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Moran, Stahl & Boyer
E.M. Pemrick and Company

COMMUNITY FORUM ON ECONOMIC DEVELOPMENT

CHARLES CITY COUNTY, VA

DECEMBER 2014

AGENDA FOR COMMUNITY FORUM

• Current Situation

• Economic Development 101

• Preliminary SWOT Analysis

• Vision for 2025

• Economic Opportunities

• Input on Priorities

• Next Steps
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SITUATION: CHARLES CITY COUNTY

CHARLES CITY CO.
(16% STAY IN COUNTY)
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POPULATION: 1960 TO 2010
(Currently: ~7,200)

Median Age: 46 (U.S.=36.8)
Local Work Force: ~3,600

PRIMARY SEGMENTS OF THE

LOCAL ECONOMY

TOURISM

AGRICULTURE
NATURAL

RESOURCES

INDUSTRIAL
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32.8% 8.4%

8% 17.9%

THE COUNTY IS AT A CROSSROADS

• Population growth is essentially flat.

• Declining County revenues due to 
reduced tipping fees at regional 
landfill.

• Substantial portion of work force 
leaves the County for work.

• Heritage tourism is declining with less 
interest by next generation . . . 
historic homes used as wedding and 
meeting destinations.

• Limited new business growth.

• Very limited retail options and health 
services within the County.
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Resources (Real estate, labor, utilities, 
education/training, natural resources 
transportation, financing, etc.)

Level 1 ‐ Primary Industries                     
Employers that infuse money into the 
county from outside sources, such as:
• Tourism 
•Agriculture / Forestry / Fishing
• Manufacturing  

Level 2 ‐ Business Support Services 

Provide support service to the primary 
industries and consumer businesses 
located in the area

Level 3 ‐ Consumer‐Related Industries

•Retail  
• Health Care 
• Construction 
• Other Services

TYPICAL LOCAL ECONOMY

MS B&

• Jobs/Local Businesses 
• Overall Quality of Life
• Local Taxes
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Businesses that Provide On‐Going 
Jobs and Pay Taxes

• Manufacturing

• Warehousing/Transportation

• Offices for multiple segments

• Retail operations

• Hospitality

• Health care

Quality of Life Attributes

• Residential developments

• Schools

• Cultural/historic facilities

• Religious and other non‐profit 
organizations

Roads, Utilities and Government Facilities

All Facets of Agriculture and 
Natural Resource Industries.

Parks, Water, Wetlands, Forests 
and Other Natural Areas.

LAND USE: STRIKING A BALANCE

5MS B&



12/1/2014

4

LAND USE: STRIKING A BALANCE

Very Low Density 

Agricultural Land

Medium Density 

Residential 

Developments

Higher Density 

“Village” With Retail 

and Residential

(within a controlled 

area with green 

space)
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PERSPECTIVES OF DIFFERENT STAKEHOLDERS

Commuters Farmers

Small Business
Owners Workers RetireesRetirees

Service Providers

Local Government
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PRELIMINARY SWOT ANALYSIS

STRENGTHS/ASSETSSTRENGTHS/ASSETS CHALLENGES/ISSUESCHALLENGES/ISSUES

• Strategic location between 
Norfolk and Richmond

• Competitive cost structure

• Diversity of people

• Attractive natural environment

• Preserved historic assets

• Access to water (lakes/rivers)

• Undeveloped industrial land

• Prime agricultural land

•Limited retail/healthcare 
options

•Low population density

•Limited labor force and 
diversity of skills

•Proximity to I‐64 (~5 miles)

•Wetlands and flood plains

•Limited telecom, public water 
and sewer 

8MS B&

PRELIMINARY SWOT ANALYSIS

THREATS/ISSUESTHREATS/ISSUESOPPORTUNITIESOPPORTUNITIES

• Diversify/package tourism . . . 
particularly with hands‐on 
activities

• Leverage Virginia Capital Trail . . . 
increase local spending

• Develop retail in targeted areas

• Expand small manufacturing

• Build residential base in selected 
locations

• Competition from nearby 
counties

• Fear of sprawl may impede 
any growth opportunities

• Not reaching a “critical 
mass”

• Growth without too much 
traffic

• Failing to embrace a shared 
vision going forward
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• What types of local jobs do you want to have in the next five to ten 
years (2025)?

• What improvements in retail and healthcare services could we 
achieve in the next five years?

• What other improvements to the local economy should be made?

• What are reasonable options and goals?

ECONOMIC OPPORTUNITIES

10

Preserving what matters while building the jobs, tax base and services for the future.

MS B&

ECONOMIC OPPORTUNITY ~ TOURIST ATTRACTIONS AND ACTIVITIES

ServicesRetail

Restaurants

Lodging

Attractions
& Activities

Value to County/Residents
 Entrepreneurship (small businesses)
 Jobs for residents
 Tax revenues

Leveraging Existing Assets
 Historical, cultural and 

outdoor resources
 Natural beauty/scenery
 Virginia Capital Trail
 B&B’s
 Some water access points
 First winery being built

Potential Opportunities
 Arts and music events
 Birding activities/events
 Bike races/tours
 Microbreweries and wineries
 Experiential/hands‐on tourism
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ATTRIBUTES THAT ATTRACT VISITORS

Unique settings that 
are “authentic” 

12

Destination expectations vary by life style/stage and area of interest . . . 

. . . But there are some common themes.

Hands‐on experiences

Outdoor activities: 
biking, boating, 
birding, etc.

Meeting places 
with great food 
and beverages

A place to 
really learn 
something

Unique retail 
reflecting area 
cultures.

MS B&

OPTION #1: COURTHOUSE VILLAGE DEVELOPMENT
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DESCRIPTION
Niche/unique retail and restaurants and 
other venues

VALUE TO COMMUNITY
• Center piece/focal point for long range 
community development

• Leverages Capital‐to‐Capital Trail and 
other tourist traffic

• Enhances retail options for residents
• Provides jobs and business opportunities
• Increased revenues from property taxes

LAND USE/LOCATION
Utilize designated land within the 
Courthouse Village area.

MS B&
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COURTHOUSE VILLAGE DEVELOPMENT SITE

14

5

14

15

OPTION #2: AMPHITHEATER AT COURTHOUSE VILLAGE

DESCRIPTION
Install pre‐engineered amphitheater 
and host concerts and performing 
arts from late May to early October.

VALUE TO COMMUNITY
• Expand tourism options and drives 
visitors to Courthouse Village.

• Additional retail revenues and 
business opportunities for local 
residents

LAND USE/LOCATION
Utilize designated land within the 
Courthouse Village area.
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OPTION #3: FINE ARTS & CRAFTS CENTER

DESCRIPTION
Hands‐on opportunity to learn a 
Colonial art and craft.

VALUE TO COMMUNITY
• Arts enhancement for local 
residents

• Expand tourism options and 
drives visitors to Courthouse 
Village.

• Opportunities for local residents 
to learn crafts and sell their 
products locally and on the web.

LAND USE/LOCATION
Utilize designated land within the 
Courthouse Village area.

MS B&
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OPTION #4: ECOTOURISM

DESCRIPTION
Integrate tours/activities:

• VCU/Rice Marine Research 
Center 

• Harrison Lake National Fish 
Hatchery

• Birding activities 

VALUE TO COMMUNITY
• Expand tourism options and 
drives visitors to Courthouse 
Village.

• Educational experiences for local 
residents

LAND USE/LOCATION
No incremental land use

MS B&
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OPTION #5: AGRITOURISM

DESCRIPTION
Integrate tours/activities:

• Local wineries (tasting rooms)

• Spend a day at a farm (learn)

• Corn maze and other activities

VALUE TO COMMUNITY
• Expand tourism options and 
drives visitors to Courthouse 
Village.

LAND USE/LOCATION
No incremental land use

MS B&

ECONOMIC OPPORTUNITY ~ AGRICULTURE

MS B&

Services
Ag 

Tourism

Material 
Purchases

Farm Product
Processing

Farming
Activities

Value to County/Residents
 Sustains family farms
 Provides some jobs
 Input to tax base
 Enhances rural character
 Local purchases/services
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OPTION #6: NICHE AGRICULTURE

DESCRIPTION
• Organic foods
• Heritage/heirloom seeds
• Viticulture

VALUE TO COMMUNITY
Quality food and potential local 
brand recognition for specific crops

LAND USE/LOCATION
Farms designate portions of 
existing land for production

MS B&
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Services
Material 
Purchases

Manufacturing
Operations

DESCRIPTION
Production of high value parts 
and components

VALUE TO COMMUNITY
 Jobs for residents (potentially 

higher pay) 
 Input to tax base  (property and 

tool tax)
 Local purchases/services
 Critical mass to attract more business

LAND USE/LOCATION
Defined corridor along Rt. 106

Education & 
Training

ECONOMIC OPPORTUNITY ~ SELECTED MANUFACTURING
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INDUSTRIAL CORRIDOR

Roxbury
Industrial
Park

Regional
Substation

Regional
Landfill

Industrial 
Parcels

I‐64 
4 Miles

CHAMBERS RD

MS B&

Industrial 
Parcels
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OPTION #7: SMALL MANUFACTURING CENTER

Final Assembly of Equipment (OEM’s)
• Product / Process Design

• Final Assembly / Quality Assurance

• Marketing  / Sales / Service

Tier 1 Suppliers
(Major Components)

Tier 2 Fabricated Parts
(Plastics, Metals, Composites, 
Ceramics, Electronics, etc.)

Tier 3 Materials
(Metals, Fabric, Glass, etc.)

MS B&
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Biomaterials

Fibers

Metal Alloys

Polymers Glass &
Ceramics

Composites

Rapidly Evolving Use of Materials Radical New Processes: 3D Printing
(Additive vs. Subtractive Technology)

Less energy, less waste, less time, more customized.

TECHNOLOGY TRENDS: USE OF DIVERSE MATERIALS

25MS B&
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Proximity (30‐45 minutes)
• Labor resources . . . skills
•Quality of life/housing costs
•Business/R&D partners
•Airport access

Access to Primary Highway/Amenities
• Interstate access
•Restaurants/lodging/retail/services
•Business services

Site Conditions
•Overall size of site/lot sizes
•Options for future expansion
•Wetlands/flood plains/soil
•Utility capacity, cost, backup
• Zoning/adjacent site use
• Level of site readiness

Building
• Size/age/condition of structure
• Layout/types of space/flexibility
•Cost and buy vs. lease options

EVALUATION OF LOCATIONS/SITES FOR MANUFACTURING

26MS B&
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SCENARIO #8: DIVERSE RESIDENTIAL/RETIREMENT HOUSING

DESCRIPTION
Provide locations for multilevel 
retirement residents

VALUE TO COMMUNITY
• Jobs in construction, healthcare 
and other services

• Build base for additional 
healthcare and retail options

• Expand tax base

LAND USE/LOCATION
Designated service locations

MS B&
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OPTION #9: SMALL BUSINESS GROWTH
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DESCRIPTION
• Business support services
• Web store for marketing local 
products to tourists

VALUE TO COMMUNITY
• Entrepreneurial activity
• Jobs 
• Tax revenues

LAND USE/LOCATION
• Small footprint or home‐based 
businesses

• Locate in the Courthouse Village

MS B&

DEFINING OPPORTUNITIES
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What other 
ideas should 
we consider?
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PRIORITIZATION OF OPPORTUNITIES
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OPPORTUNITY JOBS TAXES STRATEGIC VALUE PRIORITY

1. Courthouse Village Focal point for retail/restaurants

2. Amphitheater Arts/music performances

3. Fine Arts & Crafts Center Attraction and quality of life

4. Ecotourism Attraction driving retail

5. Agritourism Attraction driving retail

6. Niche Agriculture Higher value farm products

7. Small Manufacturing Center Expands base/tool taxes

8. Residential/Retirement Center Potential healthcare expansion

9. Small Business Development Broad support for local business

10. 

11.

12.

MS B&

NEXT STEPS . . .
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1. Select options to expand/enhance local economy

2. Further research for each option (more details)

3. Develop plan to implement each option

4. Present to community

5. Refine and engage in implementation

MS B&
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THANK YOU FOR YOUR PARTICIPATION

32

THE LOCAL 
ECONOMY
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