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This market analysis is only one 
component of a larger process for 
developing the Marshall-Ridley 
Neighborhood Transformation 
Plan (“the Plan”). The process 
for developing this Plan included 
extensive community engagement, 
through dozens of focus group 
meetings, three public meetings, a 
needs assessment of 131 Marshall-
Ridley household residents, and 
a community survey of over 200 
residents. For this study, we 
combine the results of the needs 
assessment and community survey 
with a) stakeholder interviews 
with local business leaders, real 
estate developers and local market 
experts; b) panel discussion with 
city representatives on the history 
of housing, retail and commercial 
development in the area; and c) 
a two-day field survey of housing 
and retail development within the 
News/Hampton Roads market.
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Stakeholder Interviews
Atria Planning spoke with 16 stakeholders via 30- to 45-minute 
phone interviews. Overall, interviewees involved with the City 
or who were familiar with the area spoke very positively of 
Newport News and its potential. However, interviewees who 
have limited interaction with the neighborhood or downtown 
did not see as much potential for the neighborhood. 

Certain topics resurfaced repeatedly –notably crime and the 
opportunity for waterfront development. Many understood 
that the high poverty rate and concentration of subsidized 
housing poses a challenge for redevelopment, but did see 
opportunities in the neighborhood’s location near jobs and 
the waterfront. Through these conversations, crime was 
mentioned 28 times, again indicating that the stigma of the 
neighborhood as a high crime area (even though it has a 
comparable crime rate to many other areas of the city) has 
more to do with a misperception that must be overcome 
through rebranding combined with new investment. This is 
already happening at Brooks Crossing, the new mixed-use 
shopping area located along Jefferson Avenue in the northern 
portion of the neighborhood.

Panel Discussion
In February 2017, Atria Planning met with representatives 
from the City to discuss the history of the neighborhood and 
redevelopment potential. Included in these discussions were 
representatives from City Planning, the Redevelopment and 
Housing Authority, Economic Development, and Community 
Development. Following is a summary of these discussions:

Redevelopment Areas: The city is largely developed (94%) 
and there are very few older buildings to rehabilitate through 
historic tax credits or large parcels to build on. There are four 
critical redevelopment opportunities in the city: Lee Hall/
Endview; the former City Farm location; the former Chase Bag 
site; and Harbor Homes/Dickerson Courts (located in the CNI 

community). The latter site is a 40-acre parcel of land that 
was formerly public housing. 

Harbor Homes/Dickerson Court has redevelopment potential 
for commercial or warehouse use, but not housing due to 
its proximity to two coal fields within the industrial area of 
downtown, which creates an environmental hazard.

Public and Subsidized Housing: The neighborhood 
has a high concentration of public housing, Project-Based 
Section 8, and other subsidized housing. To the south, the 
neighborhood has The Tower, a 100% senior living Project-
Based Section 8 development located on the waterfront that 
is being refinanced for another 15-year term. 

Industries: The neighborhood includes a “working water-
front” where more than 1,000 workers are employed in the 
fishing industry. The Seafood Industrial Park includes fishing, 
seafood processing, and marine repair and support services. 
There is potential for more retail associated with seafood. A 
small market opened in early 2016.

The shipyard is building a 100,000 square foot, four-story 
office building in the northern portion of the CNI community 
along Jefferson Avenue associated with the Brooks Crossing 
Development Project. This building will provide work space 
for 600 professional employees. At the ground level, 10,000 
square feet will be leased to the City’s Economic Development 
Authority for STEM (Science, Technology, Engineering and 
Mathematics) training and administrative functions, 5,000 of 
which will be used for workforce development and training.

More than 20,000 workers are employed by the Huntington 
Ingalls Shipyard less than two miles away in the City’s downtown.

Sustainable Economic Growth: The Shipyard is investing 
$1 billion in new infrastructure and intends to hire approxi-
mately 10,000 new workers over the next ten years due to the 
retirement of current workers. Based on wage statistics for 
the Shipyard, the positions pay living-wage salaries, increa- 
sing the number of new potential homeowners and residents 
in proximity to the target site.

Retail: The neighborhood has experienced recent investment 
in new retail. Brooks Crossing mixed-use development project, 
located in the northern portion of the neighborhood, has 
a new grocery store, a beauty supply, a Dollar Store and a 
childcare facility.

Both downtown and the target neighborhood have limited 
retail services and restaurants. For the 30,000 workers in 
downtown, they either bring their lunch, eat on-site or leave 
the area for any options beyond Subway and McDonald’s. The 
shipyard workers only receive half-hour lunches, so going to 
a restaurant would be a challenge. Therefore, food trucks are 
popular for many of these workers. 

44 |     Newport News Market Study Report



Homeownership: Christopher Shores is an established, 
historically African American neighborhood located east of 
The Tower, along the waterfront. The homes on the waterfront 
have riparian rights and have the highest assessed value in 
the Southeast community.

Environmental issues: There are three brownfield sites 
in the neighborhood, but none are superfund sites. Concern 
with air pollution in the form of coal dust from the coal 
yards on the west side of Interstate 664 was a factor in the 
demolition of the former Harbor Homes/Dickerson Courts 
public housing the decision to pursue non-residential uses 
on these sites in the future. Some residents have identified 
noise and odors from the industrial uses in the southern area 
of the neighborhood as a concern. The Seafood Industrial 
Park and associated businesses are generally buffered from 
residential uses. 

Community Groups: Faith based organizations are 
abundant in the neighborhood. Many, however, are non-
resident parishioners who drive in on Sundays. There is a 
strong alumni base for Huntington High School present 
and active in the neighborhood, particularly its athletics 
department.

Recent development in/around area: The downtown 
area and the Marshall-Ridley Choice Neighborhood have seen 
new housing investment in recent years. In downtown, the 
Shipyard and the City have supported the development of 
a market rate and workforce (LIHTC) housing development, 
including housing for entry-level technical workers (Apprentice 
School Apartments) and housing for 280 sailors at Homeport 
Hampton Roads, a Navy housing community. In the Marshall-
Ridley Choice Neighborhood, the Redevelopment and Housing 
Authority has demolished more than 1,000 public housing 
units, and rehabbed or built more than 120 new homes for 
ownership within the neighborhood.

Other Challenges: Based on discussions with local 
representatives, many of the challenges originate from 
misperceptions about the area and political mistrust that 
goes back decades for many residents. According to these 
conversations, there may be a perception amongst residents 
that the City does not have the community’s best interest 
at heart. 

Conversely, many residents and business owners who live 
outside the area see it as a high-crime area (which was once 
true, but is no longer the case) and consider crime as the 
greatest deterrent for reinvestment.

The Southeast community is also viewed as disconnected 
from the downtown area. This is due to the physical barriers 
that separate the neighborhood from downtown, including 
the CSX railroad tracks and interstate overpass. While it may 
only be one mile from downtown, it “feels” further away. This 
may be exacerbated in the future by a proposal to widen 
I-664 by two lanes that would ultimately run along the edge 
of the neighborhood.

Other Opportunities: The Marshall-Ridley Choice 
Neighborhood has cultural assets that it can build upon to 
create a greater sense of identity. This includes the Moton 
Theater, waterfront, and the Jefferson Avenue Commercial 
Corridor. The neighborhood is also a HUB Zone with a defined 
connector to downtown via the 28th Street corridor.
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