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EXECUTIVE SUMMARY1
The Marshall-Ridley Choice Neighborhood is a historic African 
American community located adjacent to downtown Newport 
News. Founded in the mid-19th Century as a southern port 
city, it has an economy and culture rooted in water, including 
fishing, manufacturing, and shipbuilding.

Like many older neighborhoods, the once vibrant middle 
income community experienced decline in the latter part of 
the 20th century, leading to disinvestment, unemployment, 
and a concentration of public housing.

In January 2017, the City of Newport News contracted with 
Atria Planning LLC (Atria) to conduct a market analysis for 
the Marshall-Ridley Choice Neighborhood. The purpose of 
this study is to quantify the development potential for new 
housing units, stores, restaurants, and commercial space 
over a ten-year period to support long-range neighborhood 
planning efforts. Additionally, the study recommends certain 
types of housing, retailers, and commercial uses that make 
sense in the neighborhood under existing and foreseeable 
conditions which complement HUD’s Choice Neighborhoods 
Initiative goals and objectives. 

Atria approached the study using a combination of 
quantitative analysis (e.g. demographic and economic 
statistics, forecasting, and supply-demand modeling), and 
qualitative analysis (stakeholder interviews and field surveys) 
to develop the following key findings of this study:

Housing

 y Based on expected population growth and the housing 
demand model, the Marshall-Ridley Choice Neighborhood 
can support between 901 and 2,025 new rental units, and 
between 266 and 626 new homes for ownership over the 
next ten years.

 y During the first five years, the greatest demand will be 
among renters earning less than 50% of Area Median 

Income (AMI), with some demand for workforce rental 
housing and moderately priced homes for sale.

 y In the following five years, assuming the neighborhood 
continues to attract new jobs and investment, the 
neighborhood should be able to support a higher 
percentage of moderate and middle income owners and 
renters.

Retail

 y Significant demand exists for neighborhood stores and 
services, particularly restaurants and personal care stores 
(e.g. nail salon, barber shop). Based on stakeholder 
interviews, crime is the greatest deterrent in attracting 
new retailers.

 y There is limited demand for “big box” stores and other 
large retailers. There are roughly 30,000 cars passing 
the neighborhood per day along I-664, which is too low 
to attract most large retailers. The greatest opportunity 
for attracting visitors from outside the area is through 
a unique retail and/or entertainment development, 
which may include a public-private development like 
a fish market, entertainment/recreation complex, or 
museum.

Office/Commercial

 y Based on projected job growth and existing supply of 
office space, there is limited demand for new office space 
in the area. New office development will likely be built 
to suit the needs of a tenant trying to move to the area.

 y However, the area is well-suited for new industrial/ 
warehouse development, particularly a hybrid of industrial 
and retail uses. This can include flex space (where any 
combination of warehousing, light manufacturing, retail 
and office space can be combined under one roof) and/ 
or a business incubator.
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The City of Newport News, along with the regional MSA, 
indicates a stable and moderately growing economy, with 
unemployment rates comparable to the national average. The 
top industries in the region include Manufacturing (notably 
the Shipyard); Retail Trade; and Health & Social Services.

The Marshall-Ridley Choice Neighborhood is ideally 
situated within two miles of more than 30,000 jobs which 
are predominantly "living wage," including higher paying 
manufacturing and administrative jobs. However, more than 
a quarter of the 2,500 neighborhood residents who work 
commute to "service sector" jobs like food service and retail 
north of the area. Job training and local hiring programs 
would have a significant, positive impact on neighborhood 
residents.

The following are several key indicators regarding the 
neighborhood and regional economy:

 y Of the neighborhood's workers, 19% walked to work, which 
is six times higher than the regional average.

 y With water, rail and freeway access, the neighborhood is 
well-suited for industrial and warehouse uses.

 y Unemployment is twice as high in the neighborhood than 
the region (11.4% compared to 5.1%).

 y The neighborhood is within two miles of more than 30,000 
“living wage” jobs in manufacturing, technical/scientific, 
and government industries.

 y The Shipyard is expected to hire 10,000 new workers over 
the next decade to address turnover.

 y Manufacturing is expected to remain in Newport News, with 
the Shipyard investing $1 billion in facility improvements.

 y Commercial fishing, fish processing, service sector, and 
government services are significant industries for the 
neighborhood’s residents.

DEMOGRAPHICS

Key Statistics
Some degree of income diversity: While more than half 
the residents are “very low income” (earning less than 
50% AMI), one in three residents is moderate or middle 
income.

But most households earn little: The median income is 
$20,600, nearly three times less than the regional income, 
and 50% of residents live below the poverty line.

Moderately educated: Although educational attainment 
is lower than the regional average, most residents (79%) 
have at least a high school degree.

Families with children: 39% of households are families 
with children, significantly higher than the region. 30% 
of all households are female-led families with children.

Single adults: One in three households are people living 
alone.

Housing Troubles: Neighborhood residents are four times 
more likely to live in overcrowded conditions, and two 
times more likely to live in inadequate conditions (lacking 
basic plumbing, usable kitchens, or with a working phone).

A walking neighborhood: One in five neighborhood 
workers walks to work, six times greater than the regional 
average.

For demographic data, the Marshall-Ridley Choice 
Neighborhood is defined as Census Tracts 301.00 and 
304.00.
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Income

Age

Education

Walk to Work

37%

31% 21% 7%

3%

19 and Under 20-34 35-59 60-74 75 and Over

2.8% 2.4% 3.0% 4.2%

19%

US VA Region Newport News Ridley Place Neighborhood

Under $25K

4%5%10%24%37%

$25K-$50K $75K-$100K

$50K-$75K Over $100K

No high school

6%4%21%48%22%

High school or equivalent Associates degree

Some college

Bachelors 
degree or 

higher

Source: American Community Survey, 2011-2015
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ECONOMY
Map 2: Where Shipbuilding Workers LiveMap 1: Where Government Workers Live

Marshall-
Ridley

Newport  
News

Virginia Beach 
Norfolk-Newport 

News MSA
Virginia US

Population 16 years and over 5,796 142,696 1,351,489 6,531,424 248,775,628

In labor force 61.99% 69.51% 67.49% 66.43% 63.90%

Civilian labor force 54.38% 64.00% 62.22% 64.76% 63.49%

Employed 43.03% 57.83% 57.07% 60.27% 57.66%

Unemployed 11.35% 6.16% 5.14% 4.49% 5.83%

 Armed Forces 7.61% 5.51% 5.28% 1.66% 0.41%

Not in labor force 38.01% 30.49% 32.51% 33.57% 36.10%

Table 1: Employed Population

Source: US Census American Community Survey,2010-2014
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Stakeholder Conversations

To assess perceptions and attitudes that influence investment 
decisions, Atria Planning conducted phone interviews 
with 24 key decision-makers in the Marshall-Ridley Choice 
Neighborhood and larger community, including local 
businesses, real estate experts, community leaders, and 
economic development professionals.

The most commonly mentioned positive aspects of the 
neighborhood, in terms of attracting new development, were 
the new Brooks Crossing retail development, proximity to 
the waterfront, the strength of the community, historical 
and cultural assets, and the neighborhood’s accessibility via 
freeway and rail lines.

The most commonly mentioned weakness, in terms of 
investment, was the perception of crime. Other challenges 
mentioned were the concentration of poverty, school quality, 
and the declined maintenance of the area.

Overall, we heard that the neighborhood has gaps in 
employment opportunities, services such as pharmacies, 
daycare, and job training, and would benefit from better 
quality housing, reduced crime, and diversification of incomes.

Several participants mentioned the importance of forging a 
connection with Downtown Newport News, particularly the 
Shipyard, the need for more income diversity, and that the 
neighborhood's location along the highway is ideal for light 
manufacturing and flex industrial space.

Housing Profile
The Marshall-Ridley Choice Neighborhood is in the historic 
Southeast Community just east of the downtown area. As 
such, most homes are older than much of the housing stock 
in the rest of the region (pre-1970), and includes a variety 
of styles like bungalows, ranches, and four-square colonials 
within a traditional neighborhood setting.

The neighborhood experienced population decline in the 
latter part of the 20th century, as many families who could 
afford to move to the suburbs did. At the same time, the 
neighborhood saw an increase in new subsidized apartments 
and public housing. This resulted in a sharp rise in low income 
renters and fewer moderate and middle income homeowners.

However, there are still pockets of moderate and middle 
income homeowners, including Christopher Shores, a historic 
middle and upper income black community.

In recent years, Newport News and its partners have 
demolished two deteriorated public housing sites, are in the 
process of rehabilitating two others, and have developed 
more than 130 new homes on vacant lots for moderate and 
middle income households.

Additionally, developers have constructed workforce rental 
housing adjacent to the Marshall-Ridley Choice Neighborhood, 
indicating growing interest in bringing new housing near 
Newport News' job center.
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Neighborhood in Context
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Housing Demand
As part of the market analysis, we estimate the demand for new 
housing units in the next ten years, between 2017 and 2027. This is 
calculated based on three factors: supply (how many units are currently 
available for new households); demand (how many new households will 
move into the area); and capture rates (how many of those households 
will move into the Marshall-Ridley Choice Neighborhood).

First Phase - High And Low

The estimated housing de mand model for the Marshall  Ridley 
Choice Neighborhood distinguishes between the first five 
years (2017 to 2021) and the latter five years (2022 to 2027).

The reasoning behind this distinction is that under current 
conditions - high concentration of subsidized housing, limited 
retail services, and the perception of high crime - attracting 
middle income families to move into the area may be a 
challenge.

However, there are clear signs current conditions will change 
in the near future. The City has made substantial street 
improvements along Jefferson Avenue anchored by a retail 
center, new police station, and new housing, and in the 
coming two years, will also have a 100,000-square foot office 

building with professional workers from the Newport News 
Shipyard and a training center.

Therefore, the demand model assumes in the first five years, 
new residents will be comparable to existing neighborhood 
residents in terms of income diversity, and in the following 
five years, new residents will be more socio-economically 
diverse, similar to residents within the Primary Market Area.
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Rental Units, 2017-2021

<30% AMI 30% - 60% AMI 60% - 80% AMI >80% AMI Total

1 BR 82 49 15 24 170

2 BR 73 54 14 26 167

3 BR 47 23 10 11 91

4 BR 17 2 4 0 23

Total 218 128 43 62 451

Income Distribution 48% 28% 10% 14% 100%

Rental Units, 2022 - 2027

<30% AMI 30% - 60% AMI 60% - 80% AMI >80% AMI Total

1 BR 45 52 29 65 191

2 BR 34 42 25 60 160

3 BR 18 21 13 31 84

4 BR 4 4 3 5 16

Total 101 118 70 161 450

Income Distribution 22% 26% 15% 36% 100%

Homes for Purchase, 2017-2021

<50% AMI 50% - 80% AMI 80% - 100% AMI Median Income + Total

1 BR 9 1 1 1 13

2 BR 19 6 5 10 40

3 BR 11 13 9 27 60

4 BR 1 5 4 10 20

Total 40 26 19 48 133

Income Distribution 30% 20% 14% 36% 100%

Homes for Purchase, 2022 - 2027

<50% AMI 50% - 80% AMI 80% - 100% AMI Median Income + Total

1 BR 2 2 1 4 9

2 BR 6 6 4 20 36

3 BR 7 9 7 42 66

4 BR 2 3 2 15 22

Total 17 20 14 81 133

Income Distribution 13% 15% 11% 61% 100%

Table 2: Housing Demand - Moderate Growth Scenario

Atria Planning LLC
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Table 3: Housing Demand – High Growth Scenario

Rental Units, 2017-2021

<30% AMI 30% - 60% AMI 60% - 80% AMI >80% AMI Total

1 BR 164 97 29 50 340

2 BR 145 108 28 46 328

3 BR 94 46 20 24 185

4 BR 33 4 8 4 49

Total 437 256 86 123 902

Income Distribution 48% 28% 10% 14% 100%

Rental Units, 2022 - 2027

<30% AMI 30% - 60% AMI 60% - 80% AMI >80% AMI Total

1 BR 223 114 72 58 468

2 BR 172 92 69 63 397

3 BR 90 46 49 27 213

4 BR 20 8 20 0 49

Total 506 261 211 148 1,126

Income Distribution 45% 23% 19% 13% 100%

Homes for Purchase, 2017-2021

<50% AMI 50% - 80% AMI 80% - 100% AMI Median Income + Total

1 BR 18 3 2 3 26

2 BR 38 12 9 21 80

3 BR 22 27 19 53 120

4 BR 1 11 8 19 39

Total 79 52 38 96 265

Income Distribution 30% 20% 14% 36% 100%

Homes for Purchase, 2022 - 2027

<50% AMI 50% - 80% AMI 80% - 100% AMI Median Income + Total

1 BR 6 5 3 11 25

2 BR 16 16 11 54 97

3 BR 20 25 19 115 179

4 BR 6 8 7 40 60

Total 47 54 39 220 361

Income Distribution 13% 15% 11% 61% 100%

Atria Planning LLC
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Rental Housing Market
A critical component of this study is determining the 
appropriate type and pricing of future rental units. This 
requires an analysis of consumer trends, demographics, and 
the existing market.

The market rate pricing is based on comparable new 
construction downtown, with pricing adjusted downward 
20% - 25%. Workforce rental pricing is comparable to rents 
at Noland Green, a Low-Income Housing Tax Credit (LIHTC) 
property located three blocks from the neighborhood on the 
other side of the freeway.

This pricing model assumes new construction will a) have 
connectivity to downtown; b) be located within the area under 
revitalization; c) include basic utility costs; and d) include 
amenities comparable to Noland Green and Liberty Place.

Table 4: Feasible Asking Rents and Sale Prices based on Market Comparables

Market Rate Rental 

Size Rent $/SF

1 BR 550-650 $740-$810 $1.25-$1.35

2 BR 850-1000 $980-1,100 $1.10-$1.15

3 BR 1,200-1,350 $1,210-$1,375 $1.01-$1.02

Workforce Rental

Size Rent $/SF

1 BR 550-650 $570-$700 $0.91-$1.12

2 BR 850-1000 $600-$730 $0.70-$0.73

3 BR 1,200-1,350 $745-$1,024 $0.62-$0.76

New Construction Sale

Size Sale $/SF

3 BR 1,600-2000 SF $125,000-$175,000 $78-$88

Demand by bedroom count is estimated based on renter 
household types (e.g. Small Families, Persons Living Alone, 
Large Families) currently living in the neighborhood and 
Primary Housing Market Area.
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For Sale Housing Market
The Marshall-Ridley Choice Neighborhood plan may include new and/
or rehabilitated homes for purchase to increase homeownership rates 
and bring in new residents. The market analysis examines the existing 
for-sale market in the neighborhood to assess what prices, features, 
and general demand exists currently.

In The Neighborhood

Single family homes in the Southeast Community are typically 
older and range in size and style, from the more modest 
cottage to large brick colonials. The homes are situated 
along a traditional street grid, with sidewalks and shallow 
setbacks. Many homes have front porches, engaging activity 
with neighbors.

There has been some new construction in recent years. These 
homes are typically two story, larger homes with bigger yards.

Supply Trends

The study analyzes sales data from the past three years for 
home resales and new construction (defined as homes built 
in the past ten years), for a total of 52 homes. This includes 
nine re sale homes in the Christopher Shores neighborhood, 
16 newly constructed homes, and 18 older homes closer to 
Brooks Crossing.

Pricing

The analysis includes pricing per square foot and per home, 
based on age and condition.

For example, new homes are typically between $75 and $85 
per square foot, larger than 1,500 square feet, and are two-
story homes with garages and large yards. Older, rehabilitated 
homes are smaller, with an average square footage of 1,400 
square feet, and priced slightly higher, at $89 per square 
foot. And older homes in need of moderate rehabilitation are 

priced, on average, at $34 per square foot, and are typically 
smaller homes, with an average size of 1,200 square feet.

Based on this analysis, the unit type most in demand is a 
three- to four-bedroom home, between 1,500 and 2,000 
square feet, priced between $125,000 and $175,000.

Proposed Pricing - New Housing Construction

Size (SF) Sale Price ($) $/SF

3 BR 1,600 - 2,000 $125,000 - $175,000 $78.00 - $88.00
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Consumer Preferences
Renters

Today's renters are typically younger and lower income than 
homebuyers, with a median age of 32 and a median income 
of $37,000 per year. Based on national survey data from 2016, 
their priorities include value, safety, allowing for pets, and 
convenience to work.

Owners

The largest group of home  buyers today are the Millennials 
(under 35 years old) representing 45% of the market; followed 
by older adults (60+). For all homebuyers, and particularly 
Millennials, their top priorities in choosing a home are (1) 
quality of the neighborhood; (2) value; and (3) convenience 
to work. Quality of the neighborhood includes a sense of 
community, safety, and for buyers under 25, a sense of 
identity. Therefore, branding and neighborhood amenities 
will be important to attract new buyers.

Local Workers

The study includes ESRI's market tapestry report for shipyard 
workers, to gauge housing preferences at a local level. 
According to this study, the housing preferences among these 
workers that fit the area include starter family homes, one- 
and two  bedroom rental units, and moderately priced homes 
for larger families.

Retail Demand
Approach

Retail demand is estimated using three market trade areas: 
1) Neighborhood; 2) Community; and 3) Regional.

The neighborhood market is defined as a selection of stores 
where residents go frequently for their everyday shopping. 
For example, this can include convenience stores, take-out 
restaurants, dry cleaners and pharmacies.

The community market represents shopping residents would 
do once or twice a week. Store types include grocery stores 
and general “big box “ stores like Walmart and TJ Maxx.

The regional market represents shopping that occurs less 
frequently, usually for a specific purchase or a “big ticket item” 
like a television or furniture. Regional markets also include 
lifestyle centers and shopping malls.

Drive/Walk Times

The market areas used for this study are classified by their 
distance from the target housing site. Neighborhood Retail 
includes areas within a one-mile radius. Community retail 
includes areas within a 15-minute drive time. And regional 
retail includes areas within a 30-minute drive time.

Sources

The analysis uses Urban Land Institute’s Dollars and Cents 
of Shopping Centers, 2008 (adjusted to current dollars) and 
ESRl’s Business Analyst Online to determine the retail supply 
and demand within each market area.

Key Findings

The most substantial retail demand is for neighborhood 
stores. According to the data, field surveys, and community 
input, there is a shortage of neighborhood restaurants and 
shops serving local residents.

However, the overall demand for big-box retail or larger stores 
is somewhat limited given the substantial number of shopping 
centers, strip malls, and big box stores within a 15-minute or 
30-minute drive time. Additionally, the area’s traffic count of 
30,000 cars per day or less is not sufficient to attract most 
chain retailers.
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Store Type Square Footage (approx.) Estimated Number of Stores

Restaurants 7,000 5 non-chain restaurants or 2 chain restaurants

***Personal Care 5,500 – 18,000 5 to 18 stores*

Clothing 5,000 – 12,500 1 to 3 small stores**

Electronics 4,600 2 small stores

Hobby/Sporting 2,611 2 stores

Table 5: Estimated Retail Potential in the Target Neighborhood

Atria Planning LLC

Office/Industrial Demand

We estimate the square footage of office and industrial space 
needed to support projected employment growth in the 
Greater Peninsula Region over the next ten years using data 
from the Virginia Employment Com mission and the Bureau 
of Labor Statistics.

Office Space: Key Findings

Our analysis indicates the region can support up to 2.5 million 
square feet of space over the next ten years. Newport News 
is positioned to capture up to 500,000 square feet.

Recent lease activity for office space indicates an opportunity 
for new, class A space that is built to suit. The Marshall-Ridley 
Choice Neighborhood can maximize demand by building on 
its proximity to the Shipyard and downtown Newport News. 
In the near-term, a business incubator could instigate demand 
and foster entrepreneurship.

Office Space: Market Dynamics

Current market dynamics for office space in the region are 
moderate. Absorption is positive, vacancies are under the 
U.S. average, and rents remain flat. The average asking rent 
in Newport News is $13.41.

The region has an over  supply of older Class Band C space with 
higher vacancies. Anecdotally, we understand  there is a market 
for entrepreneurs and small businesses within Newport News.

Industrial Space: Key Findings

The Marshall-Ridley neighborhood is well-positioned to attract 
industrial space due to its proximity to the Port and highway 
access.

Our analysis indicates that the region can support up to 1.5 
million square feet of industrial space over the next decade, 
over 70% of which is warehouse and distribution space. 
Newport News could be expected to capture up to 850,000 
square feet of warehouse and distribution space, 38,000 
square feet of manufacturing and 160,000 square feet of flex 
space.

Industrial Space: Market Dynamics

Market dynamics for industrial space are strong. The port has 
seen increases in container volume, import and export loads, 
and can support larger ships.

Vacancies for industrial space are low and declining, while 
rents are increasing. The market is saturated with older, 
functionally obsolete buildings. New activity is mostly build-
to-suit with some speculative development.
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 y The Marshall-Ridley neighborhood can support 
mixed income rental housing and moderately 
priced homeownership, but the demand for higher 
priced rental units and homes for sale will be 
conservative in the first five years, from 2017-2022.

 y In the latter five years, once the Brooks Crossing 
retail center is more established, the first phases 
of housing under the Ridley Place redevelopment 
are completed, and the 100,000-square foot office 
building are occupied, we anticipate demand for 
higher priced rental units and homeownership will 
be higher.

 y For rental housing, prospective tenants emphasize 
safety, value, and community amenities.

 y For homeownership, buyers (particularly Millennial 
buyers) are interested in value, energy efficiency, 
technology-enhanced features, and convenience 
to their jobs. 

 y Branding future housing and retail development 
as a new community, with a distinct identity, is 
appealing to younger residents.

Summary of Findings

» Housing

 y Based on stakeholder discussions, demand exists 
for hoteling space or a business incubator, which 
can provide space adjacent to downtown and with 
freeway access to start-ups or entrepreneurs. 

 y Despite limited regional demand, the neighborhood 
is well-positioned for new industrial space. The 
region’s existing warehouse and distribution space 
is outdated and the neighborhood has several sites 
within proximity to the port and freeway.

 y Warehouse and distribution space can be designed 
in a manner that incorporates retail or office space, 
and integrates with residential areas, maintaining 
a neighborhood feel.

» Office/Commercial

 y Neighborhood-type stores and restaurants 
are most appropriate for the Marshall-Ridley 
neighborhood under current market conditions, 
particularly personal care stores and neighborhood 
restaurants located within or near the Brooks 
Crossing shopping center.

 y The roughly 30,000 shipyard workers and local 
government employees represent a surge in day-
time population that can fuel demand for more 
food services, particularly those with delivery or 
food-truck options (to cater to workers with short 
lunch breaks).

 y There is limited demand for big-box retail or 
a shopping center; how ever, a unique retail/
entertainment development can pull visitors from 
throughout the region. This potentially includes a 
fish market, museum, or recreation complex.

» Retail
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