive Plan Future Land Use | Commercial Office
Designation
Soils Munden Sandy Loam, MuA
Nimmo Sandy Loam, NmA
Groundwater Aquifer Recharge Area

The site is surrounded by a single-family residential property to the east and west, commercial/medial office
uses to the south, and large tracts of undeveloped land to the north. Highlighted below are the existing
health care facilities near the site (see Table 2-3 below).

Table 2-3: Nearby Healthcare Facilities

Business Industry Type Address
Nassawadox Rehabilitation and Educational services, and health 9468 T-681, Nassawadox, VA
Nursing care and social assistance 23413
Rayfield’'s Pharmacy Educational services, and health 9502 T-681, Nassawadox, VA
care and social assistance 23413
Fresenius Kidney Care Educational services, and health 9550 T-681, Nassawadox, VA
Nassawadox care and social assistance 23413
Riverside Shore Surgical Associates | Educational services, and health 10111 Rogers Dr, Nassawadox, VA
care and social assistance 23413

Figure 2-3: Nassawadox Rehabilitation and Nursing Facility
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2-4: Riverside Shore Surgical Associates

The existing on-plot water supply system served the former hospital and some of the adjacent parcels,
including the dialysis facility and Heritage Hall, the nursing home across the street. The system includes
one well serving a water tower, another well for back-up, and water storage tanks. Historically, water
pressure was low on the upper floors of the hospital.

Ground water is generally available in the area. Water supply is not likely to be a constraint under a
redevelopment or intensification scenario at the hospital. Data on water quality are, however, unavailable
at this time.

Prior to hospital closure, the pipes at the well head exhibited some corrosion. The system was functioning
adequately but was in need up maintenance and perhaps upgrading. It is likely that the system has
experienced some deterioration since the closure of the hospital. The engineering firm Bowman was hired
in 2017 to prepare a study of options for water system improvements. As part of this feasibility study, we
requested a copy of the study but have not received it.

2.2. Existing Plans and Zoning Regulations
Northampton County’s Comprehensive Plan 2040

The Comprehensive Plan is the County’s primary long-range planning document that establishes local
policy relating land use, transportation, and public facilities. The Comprehensive Plan’s Future Land Use
Map designates the site as Town, which signifies that Nassawadox has zoning authority. Therefore, the
future land use is determined at the local jurisdiction and not Northampton County. However, the
Comprehensive Plan does designate the Town of Nassawadox as a preferred development area for
future growth in the County.



Nassawadox Comprehensive Plan (2000)

Nassawadox’s Comprehensive Plan (2000) plans Future Land Use Map designates the property as
Commercial Office (C-O). This land use category is intended to promote the health services industry and
commercial development within Town limits. The Comprehensive Plan states, “land uses are to be
consistent with the needs of the community in promoting the health services industry and providing the
flexibility to provide economic growth. Such land uses would include medical offices/complexes,
expansion of the hospital or nursing home facilities, pharmacies and other lands uses related to the
health services industry.”

2.2.1 - Property Zoning & Allowable Land Uses

The Northampton County site is subject to the Town of Nassawadox Zoning Ordinance (1993) which
establishes the allowable land uses and development standards for the town of Nassawadox. The site is
located within the Commercial-Office (C-O) District, which is intended to promote health and professional
service industries by providing appropriate locations for health service-related commercial activity and
professional services.

The following table (Table 2-4) summarizes the allowable uses within the C-1 zone as they relate to the
preliminary reuse ideas for the Northampton site. The following table focuses on open space, mixed-use,
and community services — see the Code for additional land uses. Uses listed as “permitted” (P) are
allowed in the zone, whereas uses listed as “conditional” (S) require a special use permit. Special Uses
are normally allowed on a case-by-case basis including compatibility provisions and require a public
hearing before the Planning Commission. Uses not listed as permitted principal or permitted accessory
uses require determination by the Zoning Administrator.

Table 2-4: Allowable Land Uses Summary

P = Permitted
S = Special Exception Current Zone
Blank = Not Allowed

C-0O Zoning District
Land Use <
Medical offices and complexes, P
pharmacies, and all uses
Professional offices P
Ambulance services P
Public utilities: Poles, lines, P

transformers, pipes, meters, and
similar facilities; water and sewer
distribution lines

Drainage, erosion, and flood control P
devices

Condominiums P
Educational institutions, public and P
private

Hospital medical centers S
Nursing homes S
Day care centers S
Multi-family housing, up to four units S
per building

Public Utilities S
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2.2.2 — Development Standards

The following table (Table 2-5) summarizes the development standards for the C-O zone as they relate to
the preliminary reuse ideas for the Northampton site. This table focuses on residential, open space,
mixed-use, and community services.

Table 2-5: Development Standards Summary

Current Zone
Standards c-0
Minimum Lot Size None required
(min.)
Minimum Lot Width 100 ft
Setbacks Primary Accessory
From U.S. Route 13 100 ft 100 ft
From other roads None None
Rear yard None* None*
Side yard None* None*
Shoreline 75 ft None
*Except where a permitted use abuts a residential district where the
requirement will be 25 feet for side yards and 35 feet for rear yards.

Chesapeake Bay/Atlantic Ocean Preservation Area Overlay District

The property is located in the Chesapeake Bay Preservation Area, Resource Management Area for
Northampton County. This zone is intended to protect water quality, prevent pollution, and reduce existing
pollution in the Chesapeake Bay and Atlantic Ocean and consequently the quality of life of residents in
Nassawadox, Northampton County and the State of Virginia. See specific standards below:

o Use Regulations. Permitted uses, special permit uses, accessory uses, and special
requirements are established by the underlying zoning district.

e Lot Size. Lot size is determined through the requirements of the underlying zoning district,
provided that any lot shall have sufficient area outside the RPA to accommodate an intended
development, in accordance with the performance standards.

e Redevelopment Areas. The zoning code states that areas designated as redevelopment areas
shall comply with all erosion and sediment control requirements and the performance standards

for redevelopment.
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This section summarizes key findings and conclusions regarding the market and economic conditions
related to the potential redevelopment of the former Shore Hospital site. Findings from the analysis were
used to inform project stakeholders throughout the planning process of the potential to prioritize and/or
implement elements of the final plan based on their market and economic feasibility.

3.1.1 Site Strengths
o 15-acre site is large enough to accommodate a variety of development types.
e Property owner is very supportive of redeveloping the site.
e Located within an Enterprise Zone, which increases the potential for outside investment.
e Sewer and water availability.
¢ Cluster of vacant medical buildings located near the site represents opportunity for new uses.

e Site is within 3-hour drive of four major metro areas with a combined population of nearly 20
million.

¢ Nearby site with over 30 acres for-sale, if developed, may be catalyst opportunity for subject
property.

3.1.2 Site Challenges

e The subject site does not have direct access to or is visible from US Hwy 13 (Lankford Hwy),
which is the primary roadway for Northampton and Accomack counties.

e Subject site is four miles from Exmore, which is the primary commercial center for Northampton
County. This distance limits the potential to support larger retail uses that would serve a
population that lives beyond the Nassawadox area.

o Cluster of vacant medical office buildings may enhance the perception of blight in the
neighborhood surrounding the subject property.

3.2 Demand Drivers

Given the size of the Subject Property and the likely need to phase development over many years,
macro-level data was gathered and analyzed in order to better understand the demographic trends that
impact demand for new development in Nassawadox and Northampton County. As discussed in Section
1, Northampton County has a resident population of just under 12,300, according to the 2020 US Census.
Since 2000, the county’s resident population has declined over -6%. The resident population in
Northampton County is significantly older than that of the state.

3.2.2 Household Characteristics

The proportion of households that own their housing in Northampton County is about 65%, which is
nearly the same as the statewide ownership rate. However, household incomes in the county are much
lower than statewide incomes. This is not surprising since Northampton County is mostly rural and does
not an employment base with high paying jobs typically found in large urban areas.

The housing stock in Northampton County is dominated by single-family homes. Over 90% of owner-
occupied units and nearly 60% of renter-occupied units are single-family homes. This is a very high
percentage, especially among renters. Although higher proportions of single-family housing are common
in rural communities, it does affect the overall affordability of housing because single-family homes tend
to be larger and have more land than most multi-family types of housing.
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Housing in Northampton County tends to be older than what is found in other parts of the state. Over-
thirds of the housing stock in the county is more than 60 years old. Although older housing is the most
common type of natural occurring affordable housing, it is also means a significant proportion of the
housing stock is at risk of deferred maintenance.

Table 3-1: Household Characteristics

——————— Owner Households -------  —-- Renter Households —---
Northampton Northampton
County Virginia County Virginia
% Owners/Renters 65% 66% 35% 34%
% HH Inc <$50k 42% 26% 70% 51%
% HH Inc $50k-$99k 32% 29% 24% 30%
% HH Inc $100k+ 24% 46% 6% 19%
% Single-Family Unit 92% 80% 58% 28%
% Units 60+ yrs old 34% 19% 36% 21%
Avg HH Size 2.15 2.67 2.44 2.48

Source: US Census
3.2.3 Housing Occupancy

Although Northampton County’s resident population declined over -6% between 2000 and 2020, the
percentage of housing units increased 12.5% during this time. This is likely related to the county’s very
high percentage of vacant 2" Homes and Other Homes, which mostly consist of short-term rentals (e.g.,
Air BnB). Combined, these two categories account for over 27% of all homes in the county compared to
only 6.4% of all homes statewide. This means a very large percentage of homes in the county are not
available to households that want to live permanently in the area.

Table 3-2: Housing Occupancy

Northampton

County Virginia

2020 Housing Units 7,364 3,596,100
Change 2000-2020 12.5% 24.0%
Owner Occupied 45.1% 60.2%
Renter Occupied 26.8% 30.1%
Total Vacant: 28.1% 9.7%
Vacant - For rent 0.0% 2.2%
Vacant - For sale 1.0% 1.1%
Vacant - 2nd Home 12.1% 2.2%
Vacant - Other 15.0% 4.2%

Source: US Census
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3.3 Housing Market Analysis

3.3.1 2022 Housing Study

In 2022 the Accomack-Northampton Planning District Commission conducted a regional housing study for
the Eastern Shore of Virginia. The study evaluated the existing housing stock for its age, condition, style,
tenure, and costs, and then compared that against the needs of the existing household base (e.g., age,
income, size, and family structure) to determine any significant mismatch/gaps and best to overcome
those supply issues.

The conclusion was that there is a substantial lack of supply for
housing throughout the region for all income levels regardless
of tenure (i.e., own or rent). The key barriers to increasing
hosing supply were identified as followed:

e Regulatory issues, such as restrictive zoning.

e High construction costs due to land prices and
shortages of materials and labor.

o Demographic changes, in particular an aging
population and forecasted declines in younger age
groups.

e Landlord issues.
¢ Inadequate or poor infrastructure.

e Limited resources to cover construction/affordability
gaps. —

3.3.2 Housing Development

Figure 3-1 shows the number of housing units that have been permitted for construction in Northampton
County between 2000 and 2023. Cape Charles was excluded from the numbers because of recent a
construction boom that has been concentrated within the city limits. The chart shows strong development
of single-family homes during the early- and mid-2000s. After the 2008-10 recession, housing
construction remained very low until 2020, though current development rates are still one-half to one-third
of the rate of growth from 20 years ago.

Development of multi-family development has been even more sluggish. There have not been any multi-
family units permitted for construction in Northampton County outside of Cap Charles since 2003.
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Figure 3-1: Northampton County Housing Permits by Type (Excluding Cape Charles)
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3.3.3 Multi-Family Market Conditions

A review of existing multi-family rental properties in Northampton and southern Accomack counties was
conducted to learn about the range of options, pricing, and availability to residents. Below is a breakdown
of the supply:

e 19 properties with a total of 600 units.
e Five properties have 40 or more units.
o Two properties are age-restricted (i.e., seniors) with a total of 134 units.

e 11 properties are income-restricted with a total of 451 units. [Includes the two age-restricted
properties.]

e 8 properties are market rate with a total 149 units. One property that is a recent renovation of
motel accounts for 101 units or 75% of all market rates units.

Figure 3-2 shows the vacancy and rent trends since 2013 for the market rate rental units in Northampton
and southern Accomack counties. After declining consistently since 2016, the vacancy rate is currently
below 1%. When vacancies are this low, it indicates a severe shortage in housing. The lack of available
units for rent has resulted in consistent rent increases over the last 10 years. Currently the average
asking rent per square foot is over $2.75. Such low vacancies coupled with high rents often has impacts
the local labor market as many younger households and low-wage workers are unable to find adequate
housing.
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Figure 3-2: Market Rate Rental Vacancy and Rent Trends 2013-2023
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3.3.4 Housing Market Findings

There is a severe shortage of housing for all types and price points. Key issues and barriers to improving
housing choices are:

e Lack of new housing construction, especially in northern Northampton County.

e The second home market, either for seasonal/recreational use or short-term rentals, has bottled
up a lot of potential supply for permanent residents.

e Limited economic opportunities, dominated by lower-wage jobs (i.e., service workers), has driven
down incomes and the ability to pay for housing.

e A population base with a high proportion of older and/or retired adults also contributes to low
turnover and the ability of younger households to access housing.

3.4 Retail Market Analysis

This section addresses the condition of the retail market in Northampton County and southern Accomack
counties and the potential of the Subject Property to capture current and future retail demand.

3.4.1 Retail Market Overview

e 129 existing properties.

e 824,000 total square feet.

e 27,000 square feet built since 2005 (3.2% of total).
Important retail districts:

Downtown Cape Charles

e 28 properties, 160,000 square feet
Lankford Hwy and Hwy 184
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e 7 properties, 76,000 sf
e Food Lion, Dollar General, McDonald’s

Exmore

e 44 properties, 410,000 sf
e Food Lion, Walgreens, Ace Hardware, McDonalds, Dollar General, Family Dollar

3.4.2 Retail Market Conditions

Average rent per square foot for retail space in Northampton and southern Accomack counties has
generally oscillated between $6 and $10 per square foot over the last 10 years. Despite recent inflation,
asking rents for retail space have not appreciably increased.

Figure 3-3: Retail Rent Trends — Northampton and Southern Accomack Counties
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The retail vacancy rate differs significantly depending on where you are in Northampton County. In the
northern part of the county, where the Subject Property is located, several large vacant spaces have
resulted in an overall vacancy rate around 22%. In the southern part of the county, vacancy has been at
or below 1% since 2019.
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