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Section 1 - Introduction
Project Understanding
In recent years Camden County leadership has sought an increase in job opportunities and industrial investment in the County.

Such investment would
improve the County tax base and help provide the revenue to fund the services required by the influx of new residents. Growth of residential areas in the
South Mills vicinity has been significant; yet, this growth has not increased economic activity in the County as much as might be expected. As a result, many
newcomers have no recourse but to find or retain employment in neighboring jurisdictions - where they also have a tendency to purchase the merchandise
and services they need.
According to a 2008 case study conducted by the Smart Growth Network (SGN), Camden County began growing in the late 1990’s into a bedroom
community for Hampton Roads – the Norfolk/Virginia Beach metropolitan area in southeast Virginia.
Virginia (A “bedroom
bedroom community
community” or a “commuter
commuter town
town” is
generally a smaller city or town located even farther from a major city than its suburbs. The economic base of a typical bedroom community is housing sales
and general retail sales, not heavy industry or technology.) The County's population leapt by 23% from 2000 to 2004, a percentage growth that matched the
total percentage growth of the prior three (3) decades. SGN was formed nationally in response to needs for new ways for community growth that boost the
economy, protect the environment, and enhance community vitality. SGN reported from its case study that Camden County’s proximity and relative lack of
population density make the County attractive to workers from Hampton Roads. Currently, about 22% of the County's workforce commutes to the
metropolitan
p
area;; while another 41% commute to nearbyy Pasquotank
q
Countyy – home to Elizabeth City.
y
The problem (population growth without economic growth) increased to such an extent that in November 2003, the County enacted a moratorium on new
construction in Camden County due to the lack of funding for additional schools and other supportive services. The County later instituted a developer’s
fee for additional,
additional public facilities that became necessary – in order to restore fiscal balance in its need for schools versus its lack of sufficient tax base to
construct them. These measures were initial attempts to fill the gap in funding, which the County leadership would prefer to resolve with additional tax
revenues and investments from new economic development. However, subsequent court cases in North Carolina rendered the adequate public facilities fee
ordinance unenforceable.
unenforceable Consequently,
Consequently the purpose of the US 17 Corridor Master Plan is to chart a different course for attracting and fostering new jobjob
creating businesses, which will solve this scarcity of revenue and business opportunity in Camden County without sacrificing the rural character and natural
beauty that have already attracted hundreds of new residents.
Additional infrastructure, marketing, and development efforts recommended in the Master Plan focus on the industrial and commercial aspects of the local
economy along the US 17 corridor to allow business to “catch up” with the strong residential growth that existed prior to 2004. Ideally, in the future,
Camden County residents will be able to obtain the opportunities, services, and products that they need within the jurisdiction in which they live.
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Purpose and Vision
The US 17 Corridor Master Plan in Camden County represents an important opportunity for the future growth and development within the
County and surrounding region. The Corridor stretches for approximately 7.0 miles from South Mills to the Virginia State Line along US
Highway 17. This Corridor Plan, once adopted by Camden County will serve as the blueprint for the potential use of the land and its design
characteristics for years to come.
CORRIDOR PLAN
Typically, a corridor plan addresses the specific land uses and character of the development that will occur in the area beyond the pavement; and
it defines how pavement and right-of-way improvements should be designed to best support these land use and character goals. Additional nonroadway
d
elements
l
that
h are addressed
dd
d in
i corridor
id plans
l
i l d bicycle
include
bi l lanes,
l
sidewalks,
id
lk landscaping,
l d
i
street lighting,
li h i
d i
drainage,
signage,
i
and
d
utilities. The value of a corridor plan is that it provides communities with a tool that integrates and balances transportation mobility planning
with business, residential, and recreational interface. The approach corrects past practices that typically feature a road separated from the
surrounding area in which the road will be located.
located
VISION STATEMENT
A vision statement is a broad statement of desired future conditions and character, which reflect how and for what the entity wants to be
known and what it wants the citizens to experience through the successful accomplishment of the mission. The vision of the Camden County
US 17 Corridor Master Plan for the residents of Camden County is:
to create a thriving business community which will benefit the citizens of Camden County through local jobs,
jobs business
“to
opportunities, public revenue, and quality of life for its citizens”…
In order to realize the vision, Camden County must determine the conditions necessary to support the desired businesses and follow through
with
i h decisive
d i i actions
i
to develop
d l those
h
conditions.
di i
C di i
Conditions
which
hi h support new businesses
b i
will
ill take
k months
h and
d years off sustained
i d effort
ff
to
create. In order to be efficient and effective in pursuing new development, it will be necessary to organize the required action into a plan
which will create intermediate goals . These intermediate goals will break the grand vision in to smaller achievable tasks which should
conform to the S.M.A.R.T.
S M A R T criteria,
criteria which is a Smart Growth Network acronym.
acronym The letters in S.M.A.R.T.
S M A R T describe characteristics of the goals
to be attained, as follows:
•

Specific – The goal must be easily described and universally understood by multiple readers of the plan.
• Measurable – The goal must be easily measurable so that success can be evaluated.
• Achievable – While the goal should be ambitious, it must be possible.
• Relevant – All goals in the plan must support the vision.
vision
• Timely – A time constraint should be part of any goal.

.
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Locatingg New Development
p
Any plan for new development must be site specific and build upon the strengths of the desired business environment. To be successful, the plan must
consider the following design elements:
•

The physical characteristics of the site

•

The characteristics of the residents and potential workforce

•

The infrastructure needs of the desired businesses

•

The potential demand for services or products which the desired businesses would provide

•

The potential funding and investment for new businesses

•

The quality of life which would be fostered by the new businesses

•

The potential revenue and opportunities for business growth

Since the above constraints are site specific, the choice of a location for new development is required before a detailed plan can be developed. In
the following pages, these fundamentals of development location are discussed:
•

Geographical location and topography

•

History of project and site selection

•

Site proximity to major business centers
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Geographical Location and Topography
The site of the study corridor is bounded to the north by the
Commonwealth of Virginia Boundary Line and to the south by the
US 17 crossing of the Dismal Swamp Canal.
Canal The western region of
the study area includes the 14,300-acre Great Dismal Swamp State
Park and the park itself is adjacent to the Great Dismal Swamp
National Wildlife Refuge,
Refuge which consists of 111,000
111 000 acres of black
water swamps, forests, and waterways. To the east is undeveloped
forest, swamps, farm land, and residential development. The terrain
is flat and the groundwater table is high.
high The soils are generally
loam and silty sands or peat overlying a layer of sand. Much of the
land available for development lies along US 17, with road access
limited to future interior streets. The area studied consists of
approximately 7,700 acres on the east side of US 17. US 17 is a
limited access 4-lane divided highway with limited at-grade road
connections. The Great Dismal Swamp
p Canal, which is p
part of the
Intracoastal Waterway (ICW), runs the length of the corridor and is
roughly parallel to and on the west side of US 17 for the length of
the study area.

Notable Features
The Canal is the oldest operating man-made canal in the United States
and is included in the National Register of Historic Places. Two multiuse developments are underway on the east side of US 17 and
additional residential development has occurred along McPherson Road
and Keeter Barn Road. The County owns a 366-acre site on the east
side of US 17 - of which 100 acres has been developed for an EcoIndustrial Park and the remaining 266 acres is dedicated to spray
application for wastewater effluent. Of the 266 acres only 49 acres is
currently in use as a spray field.
field
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History of Site Selection and Project
As it became apparent
pp
that business and industryy could be lured to Camden countyy byy upgrading
pg
g such entities as transportation,
p
infrastructure, recreation, and
economic development, Camden County officials kept their legislators informed of the growing revenue problem in Camden County. As a result, State officials (lead
by Senator Marc Basnight) recognized the need to assist Camden County with economic development. In 2006, the County and state funding agencies identified a
study area located along US Highway 17 between South Mills and the Virginia state line as a potential corridor that could be developed to spur economic
development for Camden County and this area of the state.
In 2008, a Feasibility Study for northern Camden County was conducted with an emphasis on a new Eco-Industrial Park (EIP). Based upon subsequent meetings
between County staff and state representatives, the identification of the site for the study area, and the use of Rural Center Funding; McGill Associates, P.A. was
hired to develop the Camden County US 17 Corridor Master Plan.

100 Acre tract

7,700 acres as identified by Camden County

100-acre tract near wastewater spray field.

The corridor
Th
id selected
l t d by
b the
th County
C
t has
h certain
t i advantages
d t
which
hi h make
k it a good
d candidate
did t for
f pursuing
i a development
d l
t initiative.
i iti ti
A population
l ti off 1.3
1 3 million
illi
exists within a 50-mile radius; ports, related businesses, and military bases are within a 30-45 minute drive; the Great Dismal Swamp State Park is adjacent to the
site; the County already owns a 366-acre parcel, which could be used as seed for future development; and a local metropolitan center could provide business
leadership and a customer base and workforce for new businesses.
businesses
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Site Proximity to Major Business Centers
Camden/US 17 Corridor
Major population area
(100K+)
50 miles
150 miles
300 miles

The study corridor is within 40
minutes of Norfolk; 50 minutes of
Suffolk, Virginia, with about 24
minutes to Elizabeth City. Raleigh is
approximately 145 miles to the west.
As stated previously, approximately
people
p live within 50
1.3 million p
miles of the study site. In addition,
approximately 296 residential lots
currentlyy
exist
in
Camden
Plantation, a mixed- use, planned,
urban development proposing to
develop 1,700 lots. Approximately
117 lots exist in Wharf's Landing.
Both of these developments lie
within the study area and near or
adjacent to the County-owned 366acre parcel.
Other residential
clusters include Sanders Crossing
i h 81 developed
d l
d residential
id i l sites
i
with
and South Mills Village with
approximately 100 homes.

Residents of the County enjoy a pristine environment with unique features that can be preserved with proper planning. Since the extent of development is low,
land p
prices mayy be low in comparison
p
to neighboring
g
g jjurisdictions. Northeastern North Carolina economic development
p
specialists
p
have noted that Hampton
p
Roads’ transportation problems are slowing economic growth and that industrial real estate in business parks in Hampton Roads are selling for $200,000 an acre.
This presents an opportunity for residents of Camden County to prepare for an economic recovery with a winning plan for economic opportunity and increased
tax base that will help
of this p
preparation
should be the p
planningg and implementation
of required
water sewer
p to defrayy the costs of services. A major
j component
p
p
p
q
and transportation infrastructure.
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O
i i off the
h C
id Pl
Organization
Corridor
Plan
The Camden County US 17 Corridor Master Plan contains the following elements, which are considered essential to overcoming the challenges and enhancing the
strengths of the proposed development corridor:
1. Site Inventory and Characteristics – In order to understand the developable potential of the Camden County / US 17 Corridor, a detailed site inventory must
be undertaken to identify the characteristics that support the county’s goals and vision for the area.
2. Economic Development Organization and Involvement – Economic development activities should be geared to creating the “economic base” of Camden
C
Th
h
l remains after
f the
h local
l l consumption off products,
d
b
f d”
County.
The economic bbase is ““economic activity where
a surplus
services, or activities hhave been
satisfied”.
Facilitating development along the US 17 Corridor would bring opportunities to export manufactured goods and services, as well as support local tourism.
3 Pl
3.
Planning
i Elements
El
t – The
Th elements
l
t and
d activities
ti iti necessary tto meett th
the M
Master
t Pl
Plan’s
’ goals
l mustt bbe id
identified.
tifi d Proper
P
planning
l i steps
t
ensure safe
f accessibility
ibilit ffor
end users, respectful development practices that impact existing land uses, and increased population densities in the vicinity.
4.
4 Ecotourism – Since the selected site is adjacent to the Great Dismal Swamp State Park,
Park the potential of enhancing and creating synergy with park visitors must be
considered. From discussions with the Park manager, it appears that ecotourism attracts a number of visitors each year from surrounding jurisdictions and these
visitors frequently question the staff about lodging and food. The plan charts a course for capturing some of this lost revenue by creating goals for the required
infrastructure and marketing in support of a new lodging and a restaurant cluster across from the State Park Visitor
Visitor’ss Center.
Center
5. Transportation – The US 17 Corridor supports a significant volume of traffic. From conversations with NCDOT officials, it is understood that new entrances and
crossovers for this limited access highway will require thorough justification. Plans for new roadways to serve the development sites along the corridor must make
the best use of the existing access points. Although the site is easily accessible, the infrastructure for internal site access for this large tract is largely non-existent.
The plan must develop a strategy for providing interconnection with the various parcels independent of US Highway 17.
6. Stormwater – The sensitive environment and the status of Camden county as one of the 20 Coastal Counties makes excellent stormwater management a part of
the challenge. The Master Plan outlines ways in which the local government and the developers can work together to meet the water quality goals and also reduce
post-development peak runoff rates and avoid exacerbating existing drainage issues in the corridor.
7. Potable Water – The water resource of the area is unique in that the sources are divided into high quality/low quantity sources or high quantity sources (which
are not usable without advanced treatment). The Master Plan addresses this challenge by outlining the cooperative efforts between South Mills Water Association
and Camden County, which will be necessary to meet the challenges of providing quality potable water in sufficient quantity to the corridor.
8. Sanitary Sewer - A surface discharge is not likely to be permitted. In addition, disposal of effluent is a challenge hydraulically due to poor soils. The Master Plan
addresses
dd
this
h issue by
b examining ways the
h public
bl and
d private stakeholders
k h ld
can workk together
h to provide
d not only
l adequate
d
waste treatment but
b also
l develop
d l a
reclaimed water resource to reduce the cost and burden of providing water for irrigation and process water.
9 W
9.
Wastewater
t
t Reclamation
R l
ti
– The
Th County-owned
C
t
d 366-acre
366
parcell on the
th US 17 corridor
id is
i the
th incubator
i b t site
it for
f the
th development
d l
t off industrial,
i d t i l hospitable,
h it bl and
d
food service businesses. Currently, much of the site is utilized as a spray application site. The physical limitation to wastewater treatment capacity is really a bridge
between the issues of sanitary sewer and potable water; and serves as a tool for dealing with the hydrologic limitations of obtaining adequate water from the
environment and subsequently returning it there after use.
use
SECTION 1 – Introduction / Organization of the Corridor Plan
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Goals and Objectives
Given that job creation and private investment in business are priorities for
Camden County, the goals / objectives of the study and ongoing planning efforts
must be directed toward creatingg the conditions to support
pp
and enhance
business. A unifying concept will help to avoid mixing land uses and business
types that do not enhance one another or fit within the expectations of area
residents. Since infrastructure is dependent in part on outside funding, a unifying
theme that builds excitement in the private development community along with
the needed support of the funding agencies and the public. From discussions
with the POG and with County leaders, it appears that the consensus is that
the unifying theme will be Green Initiatives. It is understood that if the
objectives are met, they should produce needed revenue and ongoing successful
marketing and investment in the South Mills Community and the County.
Camden County has recognized the significant impact that growth within the
US 17 Corridor would have on the local economy. With that in mind, it is their
goall to
t create
t a mixed-use
i d
corridor,
id which
hi h will
ill function
f ti as a place
l
f gathering,
for
th i
working, playing, shopping, and experiencing all that Camden County has to
offer. To achieve this goal, the Camden County US 17 Corridor Master Plan will
incorporate the following objectives:

1. Study the infrastructure of the area to determine the renovations necessary for existing conditions, as well as the need for new facilities. These infrastructure
needs include, but are not limited to:
A. Stormwater – The plan must include strategies to preserve water quality, meet coastal stormwater regulations, and control stormwater runoff so that
property owners adjacent to new developments are not impacted negatively by development.
B. Potable Water – This plan will identify the important issues of institutional infrastructure and technical capacity. The plan also highlights the need for a
multi-disciplinary, collaborative, participatory and sustainable approach to designing potable water infrastructure improvements for the Camden County/US
17 Corridor. The key issues to focus attention on include: safe raw water supply and treatment capacity, cooperation between water providers, and
i f
i
infrastructure
investment.
C. Sanitary Sewer – This plan will identify improvements to the sanitary sewer system that may be needed in the future as well as identify existing sewer
availability and future areas to extend service to.
to The primary issue is one of treatment capacity and management of the effluent.
effluent A combination of adequate
spray sites, alternative disposal such as rapid infiltration basins, and reclaim of effluent for irrigation and other purposes is warranted. This plan also identifies
initial wastewater collection system improvements for the County-owned site.
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Goals and Objectives, continued

2.

B.

Transportation – Encourage and/or develop alternative transportation modes, which create a pedestrian-friendly transportation environment
that emphasizes pedestrian activities while accommodating vehicular traffic.

C
C.

Eco-Industrial
Eco
Industrial Park – Continue the planning and implementation of the eco
eco-industrial
industrial park,
park acquiring rezoning permits when necessary.
necessary

D.

Solar power generation – Explore opportunities to attract solar power generation investment and facilitate solar project implementation.

E.
E

Spray field – Find new opportunities for using reclaimed water.
water

F.

“Green” research and implementation – Collaborate with area research facilities (Universities) and entrepreneurs on understanding,
incentivizing, and facilitating projects that seek to protect, endorse and support environmentally sensitive products and services.

Create a range of scale in business, industry, and residential development types and designs, which also allows for affordability on various
levels.
Design and construct human-scale features in public places (parks, trails, greenways, blueways, etc.)
( ) with flex space
p
Construct hotel(s)
and ggreen initiatives.
Market restaurant chains and independent entrepreneurs to build a “cluster” in the study area.
Construct a pedestrian crossing for US Highway 17.
E. Attract new industry/development by first creating a sustainable density of “green” enterprises.
A.
B.
C.
D.

3.

Provide connectivity between various entities along the US Highway 17 Corridor. These entities include:
A.
B.
C.
D.
E.
F.

Infrastructure
Transportation – Vehicular and Pedestrian
Business/Industry
Residential
R id i l Areas
A
Recreation Areas and Parks
Dining and Entertainment

4.

Promote tourism and ecotourism with the existing natural resources and potential lodging, dining, and entertainment facilities.

5
5.

Preserve the character of Camden County – both in existing and new plans/implementations.
plans/implementations
A.
B
B.
C.

The scale, form, and use of new development should be compatible with the state park and other surrounding natural resources.
The local environment should be protected from outdated or non
non-environmentally
environmentally appropriate agricultural practices.
practices
Blend the areas of natural beauty, existing resources, and future development to create attractive, well-maintained spaces with a distinct sense of
“place”.
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Goals and Objectives, continued
6.

Develop innovative partnerships and funding mechanisms, which will financially sustain the corridor project and its economical impacts.
This can be achieved through:
Partnerships (Other counties, the state, municipalities, individuals, organizations, etc.
B. Government entities (NCDENR, NCDOT, etc.)
p
C. Stakeholders ((Business owners, entrepreneurs,
state p
park, etc.))
D. Residential neighbors (Camden Plantation,Wharf’s Landing, etc.)
A.

Given the objectives, specific goals which can be met or evaluated by planners will be needed . Success in reaching the goals will be periodically compared to
results on the ground in terms of investments, construction and jobs to determine if the goals are capable of meeting the objectives.
The main goal is to develop the US 17 corridor into a viable,
viable and economically sustaining area that will attract future businesses,
businesses residents and tourism
through public and private collaboration.
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Site Inventory and Analysis

Crucial to developing intelligent and appropriate recommendations a detailed site inventory and analysis of collected site data was performed for the Camden
County/US 17 development corridor. This planning exercise identified:
•

Existing conditions along the US 17 corridor and area land uses and zoning designations.

•

Major destinations and existing development projects.

•

P ti
Portions
off The
Th Corridor
C id that
th t may contain
t i indications
i di ti
off environmentally
i
t ll sensitive
iti areas.

•

State Park and NC Visitor’s Center access points.

•

Existing infrastructure
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Corridor Limits and Land Use

Corridor Limits – The Camden County, US 17
Development Corridor extends from the Virginia/North
Carolina boarder along US 17, South approximately 7
miles to the US 17/Great Dismal Canal crossing.
Current Land Use – The study area is predominately
wooded with some farm land and residential areas. Land
use may be
b summarized
i d as follows:
f ll
•

Forest/Wetland: 46%

•

Surface Water: 18%

•

Urban: <1%

•

Cultivated Crop: 34%

•

Pasture or other Managed Herbaceous: 1%.

Insert overall map – Without Lines
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Corridor Zoning Map

The following map exhibit reveals the
s rro ndin zoning
surrounding
onin designations
desi nations in the
Camden County/US 17 Corridor planning
area. See appendix for the larger pullout
version of this map.
map

Map Here (Todd to send)
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Site Access/Connectivityy
Vehicular Access
The entire site is fronted by US 17. From an examination of the geography and the meetings with NCDOT officials, it is apparent that where connections are
made to this US limited access route, they must be maximized by designing them for high traffic flows and providing internal site connectivity to future developed
parcels.
l This
Thi concept is
i already
l d being
b i implemented
i l
d on the
h County-owned
C
d 366 acre parcell with
i h the
h design
d i and
d construction
i off a new boulevard
b l
d entrance. The
Th
boulevard will traverse the developable land on an east-west axis and provide for north-south collector streets to provide through traffic without impeding US
17 traffic. In addition, meetings with NCDOT have led to the discussion of the use of NCDOT’s Super streets design for turning lanes, acceleration lanes and
deceleration lanes for all access points.
oints More discussion
disc ssion will
ill be necessary
necessar when
hen specific
s ecific projects
rojects arise in order to finalize
finali e the roadway
road a design.
desi n We are informed
that approval of signalized at grade crossings will be a problem for NCDOT and USDOT due to the nature of this interstate route. Additional signalizations may
only be approvable in the case of imperative safety needs. In discussions with NCDOT, it is apparent that conducting large volumes safely through the corridor
17 Given that constraint signalizations,
signalizations turning lanes and other measures which could impact
will have to take precedence over site access in the planning of US 17.
through traffic will require close scrutiny and solid justification. In light of this constraint, features such as a median U-turn cross-over or Michigan U-turn would
be implemented. With this feature, traffic entering US 17 from a stopped condition would be forced to travel with the traffic, in this case north until reaching a
uni-directional
uni
directional U
U-turn
turn cross over.
over This type of traffic pattern lessens the need for signalization at access points.
points

Pedestrian Access
Several representatives of the POG expressed a desire to facilitate pedestrians crossing U.S. Highway 17 to reach a new hotel or other businesses envisioned for
the east side of 17 just north of McPherson Road
Road. This crossing would also connect residents of Camden Plantation
Plantation, Wharf
Wharf'ss Landing and Sanders Crossing to
the multi-purpose trail along the canal. Cyclists living in these neighborhoods or staying in the new hotel could link with extensive trails or travel to South Mills
without the danger of crossing U.S. 17 without signalization. Three methods of crossing the highway have been discussed. They include:
•
•
•

At-grade crossing with signalization (utilizing HAWK method which does not interrupt traffic flow unless a pedestrian activates crossing signal)
Pedestrian Tunnel
An elevated ppedestrian bridge
g

The at-grade crossing is the most cost effective solution for the problem; however, the approval of a new signal for pedestrians appears unlikely. During the
work to extend the multi-purpose trail this concept should be raised with NCDOT officials because in the unlikely event that it is approved, it will be the lowest
cost alternative. A pedestrian tunnel will not be accomplished without a change in the U.S. 17 highway finished pavement elevation at the point of the tunnel
crossing. The reason this is necessary is evident in the relationship between the pavement elevation and the canal bank-full elevation. A tunnel constructed to
traverse under the current highway elevation would necessarily flood. Given the choice of altering the highway grade or constructing a smaller pedestrian
bridge, the obvious choice is a new pedestrian bridge.
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Site Access/Connectivity
Continued
The cost of the new pedestrian bridge would be heavily impacted by the following constraints:
•
•
•

Must be compliant with the American with Disabilities Act,
Must meet all NCDOT standards,
standards
A single span is preferable but could be two spans with a center pier depending on cost. The single pier, occurring in the median, must be designed to
withstand a truck impact.

ADA compliance may be achieved by at least two methods:
1) The approach road may be sloped at the maximum centerline grade by the use of earth fill, or
2)) the approach
pp
mayy be constructed of structural ramps
p as shown in the p
photograph.
g p
The maximum “off-the-shelf” span for one major vendor, Contech, is approximately 200 feet. A bridge with earthen approach embankments would exceed this
length and require a heavier structure or a center pier or it would require extensive retaining walls for the approaches. Neither of these solutions will yield an
economical bridge.
Due to NCDOT minimum height requirements above the pavement,ADA compliance becomes challenging, but can be achieved with structural ramps.
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Existing Infrastructure
Water
The corridor is served by South Mills Water Association (SMWA). SMWA
has an existing water treatment plant with a permitted capacity of 864,000
gpd and an average daily output of 360,000 pgd. However the wells are
not sufficient to greatly exceed the current flow. Through cooperation
with the County, SMWA has obtained a connection to the South Camden
Water and Sewer District which has excess capacity to serve the park. A
water main extension to serve Phase 1 of the Eco-Park is under
construction
i now and
d will
ill be
b completed
l d in
i spring
i 2011.
2011 The
Th connection
i is
i
sized adequately such that when combined with the exiting elevated tank
in the vicinity, short to mid-term projects could be served with good
quantities
antities and flows
fl s unless
nless the new
ne businesses
b sinesses are especially
es eciall water
ater
intensive.
Sewer
The South Camden Water and Sewer District has an existing 100,000 gpd
Wastewater Treatment Plant in the vicinity on Keeter Barn Road.
Currently 10,000
10 000 gpd of its capacity has been allocated to Phase 1 of the
Eco-Industrial Park. Currently, Camden County has a project underway to
serve South Mills Village with sewer. A projected allocation of large
projects could trigger the need for plant expansion and therefore, the
County is investigating Sewer Options.
Roads
R
d
The new boulevard designed to serve the 100-acre Phase 1 of the EcoIndustrial Park is under design and review at this time. Sufficient funding
to build a portion of the roadway has been obtained and the roadway
should be constructed later this year.
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Suitability for Development
Soils
Previous study has shown that on average , only about 1.8% of the soils in Camden County are suitable
for onsite sewage disposal. Please refer Table 23 below (pages 21 & 22) and the Study Area Soils Map
found in the Appendix. The tables show that the soils for the County per the CAMA Land Use Plan of
2003 may have some limitations. These limitations can be overcome by providing municipal sewer for
new developments.
According
A
d
to the
h CAMA Land
L d Use
U plan,
l 14 off the
h 24 soils
l series found
f
d in Camden
C d County
C
are hydric,
h d
indicating an association with wetlands, therefore when pursuing a particular parcel for development to
do an initial investigation into the presence of wetlands should be undertaken.
In regards to transportation, some consideration to soils must also be given. According to our
conversations with highway contractors, typical construction practices for roadways involve significant
undercut excavation and backfill with granular fill in the study area.
area Fortunately,
Fortunately sand and sandy clay is
available at varying depths throughout this area. This factor of the local soils explains the presence of the
43 acre pond on the Eco-Industrial Park Site. The presence of wet soils will be a factor in the
development and will likely result in scattered borrow pit ponds which may be created and shaped to
produce aesthetically desirable ponds to enhance the site as well as producing good construction soils
and stormwater facilities.

Septic System Failure Typical of the Area

The basin in which the study corridor is located is very rural and located in an ecologically sensitive area. Of the 490 tracts located in the 7,629 acre study area,
approximately 457 of them are smaller than 45 acres. It is likely that these smaller tracts will be developed into home sites and businesses we should examine how
this change
g in land use might
g affect the corridor. Those smaller tracts amount to approximately
pp
y 1,400 acres and when combined with known development
p
properties under way now, the land area that could develop in the next several years could amount to more than 2500 acres of developed land. Such development
must be planned for to provide adequate transportation infrastructure, flood mitigation measures, water quality measures, potable water, and wastewater disposal.
Measures to deal with these issues are already in progress in Camden County, for example a recent large residential development received preliminary approval
recently on the basis of a new Planned Unit Development ordinance. The ordinance stipulates measures required for stormwater management, protection o natural
resources, transportation and other issues. The County is considering new initiatives to deal with the wastewater treatment and disposal issue and the County and
local water provider, South Mills Water Association, are executing an agreement for water sales to the area for new developments.
Please refer to Soils Map in the appendix and Table 23 below, which show the that some properties surface soils may present a challenge for development. One
means of dealing with the corridor soils, which are limited in capability to support structures, is to remove the top layer under building and road footprints
( d
(undercut)
) and
d refill
fill the
h excavations
i
with
i h sands
d available
il bl on the
h site
i under
d the
h top soilil layers.
l
Thi will
This
ill provide
id an opportunity
i to embed
b d water features
f
suchh as
aesthetic ponds into the developments which could help unify the sites with their surrounding natural water features such as Sawyer’s Creek, the Dismal Swamp
Canal and tributaries. In dealing with the wastewater issues, it is recommended that reclaimed water usage and high-rate disposal in the underlying sands be
i
investigated.
ti t d Given
Gi
th site
the
it limitations,
li it ti
prospective
ti developers
d l
should
h ld be
b encouraged
d to
t conduct
d t wetland
tl d surveys, geotechnical
t h i l investigations
i
ti ti
and
d consider
id
partnerships with the County and others in regards to wastewater service prior to moving forward to approval of development plans.
The County has also adopted a planned use ordinance for its new Eco-Industrial
Eco Industrial Park and may consider such ordinances for new developments elsewhere in the
corridor as the need arises.
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Suitability for Development Continued
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Suitability for Development Continued
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Drainage Features
Drainage Outfalls
The corridor site is drained by two major drainage features. One of
which is Joyce Creek which is approximately 3,500 feet east of US
17, which flows roughly parallel to the highway in a southerly
direction until turning westward to connect with the Pasquotank
River near South Mills. The land lying near Highway 17 generally
drains to several large culverts under 17 which connect directly to
the Canal. An important point to remember when addressing
d i
drainage
complaints
l i
i that
is
h there
h
i likely
is
lik l a backwater
b k
effect
ff
d to
due
the required control points at the South Mills lock, other canal
locks, and the Lake Drummond control structure. These features
ma be used
may
sed to
t maintain the ability
abilit off the canal to
t carry
carr traffic and
may also be used to control flooding in certain areas. As sites
develop, dialogue with the US Army Corps of Engineers Norfolk
Operations Office would be helpful in understanding how design for
outfall channel backwater conditions should be carried out. On the
Eco-Park, an existing 43-acre pond is to be utilized as part of a
stormwater management system that will enhance water quality and
also provide reduction in the post-development run-off rate.
Such features might be utilized to help mitigate potential flooding
problems but their use must be discussed on a case-by-case basis
with DWQ since some surface water features may be deemed
waters of the state and thus be p
protected from concentrated
stormwater discharges. New features created do not have that
issue.

Camden Plantation consists of approximately 600 acres zoned as a Planned Urban Development

In addition to high volume stormwater conveyances and surface
ponds, the farmable land and residential land contains numerous
groundwater lowering ditches. The land was historically part of the
Dismal Swamp and much of it was made into useable farm land by
construction of these ditches at regular intervals. These drainage
ditches are visible on aerial photos and an example can be seen in
h County
C
fi ld
the
spray fields.
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Transportation Issues
Access to US 17
A key to enhancing the marketability of sites in
the corridor is providing them with access to the
highway. Certain developments have undergone
extensive review and traffic impact analysis to
achieve access at a sizeable cost. To the extent
that the County can obtain internal
transportation
p
to connect with its 100 acre
parcel to secondary roads in the area, the
chances of successful marketing to developers
increases. Please refer to the map to the right
which shows the existing entrances and
crossovers along the route.

US 17 access points and crossovers
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Transportation Issues
Discussions with North Carolina Department of Transportation (NCDOT) have provided a strategy for developing the road infrastructure along the US 17 corridor.
The main strategy for providing access to the sites is to design a parallel road system along US 17 and which limits the need for additional access points to the
highway (see diagram on page 25). The connection points to US 17 will be designed in accordance with NCDOT Super Streets Design parameters which eliminate
the need for traffic control lights. The super streets design requires vehicles to make right hand turns into and out of the site and provides a left hand crossover
point a distance further along the roadway, in theory allowing for safe left hand turning movements without the need for a signalized intersection.

Proposed Super Street Concept Design
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Transportation Issues

NCDOT (Super Street) “Limited Control of Access” diagram
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Transportation Issues

Figure 1 ‐ ADA Compliant Approach Ramps on Pedestrian Bridge in Durham, NC

Pedestrian Access Providing a safe and convenient means of pedestrian and bike access between the State Park and development on the east side of US 17 along the
development corridor would be of great value to the corridor because it would enhance the recreational and eco-tourism
eco tourism potential of the area
area. The
major challenge of completing this work is a safe crossing of US 17. Please refer to the Site Access Section for details. From a review of the
alternatives, the most likely solution is an overhead pedestrian bridge. It is estimated that such a bridge would cost about $1.4 Million and it would
crossing
be complicated by the flat terrain and the fill section of the roadway at the point of the crossing.

SECTION 2 – Site Inventory and Analysis / Transportation Issues

28

SECTION 3 – Planning Considerations

29

Plan Process and Development
p
of Purpose
p
(Previous
(
studies))
This pplan builds upon
p the p
previous 2008 Green Industrial Park Feasibilityy Study;
y however there is a recognition
g
byy Countyy leadership
p that we must not lose focus
on the creation of jobs and investment. The emphasis on Green markets is seen as a tool to increase the County’s visibility and potential market share for regional
industrial development:
Excerpts of the GIP Feasibility Study Executive Summary
“Stakeholders emphasized that economic benefit to the whole county should be the primary concern for an industrial park, followed by the reduction of any
impacts on wildlife, stormwater runoff, or light, noise, or chemical pollution. To be competitive, an industrial park in Camden County will have to differentiate itself from the
existing industrial parks lying closer to core of the southern Hampton Roads region. Green development is one way to differentiate.”

The plan also builds upon the long range master plan for water and sewer, the Camden County 2020 Capital Improvements Plan, and the Smart Growth Institute’s
Case Study on Camden County. Work began with the review of these documents and meetings with landowners along the corridor to understand their
willingness
g
to p
participate
p
((whether p
passivelyy or actively)
y) in the marketingg initiative that will become a component
p
of the corridor p
plan. Given that state
government officials and funding agencies are supportive of green industry initiatives and that such support might translate into funding opportunities for
infrastructure to support green development, the latest trends in green business were studied and ideas for new green initiatives were incorporated into a
presentation for discussion by the Progress Oversight Group.
Armed with the data obtained from this and a review of the site characteristics, a vision for the corridor was presented and discussed by the POG and County
leaders.
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Planning Considerations
UNC Green Park Feasibility Study
This extensive study, carried out in 2008 involved the County leadership and citizens in a
conversation as to how and why to carry out green-focused
green focused development in northern Camden
County. The plan includes discussions of the difference between an Eco-Park and a Green Industrial
Park and the issues that would be involved in developing such a park. This documents provided
guidance in the development of the water and sewer project which has now been implemented and
is under construction.
Eco-Industrial
Eco
Industrial Park Master Plan
From the Green Park Feasibility Study, the stakeholders were made aware of how crucial water and
sewer infrastructure would be to the development of the industrial park and when funding became
j
q
available to address this issue,, the p
project
required
the gguidance of a master p
plan for the initial 100
acre site (Phase 1 of the Eco-Industrial Park). The purpose of this master plan was to flesh out the
access roadways and utilities for the site so the infrastructure development could begin and it has
become the underpinning for the new roadway and storm drainage facilities now under design.
Water and Sewer Long Range Plan
The work of the long-range water and sewer master plan revealed a severe limitation in the water
supply of the area and opened the way for a cooperative agreement between the County and South
Mills Water Association to deal effectively with this issue and remove it as a development constraint.

Competing Facilities
I developing
In
d l i this
thi master
t plan,
l consideration
id ti mustt be
b given
i
t the
to
th unique
i
mission
i i off this
thi facility
f ilit as opposed
d to
t other
th competing
ti facilities
f iliti in
i the
th
area. Since other facilities may lie nearer population centers than the study area, this site must provide a unique service, unique cost structure,
more beneficial funding picture, or a more cooperative local government or regulatory environment. Distinct advantages must be offered that
cannot be matched by the more convenient facilities.
facilities In many ways this is indeed the case with the Camden County US 17 Corridor.
Corridor These
advantages may be summarized as follows:
•Unique
Unique Service – Being part of an eco-business corridor development or locating in the new Eco-Industrial Park conveys a certain cachet
and marketing value to businesses and many businesses show evidence of desiring association with green enterprises, especially hotels,
restaurants and retail businesses.
•Unique
Unique Funding Availability - The County sought and obtained North Carolina legislation defining an Eco
Eco-Industrial
Industrial Park. The County
site conforms to this definition which when met provides for substantial funding through the NC Department of Commerce for certain
development.
p
Costs – The cost of land should be substantiallyy lower for the developer
p in Camden County.
y
•Development
•Local Cooperation – This effort is supported in full by the Camden County Board of Commissioners and there is substantial support by
the citizens as evidenced by the public’s decision to spend all of its $2.0 Million Community Assistance Grant from Golden Leaf Foundation on
water and sewer to support a green park in this corridor.
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O i Development
Ongoing
D l
P
Projects
j
Camden Plantation
This is a mixed use development
p
set on 606
acres and zoned as a planned unit development.
This site may eventually include approximately
1,700 developed lots and 160,000 square feet
of commercial development.
Wharf's Landing
This development consists of 117 residential
lots with an additional phase under
consideration at this time.
Eco-Industrial Park
This 100 acre site is under development at this
time and may
ma include
incl de 12 light
li ht industrial
ind strial lots.
l ts
Currently a private developer is pursuing a
potential solar array on the site. Water and
sewer improvements are nearing completion
and new roadways sufficient to provide access
to a portion of Phase 1 are funded and should
be constructed this year.
year
In regards to sewer collection, the 100-acre
provided a sewer
site as shown here is to be p
collection system as part of an on-going
Golden Leaf funded project that is nearing
completion at this time.
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Camden County Economy Past and Present
PAST
Camden County is rural with traditional values. Agricultural has been a major
part of the Camden County economy as well as naval stores and timber.
Maritime industry and water transportation were important parts of the local
economy.
PRESENT
Ti b and
Timber
d agriculture
i lt
remain
i th
the predominate
d i t industries.
i d t i Th
The smartt growth
th
case study published by the Smart Growth Leadership Institute estimates that
63% of Camden residents commute to Pasquotank or Virginia for work. There
is a significant desire for new jobs in Camden but much of the local business
growth is outside the County. There is a significant influx of new residents but
population density is low. Surprisingly, over 1.3 Million people reside in adjacent
jurisdictions within 50 miles of Camden County.
County
Population and Demographics –
Prior to the 2008 downturn, Camden County’s residential population had been
growing rapidly.
Important points to consider:
•

The North Carolina State Data Center ((NCSDC)) estimates that the Camden Countyy
population was 9,730 in 2008.

•

The growth that Camden County has experienced since 2000 can largely be attributed to
economic development in Elizabeth City (just inside the Pasquotank County border) and
Norfolk, (just inside the Virginia border).

•

S
h jobs
b for
f Camden
C d County
C
d
l
d outside
d its jurisdiction,
d
Since
many off the
residents
are located
property and sales tax revenue for essential services are limited. Camden County is
working to provide areas for industrial and commercial development within the County.
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Providing Potable Water
Excerpt from the Water and Sewer Long Range Master Plan
South Mills Water Association has an extensive water distribution system that includes northern Camden County (north of Burnt Mills) and portions of
Pasquotank County. The system supply is provided by approximately 19 wells that, according to the North Carolina State Water Supply Plan dated January 2001,
draw from the shallow surfacial aquifer. This water is softened by an existing ion exchange plant with a permitted capacity of 864,000 gpd. The system includes
approximately
i
l 95 miles
il off potable
bl water piping
i i and
d 695,000
695 000 gallons
ll
off elevated
l
d storage that
h serves approximately
i
l 2,300
2 300 residential
id i l connections,
i
off which
hi h
approximately 1,060 are in Pasquotank County.
According to the draft 2008 Local Water Supply Plan,
Plan South Mills has a total of twelve (12) regular water supply wells,
wells another six (6) wells to provide for the peak
demands on the system, and one well identified for emergency use. The average day demand is approximately 360,000 gallons per day with peak demands near
480,000 gallons per day. According to the Local Water Supply Plan, the 12-hour yield of all wells in South Mills’ system is approximately 505,000 gallons per day.
Furthermore the draft 2008 Plan for South Mills indicates an average daily withdrawal in excess of the 12-hour supply for each well.
Furthermore,
well After discussions with South
Mills, staff indicated that the wells are pumped on average 12 hours per day to meet an average day demand and are pumped approximately 16 hours per day to
meet peak demands, more than the 12-hour pumping restriction outlined in the North Carolina Administrative Code (NCAC) Section 18C .0402.
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Managing Wastewater
Inadequate Supply – Cooperative Solution
South Mills Water Association ((SMWA)) has an inadequate
supply
potable water for significant
q
pp y of p
g
ggrowth in the corridor. The average
g output
p of the shallow wells
that SMWA uses is less than 50 gallons per minute, yet in order to use the deeper, higher capacity wells, a method other than the current ion exchange plant would
be needed. The most feasible technology to treat these higher capacity wells is reverse osmosis, but because of the impacts of a reverse osmosis water plant
discharge,
g it is unlikelyy that an adequate
q
plant can be built in northern Camden County.
p
y SMWA does have an extensive distribution system
y
with significant
g
elevated
storage and a management team in place to manage what for them would be a modest extension of their water mains. They could partner with Camden County
to fund extensions and purchase water from Camden County’s existing water treatment plant which is adequate for several years. In the event that demands
exceed supply, the County is in a position to construct additional wells to meet the demand.
In combination with cooperative efforts to supply potable water demands, there should be a framework in place that identifies the water needs that do not really
require potable water, such as process water or irrigation needs. Rather than expend precious potable water on these uses, reclaimed water could be used.
ec a e wate
water cou
could be ge
generated
e ate tthrough
oug tthee ttreatment
eat e t o
of wastewate
wastewater o
or aan eve
even more
o e be
beneficial
e c a app
approach
oac iss to deliver
e ve tthiss eeffluent
ue t to high
g rate
ate disposal
sposa
Reclaimed
features scattered throughout the corridor. Such sites could be made a part of the new mixed use developments being proposed for the corridor and they could be
made a part of the Eco-Industrial Park. Because the permeable sands required for this approach underlay the peat layer on much of the site, excavations of 4-5 feet
will be required
q
in order to construct workingg high
g rate disposal
p
features. These new disposal
p
sites will thus be p
partiallyy under the ambient water table elevation and
will require groundwater management to function.
Groundwater management will consist of finding suitable uses for unregulated groundwater, designing suitable conveyance systems to the groundwater users and
constructing the required pumps, piping, and application systems to deliver the groundwater. The function of the new systems would consist of the following:
•

Operate groundwater lowering ditches and pipe drains along the perimeter of the high rate disposal sites to create a differential head and flow,

•

Collect the resulting groundwater, which is not regulated, and collect it in various surface water features scattered throughout the corridor,

•

Wh demands
When
d
d increase
i
pump from
f
these
h
surface
f
ponds
d to the
h customer,

•

If customer demands are inadequate to maintain water balance, then the surface ponds will build to levels that operate spillways and deliver the surface waters
t nearby
to
b drainage
d i
dit h
ditches.
(S h overflow
(Such
fl
i nott in
is
i violation
i l ti off NCDENR standards
t d d since
i
th water
the
t is
i simply
i l groundwater.)
d t )

The resource created by this approach could be utilized to irrigate the new golf course being proposed by Camden Plantation. We do not yet know the total
acreage of the course,
course but they would generally run in the range of 100-120
100 120 acres in this area.
area Estimating the net area of the golf course may receive reclaimed
water for 110 acres. According to a soils report for the existing spray field previously conducted by a licensed soils scientist, application of the reclaimed water is
hydraulically limited at a rate of approximately 32 inches per year or 318 gallons per day per acre. Using this figure would yield a typical average daily flow rate of
35 000 gallons per day for the new course,
35,000
course however,
however according to a licensed soil scientist,
scientist and hydro geologist,
geologist the grading of the golf course is crucial to the capacity
of a course to receive irrigation water.
Since the water being delivered is not classed as wastewater effluent, the fields are not constrained by the classic water balance. The course should be sloped to
accentuate runoff to stormwater management features and minimize saturation of the field. This will result in fields that are suitable to receive additional spray
delivered at modest rates of flow. This will increase the acceptable application rates to much higher levels. From the design of systems for 25 or more courses, Mr.
Andrews believes that 300,000 ggallons p
per dayy is a reasonable estimate of the maximum acceptable
p
spray
p y for a typical
yp
ggolf course in the area.
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Managing Wastewater
Continued
High
created
concerns for
in
off long
term
clogging
Hi h rate
t ponds
d have
h
t d maintenance
i t
f operators
t
i the
th pastt largely
l
l because
b
l
t
l i concerns. Agricultural
A i lt l and
d construction
t ti dust
d t
has been a problem and in at least one notable case, the discharge of bio-solids to a high rate pond has been the cause of failure. Newer systems are being
constructed with a revised approach. Instead of an inaccessible pond which can only be cleaned with great difficulty newer systems make cleaning and accessing
maintenance areas easier.
easier
The primary challenge to providing adequate wastewater treatment capacity for US 17 corridor is the return of the resulting effluent in to the environment such
preserved Part of the key to achieving this is converting what is now a liability to a useful
that environmental regulations are satisfied and the ecology of the site is preserved.
resource. Through proper design, the water treated by the new infrastructure would provide beneficial water for the purposes of landscaping, agriculture, biofuel
production and research, or process water for the corridor.
Due to the makeup of the aquifers underlying the site, potable water is expensive to obtain and exceeds $6.00 per thousand gallons. Such pricing will create a
market for good non-potable water that is suitable for irrigation and industrial use. One way to achieve this concept to improve the wastewater treatment plant to
achieve water q
qualityy that meets the requirements
q
of the NCDENR 2T. 0706 ((b)) rules. Effluent meetingg this requirement
q
mayy be used in a varietyy of ways
y includingg
irrigation rate features are being equipped with a sand fill. With this feature, a clogged surface may be cleared with minimal difficulty and returned to service. After
deliberation, this is the method which Currituck County has elected to pursue and they are receiving their permit on March 23, 2011 for new high rate disposal
facilities.
The cost of implementing high rate ponds is largely a function of treatment plant upgrades and dewatering features. Much of this construction cost might be offset
by groundwater irrigation sales if the market can be developed to support regular sales. The current wastewater treatment plant permit limits, regulate the release
of ammonia. For the revised wastewater management scheme to function, denitrification will be necessary. Eventually the existing South Camden WWTP would
need to be retrofitted with the required equipment. The next few years present an opportunity to make a significant upgrade.
SSignificant
f
initiatives must be
b accomplished
l h d to determine
d
iff the
h two parities should
h ld proceed
d with
h a combined
b d effort
ff
to utilize
l
a high
h h rate disposal/groundwater
d
l/
d
management system and are as follows:

•

Site specific geologic investigations are needed with a follow-up analysis to determine proposed locations and sizes of disposal and groundwater management
features.

•

Determination of the appropriate treatment plant size, extent to which existing treatment features may be utilized and a projected cost for the improvements.

•

Determination of a management scheme,
scheme equitable cost share,
share rate structure,
structure and flow allocation for the effort.
effort

•

Potential market for the resulting groundwater.

Finally, some consideration should be given to other un-sewered facilities or facilities that now propose on-site sewer should be made. For existing un-sewered
communities such as Sanders Crossing, there might be an opportunity to follow up on the South Mills project with a request for additional funds from Rural Center,
Clean Water Management
g
Trust Fund or other sources. For communities such as wharf's Landing,
g, there might
g be interest in cost p
participation
p
which would allow
SECTION3– Planning Considerations / Infrastructure - Sewer
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Corridor Parcel Map

The following map exhibit reveals the surrounding
parcels by acreage in the Camden County/US 17
Corridor planning area. See appendix for the
larger pullout version of this map and a master list
of parcel identification data.
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Current Business and Development
The County does not have any major commercial or industrial centers but
consists of 3 Counties separated by farming and silvaculture operations and the
occasional business. A commercial park is beginning on US 158 but it has been
difficult thus far to obtain the new job commitments necessary to secure
outside funding for infrastructure. The County is considering moving forward
with a sewer connection to the existing site of the industrial park if outside
funding cannot be secured.
A report by the Smart Growth Leadership Institute written by Benjamin de la
Pena and Susan Weaver reports,
p
, “Camden has no large
g concentrations of
population (no cities or towns) and is still largely rural, with very few
commercial or business establishments (with 2001 gross retail sales at $27
million, ranking 99th in NC).” This lack of development and predominately
residential character does not provide the tax base required to fully fund the
desired services in Camden County, which led for a time to a moratorium on
new home construction due to pressures on the school system. This problem
remains and will require planning, effort and perseverance to overcome.
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Planning Sessions
The development of the plan is based upon consultation with the Progress Oversight Group (POG). The POG includes various experts involved in business
development, education, land development, planning, government, utilities, and real estate. POG meetings typically included the presentation of development ideas
followed up with informal free ranging discussions of issues such as:
•

Vision – The Project Oversight Group (POG) envisions multi-use development including industry, commercial businesses, green energy, green agriculture and
research and educational facilities.

•

Developing a sense of place and a stopping point for existing tourism – In order to build on the success of the Great Dismal State Park, the
Progress Oversight Group would like to focus on obtaining a new hotel and restaurants to cater to the State Park visitors.

•

Cost of going green – The POG discussed the advantages of going green including the differentiation of the park from other development sites and the
potential for additional funding. The POG has shown concern that new developments capitalize on the cachet and marketing advantages of “green
development” without unduly adding to costs.

•

Site availability – Over 5,000 acres are available for development.

•

Site limitations
Sit
li it ti
– The
Th site
i includes
i l d both
b h lands
l d with
i h good
d development
d l
potential
i l and
d a significant
i ifi
f
fraction
i off wetlands
l d and
d surface
f
waters. The
Th land
l d is
i
generally not suitable for on-site sewer disposal.

•

Stormwater issues–
issues Representatives of the POG are concerned that development satisfactorily avoid stormwater problems as this is one of the most
important issues to the public.

•

Target markets and potential future business needs

•

Potential location of major components

•

Progress on the eco-industrial park

•

Infrastructure needs

•

Transportation needs and connectivity

•

Recreation as a basis for economic growth

•

Coordinating with retail and commercial plans for Camden Plantation
and Wharf's Landing
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Public Meetings
Periodic public meetings could serve to energize the community and provide support for upcoming business projects. They could also help to
identify public concerns such as storm drainage. The agenda for such meetings should include:
•

Benefits of economic development

•

Essential services funded by property taxes

•

Current viability of water and sewer infrastructure and the benefits of an increased customer base.

•

Potential impacts to the area and efforts to mitigate them.

•

State support for the development of the project

•

The impact of inaction

•

Public comments/questions

SECTION 4–
4 Planning
Pl i PProcess / Development
D l p
t Strategy,
St t
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ti d ????????
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Guiding Principles
After discussion with the POG and with funding agencies and interested stakeholders, the guiding principles for the corridor plan began to
emerge All plans and requirements for development within the corridor should be evaluated for conformance with the following:
emerge.
•

Scale, form and use of the new development must be compatible with the State Park and must conserve and protect the natural
resources of the site for posterity.

•

Residential development must encompass a range of affordability levels and must not be intended only for high wealth retirees but
also for yyoungg families and a range
g of demographics.
g p

•

Preliminary plats and other approvable development documents shall have alternate modes of transportation considered and where
feasible included

•

Development should include a range of business types to support a variety of business and employment opportunities and to build a
self-sustaining community in conformance with the County’s concept.

•

Encourage mixed use development and pedestrian friendly access.

•

Development
D
l
should
h ld encourage human
h
scale
l design
d
f
features
and
d the
h inclusion
l
off public
bl and
d pedestrian
d
places
l
such
h as parks,
k trails,
l and
d
blue-ways.
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Marketing Strategy

DEVELOPING A MARKETING STRATEGY
•

Present the County logo at every opportunity to develop market recognition

•

Support
pp
and p
pursue innovative and ggreen manufacturingg p
processes consistent with the Camden Countyy brandingg of “New
Energy –New Vision”

•

Connect with Elizabeth City State University and NC State University to the extent practicable and enlist their support in
developing green research and biofuels research in the corridor. University Connections may spur innovation and raise
the profile of the corridor.

•

Involve regional business development and tourism development organizations. North Carolina's Northeast Commission, a
regional economic development organization created by the NC General Assembly, to support and stimulate business and
tourism development in the sixteen counties in North Carolina's Northeast Region, should be a part of the marketing the
corridor
d and
d discussions
d
should
h ld continue with
h them
h
to have
h
C d sites featured
Camden
f
d on their
h website.
b
Th Northeast
The
N h
Commission routinely makes marketing trips into other states and Countries to encourage development in the region and once
the required infrastructure is in place Camden should take its place on the prospect lists the NEP works for our region.

•

Create a web site presence presenting the economic incentives in the new legislation, news releases, avalable land and
infrastructure, etc. or partner with the NEP or others to develop a web site.

•

Maintain business and legislative contacts and keep them informed of developments in the corridor.
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Marketing Strategy
Continued

TARGET MARKETS
•

Hospitality including Lodging and Food.This is one of the continual comments by visitors to the Great Dismal Swamp State Park

•

Eco-tourism Elements - A major draw for tourism is the Great Dismal Swamp itself. Needs for the complex to support and
enhance such tourism include food and lodging
g g which are scarce or unavailable in the area.

•

Recreation - Canoeing, Hiking,Wildlife Viewing, Cycling, Historical Tourism, Black Heritage Tourism

•

Green Business/Energy/Manufacturing/Maritime support industries/military support industries/ aviation support

•

Agricultural, Green Research and Education

SECTION 4– Planning Process / Marketing Strategy
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Recommended Actions
RECOMMENDED ACTIONS REGARDING PLANNING
• Work with regional planning agencies to understand target markets and educate prospective businesses concerning the advantages of the Eco-Business
Complex.
•

Based
B
d upon iinput bby business
b i
examine
i zoning
i and
d planning
l i practices
i
as compared
d to competitive
i i locations
l
i
and
d continue
i
to refine
fi and
d offer
ff advantages
d
consistent with protecting the environment, citizen needs, and the green brand.

•

Based upon the available utilities continue to develop and sustain partnerships between the County,
County the Water Association
Association, the Electric Membership
Corporation and others.

•

Build on the capital funding plan so that it remains current with apparent funding opportunities and continually update as funding programs and business
prospects evolve. Review key infrastructure assets and construct them as funding opportunities arise.

•

Designate a member of the POG and your consultant to study and periodically report on news and developments.

This plan also recommends that future development activity in The Corridor build on the principles of mixed use development and character, creating a sense of
compactness
p
alongg the corridor where visitors and Camden Countyy residents can reach shops
p and services theyy need. Creatingg an environment based on these ideas will
produce a unique identity for the corridor not realized today. To achieve this goal, the plan promotes the following:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Support
pp
and encourage
g mixed-use development,
p
Build a community character that is felt at the pedestrian level,
Support streetscape design,
Provide for multiple modes of transportation - cars, buses, bikes and walking,
Provide convenient and accessible parking areas near important destinations ,
Provide accessible routes for crossing busy streets and intersections,
Provide adequate lighting for safety at night along all pedestrian pathways,
Carefully scale road widths and building heights for pedestrians,
Create spaces for outdoor seating along pedestrian pathways,
Design accessible and A.D.A compliant pedestrian facilities,
P id separation
i off seating,
i shade,
h d and
d lighting
li h i from
f
ffi ffor comfort
f
d safety,
f
Provide
auto traffic
and
Build attractive buildings that front streets with sidewalks,
Establish the presence of identifiable nodes within The Corridor by supporting the development of mixed use buildings that front streets,
Establish a sense of identity at important portals into The Corridor with gateway features and noticeable wayfinding signage,
signage
All intersections in the corridor should include the design and construction of safe and visible pedestrian crossings.
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R
Recommended
d d Actions
A ti
Continued
C ti d
RECOMMENDED ACTIONS REGARDING INFRASTRUCTURE
• Provide a standard level of p
protection to the environment in the basic infrastructure of the development.
p
For Example:
p as the complex
p develops
p require
q
stormwater control as a part of street construction to support new businesses locating in Camden. Specific businesses will provide additional stormwater
controls as necessary to meet requirements.
•

Based upon public comments, additional public education about the stormwater requirements are necessary. Investigate the role of canal management in
the backwater conditions at the site and account for variations in backwater levels in the design requirements for new development.

•

Work with developers to develop cost sharing methods to obtain sewer service to new customers to increase the numbers of rate-payers in the South
Camden Water and Sewer District and as a market for reclaim water. Strive to provide service that is more economical to the homeowner than would be
the case with a completely private system.

•

Evaluate the wastewater management options based upon adequate hydrogeologic investigations and follow-up discussions with regulatory officials.

•

Continue building upon the transportation assets both motorized and pedestrian that have been obtained thus far
far. Meet with NCDOT officials to discuss
options for a pedestrian crossing.

•

Investigate Rail feasibility and NCDOT rail funding if warranted.
warranted

•

Investigate potential for natural gas service and follow up on broadband development.

•

Coordinate development with new electrical service to maximize the proportion of new distribution lines that can be justified by customer revenue.

RECOMMENDED ACTIONS REGARDING BUSINESS RELATIONSHIPS
• Prepare and meet with likely hotel prospects to determine changes or efforts which enhance the likelihood of obtaining a new hotel. Follow up with
funding agencies to insure that the available funding is obtained for the project.
•

Continue and Build upon events such as “Paddle for the Border” and work with State Park Staff to develop additional events and activities to attract the
large Hampton Roads population. Strive to meet the needs identified by Park staff such as lodging and restaurants through marketing of those businesses.

•

Become present where possible in meetings of Hampton Roads businesses to explain the unique advantages of the Eco-Business Complex.

•

Educate potential businesses on the Green Park legislation and how the Eco-Complex and the Eco-Industrial Park meet those legislative requirements and
enhance potential funding.

•

Continue dialogue with developers to encourage development which works with the Green branding being developed and provides opportunity to lower
the
h cost and
d improve
i
the
h efficiency
ffi i
off essential
i l services.
i

•

The planning process should insure that plans feature public and pedestrian places such as parks, trails, and blue-ways.
SECTION 5– Recommendations / Actions

47

Pedestrian Facility Elements
Sidewalks and Walkways
Sidewalks make up the majority of pedestrian facilities and are the most important component of a pedestrian network.
network The number of pedestrians using a
particular facility will determine which type of sidewalk should be implemented. Sidewalks are the primary connectors for residential areas, shopping centers and
businesses. They create opportunities for people to meet and socialize. They provide places for children to play and adults to exercise. They provide an alternate
means for people to access commercial and business areas.
The following cross-sections exemplify the different standards that should be applied for the various applications.

I should
h ld be
b noted
d that
h The
Th North
N h Carolina
C li Department
D
T
i (NCDOT) only
l requires
i
h
f
b ff
It
off Transportation
a three
(3) foot
buffer.

Crosswalks should consist of two
12” white lines with 6’ separation.
e est a zones
o es sshould
ou have
ave a
Pedestrian
width of at least 5’-8’.
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Pedestrian Facility Elements Continued
Greenway Trail
As sidewalks have different standards for various applications,
applications greenways vary due to such factors as space,
space existing conditions and usage.
usage A greenway can be a
multi-use facility that is located off-street, and offers multiple opportunities for different users, such as walking, in-line skating and biking. Special considerations
of safety should be made when these facilities are located near a roadway.
Adequate separation or barriers should be implemented between the roadway and the multi-use path.
should be implemented for each application.

The following cross-section identifies standards that

A greenway is defined simply as a trail corridor on primarily undeveloped land, along a river or between urban centers, that is reserved for recreational use or
environmental
i
t l preservation.
ti
A the
As
th greenway movementt has
h experienced
i
d tremendous
t
d
popularity
l it these
th
f iliti have
facilities
h
b
been
d l
developed
d on abandoned
b d
d railroad
il d
beds, utility corridors and through residential communities.
Most multiuse trails are wider than sidewalks for a variety of reasons. The minimum width for two
two-directional
directional trails is 10
10’,, however 12
12’-14’
14 widths are
preferred where heavy traffic is anticipated. Due to many of the facilities being off-road, the larger width provides access for maintenance and emergency
vehicles. A majority of greenways are constructed using asphalt as the surface. This application is used primarily due to the lower cost compared to concrete.
To create an aesthetically pleasing greenway, design techniques should be considered. Clearing of vegetation should be limited to clearing for construction,
clearing underbrush to increase sight lines and for safety of the trail user. Meandering the greenway helps create opportunities for landscaping and sightlines,
pparticularlyy alongg extended, straight
g corridors.
A greenway extension is under preliminary design now that would extend the existing greenway from its termination at the NCDOT Visitor’s Center to the
Virginia State boundary line, where it would connect with an extensive trail already in place in Virginia. We recommend that the County pursue construction of
this trail and also seek to connect the trail to a walk around trail on the 100-acre Eco-Industrial Park site.
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Pedestrian Facility Elements Continued
Marked Crosswalks
Pedestrians need to be able to traverse the local transportation system as easily and safely as those in vehicles. Providing marked crosswalks is one of many ways
to facilitate the safe crossing of streets and parking lots. A marked crosswalk is any crosswalk, which is delineated by white painted markings placed on the
pavement.
Crosswalks
C
lk consisting
i i off textured,
d colored
l d or otherwise
h
i contrasting
i materials
i l are ‘unmarked’
‘
k d’ crosswalks
lk unless
l
white
hi paint
i is
i also
l present. A crosswalk
lk may be
b
marked with special paint, thermoplastic materials, plastic tape or other approved materials. NCDOT follows the national guidelines outlined in the federal
Manual of Uniform Traffic Control Devices (MUTCD), the Traffic Control Devices Handbook and other references. These references cover all aspects of the
placement,
l
t construction
t ti and
d maintenance
i t
off allll approved
d traffic
t ffi control
t l devices.
d i
In order to ensure the public understanding of the meaning of all traffic control devices, they need to be consistent. All traffic devices, including crosswalk
markings and signs must conform to all state and federal standards and regulations for dimensions, color, working and graphics.
Legal crosswalks usually exist at all public street intersections whether marked or unmarked.
unmarked However,
However the only way a crosswalk can exist at a mid-block
mid block
location is if it is marked. It should be noted that NCDOT requires that mid-block crossings be at least 200 feet from an adjacent signalized intersection, and no
less.
Crosswalks are not a guarantee of pedestrian safety. While state laws require a motorist to yield to pedestrians in a marked crosswalk, on roads with moderate
to higher speeds and traffic volumes, drivers seldom comply. More vehicle/pedestrian collisions occur at marked crosswalks on multi-lane streets with a high
volume of vehicular traffic than at unmarked crosswalks. This may be explained in part by the observation that older adults tend to cross at marked crosswalks,
rather than at unmarked. As this age group is the most vulnerable pedestrian group, this may explain the accident numbers.
The addition of warning signs and lights for drivers decreases the risk to pedestrians. Another safety concern on multi-lane roads is when the driver nearest the
curb stops
p for a p
pedestrian, but the driver in the next lane cannot see them and continues through
g the crosswalk, strikingg the p
pedestrian. Crosswalks should be
considered primarily as a means to assist and direct pedestrians along the safest route, rather than as a way to stop traffic.
Guidelines for Crosswalks:
The following guidelines are taken from the USDOT Federal Highway Administration’s Pedestrian Facilities Users Guide – Providing Safety and Mobility (2002),
and the Association of State Highway and Transportation Officials’ Guide for the Planning, Design and Operation of Pedestrian Facilities (2004).
• Crosswalks should not be installed where speeds exceed 40 mile per hour.
• As
in
to increase
pedestrian
This iis especially
A noted
d above,
b
i some areas, crosswalks
lk should
h ld be
b used
d together
h with
i h other
h traffic
ffi controll devices
d i
i
d
i safety.
f Thi
i ll
important on roads where the average daily traffic exceeds 10,000 vehicles.
• The MUTCD requires that the width of crosswalks be at least six feet wide. In areas of high vehicle and pedestrian traffic, the crosswalks should be at
least ten feet wide.
wide The NCDOT recommends widths of 10’ or greater.
greater
• Pedestrian access to the crosswalks via curb ramps and other sloped areas should be fully contained within the crosswalk markings.
• Markings for the crosswalk should extend across the entire width of the roadway.
white
• The MUTCD recommends all crosswalk markings be white.
• The continental and ladder patterns for crosswalk markings are more easily seen and comprehended by motorists. Therefore it is recommended that one
of these patterns be chosen for crosswalks in the Camden County/US 17 Corridor. Lines should be 12 inches to 24 inches wide and spaced one foot to
five feet apart,
apart depending upon the location and width of the roadway.
roadway
• Additional devices such as traffic signals and beacons should be added where vehicle speeds and traffic are higher. Many factors must be analyzed before
deciding on the location and type of crosswalk to be installed.
(Cont’d)
(Cont
d)
SECTION 5– Recommendations / Actions

50

Pedestrian Facility Elements Continued
Some of the issues to be examined are:
pedestrians that will be served
• The number of p
• The function of the highway
• The volume and speed of vehicles
• The width of the road
• Both current and future predicted conditions
• The typical abilities of the pedestrians that would use the crosswalk
• Who will pay for and then maintain the crosswalk
Typical Crosswalks Costs:
Regular striped: $150
L dd or continental
Ladder
i
l crosswalks:
lk $350
Pattern Concrete: $3,500

Maintenance costs vary according to the region and the pattern of striping used.
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Pedestrian Facility Elements Continued
Landscaping/Enhancement
A network of safe, comfortable, aesthetically pleasing pedestrian corridors with connectivity to desirable destinations creates and promotes a livable community.
Without each of these elements p
present, the walkingg communityy is incomplete.
p
Safety,
y beautyy and connectivityy all p
playy important
p
roles in a comprehensive
p
pedestrian plan and each basic fundamental should be considered throughout the entire planning process.
Landscaping can provide aesthetic improvement into a place that is otherwise hardened by buildings, concrete and streets. It can also be used to provide a buffer
and separation from pedestrians and motorists, reduce the width of the roadway, calm traffic and help to develop a desired aesthetic appearance. Street trees can
make an immediate impact to a street by breaking up the visual hardscape often found in an urban downtown environment. In addition, trees and plantings can
improve the environment by shading the street and providing cleaner air quality. Tree islands, if designed correctly, can help collect and filter vegetative swales from
nearby streets and buildings. These areas, called bioretention ponds, act as a sponge collecting oils, fertilizers and detergents and then releasing the stormwater.
These practices are encouraged not only to improve water quality, but also to reduce storm flows during rain events. The landscaping requirements typically fall on
the local municipality, though there are some instances were community groups assist with installation and funding for landscaping and maintenance. Native plants
are often
f
preferable
f bl as they
h more easily
il adapt
d
to the
h local
l l environment.
i
G
Growth
h characteristics
h
i i off the
h plant
l
material
i l should
h ld be
b carefully
f ll considered
id d when
h choosing
h i
plants for a particular location. For example, when choosing street trees, height, spread and root systems should all be considered to avoid overhead wires and the
buckling of sidewalks and streets.
Guidelines for Landscaping:
• Buffer zone plantings should be maintained at no higher than three feet to allow sight distance for motorists and pedestrians.
• Trees with large canopies planted between the sidewalk and street should generally be trimmed to keep branches at least seven feet above the sidewalk.
sidewalk
• Plants and trees should be chosen to match the character of the area.
• Landscape irrigation should be planned for and should be installed in the early phases of the construction process.
Landscaping Costs:
Landscaping costs can vary greatly. They may be supplemented by funds from community organizations or homeowners associations.
Roadway Lighting Improvements
p lighting
g
gq
y p
g
p
y Two-thirds of all
Proper
quality,
placement and sufficiencyy can ggreatlyy enhance a nighttime
urban experience
as well as create a safe p
pedestrian facility.
pedestrian fatalities occur during low-light conditions. Particular attention should be addressed at crosswalk locations so there is adequate lighting for motorists to
see pedestrians. In many cases, street lighting can be implemented along roadways to light the roadway and the sidewalk allowing for adequate lighting for the
motorist and pedestrian. In urban areas such as downtown areas, low level lighting can be implemented through decorative streetlights which offer pedestrian-scale
lighting. This type of lighting should be placed where there is high pedestrian volumes to offer improved aesthetics. A variety of streetlight choices include mercury
vapor, incandescent or high pressure sodium. High pressure sodium is more cost effective but does not have the best light quality. Roadway streetlights can range
from 20-40 feet in height while pedestrian-scale lighting is typically 10-15 feet. When planning for lighting, it will be important to have sufficient lighting but also
prevent light pollution and glare.A qualified lighting expert should be consulted in order to property plan for the placement and wattage for area lighting.
Guidelines for Lighting Improvements:
• Ensure
E
pedestrian
d
i walkways
lk
and
d crosswalks
lk are sufficiently
ffi i l lit.
li
• Consider adding pedestrian level lighting in areas of higher pedestrian volumes, downtown and at key intersections.
• Install lighting on both sides of the street in commercial areas.
U uniform
if
li hti levels.
lighting
l l
• Use
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Pedestrian Facility Elements Continued
(Cont’d)
Roadway Lighting Improvements Costs:
The cost varies depending upon the type of fixtures and the service agreement with the local utility company. The cost can range from $10,000-$20,000 per
pole.
Signs and Wayfinding
Signage is governed by the Manual on Uniform Traffic Control Devices (MUTCD), which provides specifications on the design and placement of traffic and
pedestrian
d t i signs
i
installed
i t ll d within
ithi public
bli right-of-ways.
i ht f
Si
Signs are d
designed
i d tto provide
id iimportant
t t iinformation
f
ti th
thatt improves
i
pedestrian
d t i and
d vehicular
hi l safety.
f t By
B
letting people know what to expect, there is a greater chance that they will react and behave appropriately. For example, giving motorists advanced warnings of
upcoming pedestrian crossings or that they are entering a traffic calming area will enable them to modify their speeds. The amount and types of signage should
be carefully considered as the overuse of signs can result in noncompliance,
noncompliance confusion and disrespect.
disrespect Municipalities should develop clear guidelines for the use
of vehicle and pedestrian signs. Care should be taken to avoid an overreliance on signs and paint to control motorist behavior. This may mean altering and/or
relocating existing signs and markings that have proven to be ineffective for pedestrian safety.
The MUTCD has developed guidelines for signs and pavement markings that leave sufficient room for creative regulatory design. As a result there is leeway in
adapting guidelines to specific signing and marking policy needs. Colors for signs and markings should conform to the color schedule recommended by the
MUTCD. This uniformity allows for recognition and understanding across jurisdictions. The recommended background colors for signs are as follows:
• YELLOW - General warning and school signs.
• RED - Stop
p or prohibition.
p
• BLUE - Service guidance, route markings.
• GREEN – Destination guidance, directional guidance, recreation, information.
• BROWN - Public recreation and scenic guidance.
• ORANGE - Construction and maintenance warning
• BLACK - Regulation.
• WHITE – Regulation and route markings
A new fluorescent yellow-green color is now approved for use on school signs and warning signs. This bright color attracts the attention of drivers because it
is unique. For pavement markings, use:
• YELLOW - Centerline stripes.
• WHITE - All other pavement stripes and markings, including edge stripes, lane markings, and crosswalks.
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Proposed Roadway CrossCross-sections
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Proposed Roadway CrossCross-sections
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Proposed Roadway CrossCross-sections
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Potential
Market
P t ti l Development
D l
tM
k t
The Plan investigates the characteristics of the site, the existing business environment, the infrastructure needs and potential markets and on that basis
facilitated discussion within the Progress Oversight Group to develop a consensus as to the markets that should be promoted for this site. Keeping in mind
that the focus of this plan is job development and that all advantageous business prospects should be evaluated for possible acceptance; however, the efforts to
market the corridor should be focused on those business opportunities most likely to reap benefits.
Economic realities of this site PAST
• Rural community with traditional values.
• Agricultural roots and farming remains a major part of the Camden County economy.
• Timber,
Timber maritime industries
industries, and defense are have been a significant part of the economy for many
years.
PRESENT
• Timber and agriculture remain the predominate industries.
• Many residents commute to neighboring counties for work.
• There is significant desire for new jobs in Camden but much of the local business growth is outside
the County.
• Significant influx of new residents but population density is low.
• Over 1.3 Million reside in adjacent
j
jjurisdictions within 50 miles of Camden County.
y

Key assets to consider
•The Great Dismal Swamp
Th Intercoastal
I t
t l Waterway
Wt
•The
•Abundant Wildlife
•Strong Agricultural Base
•Greenways
•Blueways
•Proximity to Atlantic Ocean
•Easily
Easily Reachable from large metropolitan Areas
•Green Park Legislation

Identify target markets Ecotourism, Hospitality,
p
y Recreation, Green Business, Research and Education, Aviation, Supporting
pp
g
Services for the Hampton Port.
Existing or Proposed Uses To Consider
•New mixed use developments- Need to provide complementing development to help insure success.
•The Intracoastal Waterway – Consider the needs of recreational sailors in the planning for lodging, restaurants, merchandise and services.
•Abundant wildlife – Ecotourism is a part of the planning.
•Strong agricultural base – Look for opportunities to provide value added agriculture in service of green research , education and biofuels.
•Greenways – Provide interconnections where ever they are feasible.
•Blueways – Consider adding or improving access especially in relation to new lodging.
•Proximity
P
i it to
t Atlantic
Atl ti Ocean
O
– Consideration
C id
i iin the
h marketing
k i efforts.
ff
•Easily reachable from large metropolitan areas – Demonstrate the incentives, costs, setting, or unique businesses that are offered to this
already industrialised area.
M k t th
i l iincentives.
ti
•Green park legislation – Market
the fifinancial
•Ports – Consider service industries that could benefit the County.
•Military – Consider the potential to provide services.
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VISION FOR THE FUTURE 2011
• Access to 100 acre site established
• Water & sewer service constructed
• Marketin
Marketing strate
strategy finali
finalized
ed
• Contact established with hotels and
businesses
• Investigate alternative wastewater
disposal methods
• Pursue cooperative efforts with
developers
• Study potential road connections with
McPherson Road.
• Discuss potential research facilities
with Elizabeth City State University
and North Carolina State University

VISION FOR THE FUTURE 2015
• Hotel
H l constructed
d directly
di
l across from
f
the State Park visitors center and
walking trail have been established.
• Potential for solar farm under
discussion may be developed by 2015.
• Marketing and incentives may have
landed some businesses in the 100-acre
tract.
tract
•Utilize currently planned commercials
To develop initial convenient store and
restaurant needs.

VISION FOR THE FUTURE 2020
• Despite
p the unknown scope
p and speed
p
of development, it is important to capture
a large area which matches the scope of
our vision so that adequate planning and
preparation for success can occur.
• Review uses and consider target markets
that support new green businesses.
• Continue talks with educational institutions
f possible
for
ibl research
h and
d green agriculture
i l
projects.
• Create
C t advisory
d i
board
b d with
ith new green
businesses represented.
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Project Implementation
O
i
Overview
The final step in undertaking the corridor study is to develop an implementation plan for the prioritized strategies. The implementation plan will serve as a guide
for the corridor study lead agency and for other corridor study stakeholders in carrying out the recommendations of the plan. This step involves the following
tasks:
•
•
•
•
•

Identify thresholds/triggers to undertake specific strategies, if they are not immediate priorities;
Identify implementation steps and responsibilities for each recommended strategy;
Identify interagency/intergovernmental relationships or agreements necessary to implement and monitor plan (e.g., monitoring committee, permit review
procedures);
Establish incentives and contingencies (e.g.,
(e g , state actions contingent upon local agency actions); and
Identify monitoring activities and data sources.

Identify
y Thresholds/Triggers
gg
to Undertake Specific
p
Strategies
g
Mid- and long-term strategies may include those that address an immediate need, but for which funding and/or supporting actions are not realistically achievable in
the short term. Alternatively, they may address needs that are projected to exist in the future, but which currently do not warrant action. For these strategies, the
implementation
p
plan should specify
p
p y threshold conditions that should trigger
gg further action. Examples
p of thresholds mayy include:
List examples key triggers (example: Grants, Population Growth, Private Business Development etc.)
Thresholds should be set to encourage proactive rather than reactive action – so that a problem can be addressed before it becomes critical.
Identify Implementation Tools, Next Steps, and Responsibilities
All the steps necessary to implement the plan should be identified. Some of these steps may pertain to the plan as a whole (e.g., communication); others will be
specific to each recommended strategy. Examples of implementation steps may include:
• Communicate the plan’s findings and recommendations to a broad audience to build public awareness and support.
• Encourage each agency responsible for planning, to pass a formal resolution endorsing the corridor plan.
• Revise
R i comprehensive
h i plans
l
and/or
d/ bylaws
b l
consistent
i
with
i h corridor
id plan.
l
• Pursue development of specific projects consistent with the plan’s strategies: Conduct more detailed project development and environmental documentation;
or initiate addition to capital improvements program.
• Review recommendations through the NCDOT Transportation Improvement Program process,
process and consider specific projects for inclusion in the regional and
statewide transportation plan and state transportation improvement program (STIP).
• Pursue funding from existing programs such as Transportation Enhancements, Bicycle and Pedestrian, Highway Safety Improvement, etc.
• Adopt other implementation tools,
tools such as transfer of development rights mechanism,
mechanism zoning incentives,
incentives or expedited permitting for development consistent
with corridor plan. (Cont’d)
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Project Implementation Continued
(Cont’d)
(Cont d)
• Conduct outreach to property owners along the roadway corridor regarding access management benefits and techniques.
• Establish infrastructure impact fees or negotiate commitments from developers (e.g., to fund sidewalks, signals, transit improvements).
• Establish other private funding mechanisms (such as a business improvement district) or public-private partnerships to fund transportation improvements that
support business expansion or otherwise enhance a community’s economic climate.
• Study strategy in more detail once implementation threshold criteria have been met.
For each implementation step, the responsible agency and department(s) should be identified, as well as any implementation partners (e.g., state working with local
government). An approximate time horizon should be identified that is consistent with implementation of the overall strategy within its defined category. The
approximate
fundingg required
also should be listed,, alongg with the p
proposed
fundingg source ((if known)) or p
potential sources.
pp
q
p
Implementation Policies
The corridor development and redevelopment process is based on an effective management of the Corridor. It is a systematic program intended to influence the
rate, amount, type, location and quality of future development. Effective growth management is the product of combining the objectives and policies outlined in this
Plan with the implementation tools described below.
Plan implementation consists of a variety of proactive and reactive activities that will collectively ensure that the Corridor develops into the well-planned district
envisioned in this Plan. Proactive policies are those in which the County initiates actions through a proposal, plan, improvement or regulatory change.
IImplementation
l
policies
l
put adopted
d
d legislation
l
l
into practicall operation and
d represent a vitall component off the
h Corridor
C
d Development
D l
Pl The
Plan.
Th implementation
l
stage includes administering and coordinating the various measures of the Plan, monitoring and assessing actual development results, and negotiating development
proposals. It also implies the need for concrete public investments and the authorization of new regulatory provisions.
An implementation action plan identifies and defines each planning and community development activity to be carried out during a particular fiscal year, the
individual responsibilities of the County for each activity, and the specific involvement of the Plan Commission where appropriate. The table below is designed to
provide a starting point for prioritization and budgeting of actions needed to implement strategies and recommendations outlined in this Plan.
Plan The action plan
identifies several potential key organizations and governmental agencies that will take part in the implementation process. A timeframe for each activity is also
specified to define general phasing for implementation. Further refinement of this table will be needed as details of costs and staff resources are verified and
become available.
available In addition,
addition the County is encouraged to review and update the action plan on an annual basis to ensure that it stays within the County
County’ss
financial ability and resource capacity.
Implementing the US 17 Corridor Master Plan
Camden County will coordinate stakeholder interests to build consensus on strategies to:
•
•
•

Preserve communityy and environmental assets linked to the US 17corridor,,
Align future public-private investments to develop the US 17corridor for enhanced public use and enjoyment, and
Foster interconnected recreation, transportation, land development and related community and economic development within the US 17 corridor.
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Project Implementation Continued
Action Strategies, Priorities and Responsibilities
Capitalizing on the area’s place-based assets—the Great Dismal Canal, Great Dismal Swamp State Park, and Camden County communities and recreation
facilities—and achieving conformity with the State’s Transportation guidelines—requires integrated planning and design for the future, the alignment of publicprivate development objectives, and a sustained commitment to plan implementation.
Camden County should devise a multi-year implementation strategy to shape future development and redevelopment within the US 17 corridor. In addition, the
C
County
should
h ld develop
d l action
i strategies
i for
f land
l d use, transportation,
i recreation
i use and
d development,
d l
the
h environment,
i
and
d for
f related
l d community
i and
d economic
i
development. For each component of the plan, it is recommended the County chart goals and objectives, proposed action strategies, short- medium- and longrange implementation timeframes and responsibilities. These strategies will provide guidance for public policy and for implementation programs and projects.
The County should outline steps for acting on the plan with local, state and federal funding and support programs. The County along with key task force
stakeholders will summarize the plan and strategies for local, county and state government partners and allied local and regional organizations that share
responsibility for implementation actions defined in the strategy charts.
charts This meeting will be open to the public and will be structured to elicit feedback on roles
and partnership opportunities for implementation.
Coordinating Capital Budgeting for Implementation
The corridor plan identifies future infrastructure and facilities capital improvements keyed to the priorities set forth in the plan. Camden County will develop
criteria for prioritizing capital infrastructure and facilities improvements within the US 17 Corridor targeted investment area and will facilitate local government
efforts to secure state involvement in planning, funding and project development consistent with the US 17 corridor master plan. Through this process the
County will need to continue to build local and regional commitments as a foundation for larger state engagement and participation in funding for corridor
enhancement planning and design, programs and projects.
Organizational Development Recommendations for Plan Implementation
This document will outline funding and financing arrangements needed to sustain plan action and implementation and to strengthen intergovernmental
cooperation in gateway corridor communities.
The local planning authority should chart municipal and county government responsibilities, existing functions and offices, including linkages with allied authorities,
public agencies, advisory bodies, community and regional organizations relating to plan implementation. This local planning authority should also assess the
strengths, weaknesses, and viability of current operations relevant to Plan implementation to provide background and guidance for plan-related organizational
development.
I iis recommended
d d that
h the
h local
l l planning
l i authority
h i explore
l
h interests
i
l l governments and
d private
i
i i
d their
h i collective
ll i willingness
illi
It
the
off local
organizations
and
to
consider new organizational arrangements to facilitate long term action on plan implementation. The local planning authority should outline varied organizational
approaches and present selected options for further investigation and decision by the stakeholder group.
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Opinions of Cost
Infrastructure Costs
One of the major challenges for the US Highway 17 Corridor is the
development of sufficient infrastructure for development. Fortunately, this is
already being addressed by current outside funding and ongoing construction
projects. Work to continue to promote the project and secure funding will be
tied to successful marketing and obtaining new business that would locate in
the
with
in
h park.
k When
Wh businesses
b i
i h bonafide
b fid jobs
j b decide
d id to locate
l
i the
h park,
k the
h
funding usually follows; therefore, it is important not to be daunted by
infrastructure costs and to pursue the vision of the County with vigor and with
success Such forethought by the County leaders and the
an organized plan for success.
vision of the citizens of the County is already bearing fruit in that approximately
$3.05 Million in water, sewer and street work is in the pipeline or under
construction currently secured by Golden Leaf funding,
funding NC Commerce Funding
and NCDOT participation in the project. Targeted efforts should continue to
secure funding so long as the funding agency budgets continue to reflect the
importance of economic development.
development The major components of ongoing
projects include:
Water and Sewer Extensions – Golden Leaf Foundation has p
provided $
$2.0
Million for extension of water and sewer to the 100 acre industrial site. These
new facilities can also serve other development along the corridor including the
alongg US 17.
new hotel and other future development
p
New Boulevard – Phase 1 – A short portion of the entrance boulevard for
the new Eco-Industrial Park is under design and review and should be ready for
construction within the next few months. This project is funded cooperatively
by the County, NCDOT and NC Commerce.
Future Infrastructure - As the park develops, additional roadways, pedestrian
trails, water features and wastewater and reclaimed water infrastructure will
prove necessary and the plan addresses these needs and the methodology used
to fund
f d these
h
projects.
j

Electrical Costs
The current electrical system is inadequate to serve the new industrial park
and upgrades are being planned. A temporary service is to be provided
above ground due to the lack of customer revenue at the site for now. As
the project develops customer usage may create sufficient revenue to justify
the installation of buried power as desired by the POG. Albemarle Electrical
M b h Corporation
Membership
C
h been
has
b
working
k to generate a plan
l for
f this
h workk
on behalf of the County.
Broadband
B
db d IInternet
t
t–
Consider providing broadband internet to the site.
Pedestrian/Bike Trails – Construction of 33.3
3 miles of trail to connect with
the extensive trail system in Virginia. The estimated cost is $1.59 Million. The
100 acre Phase 1 of the Eco-Industrial Park should be connected if possible,
perhaps through trails to the proposed hotel.
hotel
Pedestrian Bridge – Construction of a pedestrian bridge over US 17 to
connect the Great Dismal Swamp State Park to a potential hotel in the Eco
EcoIndustrial Park. The estimated cost is $1.4 Million.
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C it l Funding
Capital
F di Pl
Plan
Capital Funding Plan
The potential funding needs are extensive; however, much of the capital expenditures can be
timed as business in the Eco-Complex develops. Phase 1 is being pursued at this time and a
significant
g
portion of this initial p
p
phase,, which p
provides for the initial 100 acre industrial
development, are already funded. The boulevard and a portion of the connector roads are
covered under the current roadway project which is fully funded. The water distribution and
collection systems
y
have been largely
g y funded through
g the Golden Leaf Communityy Assistance
Grant. The South Camden Water Treatment Plant has been improved and is ready for the initial
100 acre development unless a new business that locates is very water intensive, in which case
outside funding sources may be available.
Of the capital needs listed, the Wastewater Treatment System needs are the most immediate.
Within the next several years, the County would need to address the low capacity of the
existing treatment facility. Fortunately, the County is beginning conversations with Camden
Plantation and Warf’s Landing which might lead to cooperative efforts with these parties to
provide additional sewer capacity at lower unit costs than any of the entities could achieve on its
own. The
Th cooperative
i effort
ff
could
ld help
h l fund
f d wastewater treatment and
d could
ld also
l help
h l to deal
d l
with the sewer disposal issue identified in the Project Oversight Group Meetings.
Immediate needs, which we define as needs required within the next 5 years if the Eco-Park
develops rapidly are summarized as follows:
Wastewater Treatment Expansion to 300,000 gallons per day Completion of the Phase 1 Roadways and Storm Drainage Water Distribution System Expansion to Complete Phase 1 Total Short Term Needs:

$ 3,400,000
$ 715,000
715 000
$ 179,000
$ 4,294,000

Capital Sources for the Immediate Needs:
p
p
g the use of impact
p fees or through
g p
p p
p y in
Fundingg to expand
the wastewater treatment facilityy mayy be accomplished
in p
part through
private developer
purchase of capacity
the wastewater treatment plant. A portion of the WWTP cost might also be avoided because adjacent developers may provide locations for reclaimed water to be
applied such as common areas, golf courses or natural areas. This could reduce the project cost for the expansion.
The Department of Commerce and NCDOT may provide some assistance in funding the roadway expansion. Applications should be made as the initial road
construction proceeds.
The water main expansion could be funded in part by capacity fees paid to the Association for that purpose. Waiting to install subsequent phases of water until after
prospects are in hand may allow this funding mechanism and this may be acceptable since the time to complete new water mains should fit within the time frame of
site development for new business.
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Capital
C it l Funding
F di Plan
Pl C
Continued
ti d

Capital Sources for Long Term Needs:
The capital requirements for long term water and sewer needs as shown for Phases 2 and 3 may exceed the capability of the County resources and thus the
following sources should be investigated as the need for infrastructure arises:
Economic Development
p
Administration,, Department
p
off Commerce - Public Works and Development
p
Facilities Grant Program
g
- These ggrants support
pp
projects that promote long-term economic development and help construct public works/development facilities needed to encourage job creation and retention in
economically distressed areas.
NC Rural Economic Development Center - In July 2004, the N.C. General Assembly created the North Carolina Economic Infrastructure Fund, an initiative
to stimulate business growth and job creation. The water and sewer grants funds were created to generate new jobs in rural communities through water and
wastewater improvement projects. Grants will be awarded to local governments using guidelines similar to those used by the Rural Center in its supplemental grants
program.
NC Department of Commerce – Industrial Development Fund – These funds may be available to provide infrastructure to serve new businesses locating in the
Eco-Business complex.
NC Department of Commerce - Utility Account - The Utility Account assists local governments in counties that have one of the 80 most distressed rankings
d G.S.
G S 143B-437.08
143B 437 08 after
f adjustments
dj
li d ffor creating
i jjobs
b iin eligible
li ibl iindustries.
d
i FFunds
d are provided
id d as iincentives
i
f job
j b creation
ti and
d investment
i
t
t to
under
are applied
for
benefit industries eligible to participate in the Article 3J tax credit program. Program Requirements: Funds may be used for construction or improvements to water,
sewer, gas, telecommunications, high-speed broadband, transportation infrastructure or electrical utility lines and for equipment for existing or proposed industrial
buildings.
buildings
NC Department of Commerce – NC Green Business Fund – This source was described at the beginning of the master plan. Business entities locating in an EcoIndustrial Park such as the Camden County Eco-Industrial Park receive priority over similar projects outside an Eco-Industrial Park.
Park The state
state’ss only Eco-Park
currently is the Camden County Eco-Industrial Park.
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Capital Cost and Funding
Cost Projections
The remarks made in the UNC Feasibility Study for a Green Industrial Park
are appropriate in this study as well:
“Without
Without specifying industrial and commercial tenants of the park, it
is impossible, of course, to predict the exact amount of space needed,
water demanded, or the size of future waste streams. Some educated
gguesses can be made based on other GIP p
project
j
examples.
p
Given the current state of infrastructure (i.e., roads, water and sewer
coverage, energy transmission), it is likely that a significant amount of
new and expanded infrastructure will need to be put in place as a
prerequisite to situating a green industrial park in the county. Water,
wastewater, and energy needs are the largest cost contributors and
they are also the most variable, depending on tenant type. For this
reason, cost numbers should be approached with caution and revised
as the project becomes more defined.”

As a follow-up to those statements, shorter term cost projections should be typically more accurate than long term projections. As we project ahead, uncertainty
increases geometrically due to economic conditions, building methods, regulatory changes, and unknown site characteristics or changes. Given the scope and
potential timing of the project,
project we should limit cost projections to the conversion of the 366 acre site into development sites.
sites To provide costs for other
additional sites at this time likely sets the mark too far into the future and the realm of the unknowable.
To that end
end, the infrastructure needs for the 366 acre site have been studied and are summarized in the following table The immediate needs of the 100 acre site
are covered but substantial lot development or expansion will require outside funds available through the NC Green Fund, Department of Commerce funds, EDA,
Rural Center, NCDOT and other sources.
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Capital Cost and Funding
Continued
These cost projections are generally rough estimates made with planning level information rather than
specific site conditions typically available at the time of preliminary design. As such they are useful for
planning but should be updated as additional information is obtained.
This is the work required for
Phase 1 of the Eco-Industrial Park
and includes
incl des water,
ater sewer,
se er roadway
road a
and drainage improvements.

This work is required to complete
the 100 acre light industrial site.

This work is required to serve the
new hotel.
hotel

This is a projection for the
water, sewer, streets and
drainage to serve the 266 acre
remainder of the County-owned
tract.
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