
AGENDA 
JEFFERSON COUNTY PLANNING COMMISSION 

JUNE 12,  2012 
 

Planning Commission meetings are located in the Old Charles Town Library meeting room at 
200 East Washington Street, at the side entrance on Samuel Street at 7:00 PM                                                                  
 
1. Approval of the minutes for the May 15, 2012 meeting. 

 
2. Citizen Communications. 

 
3. Request for postponement. 

 
4. Concept Plan Review and Public Workshop for Briggs Animal Adoption Center          

(PC File #S12-01). This property is located on the west side of US Route 340 approximately 
1300 feet north of its intersection with Route 340/2 (Wheatland Road). This project consists 
of a 10,000 square foot building designated as a cat house and additional parking area. The 
property is located in Tax District: Kabletown; Tax Map: 11; Tax Parcel: 1. 

 
5. Final Plat Public Hearing for the Aspen Greens Subdivsion (PC File #07-15).  The property is 

to consist of 20 single-family lots on 17.054 acres.   The property is located northeast of the 
intersection of Route 24 (Old Country Club Road)  and Route 17 (Flowing Springs Road). 
The owner of the property is Maurice Gladhill.  This property is designated as Tax District: 2, 
Map:4, Parcel: 19.   
 

6. Request by James and Barbara Gibson for a variance from the Subdivision Ordinance Article 
8, Section 8.1(d) to allow for an extension of time (24 months) to bond and record the 
Allstadts Corner Subdivision (PC File #07-10). This property is located on the south side of 
Route 340 (William L. Wilson Freeway); the east side of Route 27 (Millville Road) and on the 
north side of Route 27/2 (Allstadt’s Hill Road) and is designated as Tax District: Harpers 
Ferry, Map: 9, Parcel: 39.1. 

 
7. Request by Wild Goose Farm, LLC for a variance from the Subdivision Ordinance Article 8, 

Section 8.1(d) to allow for an extension of time (24 months) to bond and record the Wild 
Goose Subdivision (PC File #08-18). The property is located on Shepherd Grade Road.  The 
site is located across from Terrapin Neck Road and the National Training Conservation Center 
and is designated as Tax District: Shepherdstown; Map: 3; Parcel: 13 & 13.6 

 
8. Public Hearing regarding the US 340 East Gateway Plan. 

*Note:  This public hearing will begin at 8:30 PM. 
 

9. Continued from the 04/24/2012 PC Meeting: Discussion regarding Proposed Additional 
Commercial and Industrial Zoning Categories and related amendments to the Jefferson 
County Zoning and Land Development Ordinance. 

 
10. Reports from Legal Counsel and legal advice to PC. 

Active Litigation: 
 Far Away Farms 
 Cedar Meadows Airpark 

 
11. Director’s Report. 
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12. County Commission Liaison Report. 

 
13. Planning Commission Exchange. 

 Report from the Health Department Meeting Liaison. 
 Report from the Public Service District Meeting Liaison. 
 Report from the Parks and Recreation Meeting Liaison. 
 Report from the Jefferson County Development Authority Meeting Liaison. 
 Report from the Water Advisory Committee Meeting Liaison. 

 
14. President’s Report. 

 
15. Actionable Correspondence.  

 
16. Non-Actionable Correspondence. 
 
The Planning Commission welcomes written comments at any time.  Our office is open Monday 
through Friday, 9:00 a.m. to 5:00 p.m., and is located at 116 East Washington Street, P.O. Box 
338, Charles Town, WV 25414.  Our phone number is (304) 728-3228; our fax number is  
(304) 728-8126; our email address is planningdepartment@jeffersoncountywv.org and our 
website is www.jeffersoncountywv.org.  
 
Any party desiring a transcript of these proceedings will be responsible for providing a competent 
stenographer at their own expense.  Minutes and video recordings of past meetings, Subdivision 
Regulations, Zoning Ordinance, and the Comprehensive Plan can be found on the website.  The 
office has a file on each project as well as aerial photos of the county.  Minutes and audio 
recordings of older meetings not on the website are available for review in the office. 



MINUTES 
JEFFERSON COUNTY PLANNING COMMISSION 

MAY 15, 2012 
 

The Jefferson County Planning Commission met on Tuesday, May 15, 2012 with the following 
Commission members present: Paul Taylor, President; Eric Smith, Vice-President; Morgan 
Etters, Secretary; Daniel Hayes, Kelly Baty, Ed Burns, Gene Taylor, Steve Stolipher and Walt 
Pellish.  Staff members present included Seth Rivard, Planner; Steve Barney, Zoning 
Administrator; Jonathon Saunders, County Engineer; Stephanie Grove, Prosecuting Attorney; 
and Amy Puetz, Planning Clerk. 
 
Mr. P. Taylor called the meeting to order at 7:00 PM. 
 
1. Approval of the minutes for the April 24, 2012 meeting. 

 
Mr. Stolipher moved to approve the minutes of the April 24, 2012 Planning Commission 
meeting.  Mr. Pellish seconded the motion which carried 5 for and 2 abstentions (Mr. Hayes 
and Ms. Etters).   
 

2. Citizens Communication.  
 
Ms. Nance Brisco, speaking on behalf of Patrick Henry Estates, discussed a recent legal case 
in which Patrick Henry Estates was involved.  She explained that the time and cost of 
litigation could have been avoided if the Planning and Zoning Department would review the 
covenants and restrictions submitted with subdivision final plats.  She also requested that the 
Planning Commission and County Commission pay close attention to efforts taken by the 
Attorney General to assist homeowners with financial difficulties.  
 
Mr. Ted Schiltz, of the Potomac Terrace Home Owners Association, objected to expanding 
the US 340 Corridor Study Area to the Potomac River.  Mr. P. Taylor reminded the audience 
that there would be an opportunity to comment on the US 340 East Gateway Plan at the June 
12, 2012 Planning Commission meeting.  
 
Mr. Baty entered the room at 7:06 PM.  
 
Mr. David Tabb, resident of Jefferson County, commented that bike paths and walking trails 
have taken a bigger priority in the US 340 East Gateway Plan than he had anticipated.  He 
stated that transportation issues should have been the priority within the study.  He strongly 
opposed the proposal of an underpass on US 340 by Allstadts Hill Road.  He reported that a 
bridge in that area would be a better option.  He urged that the Planning Commission read the 
document thoroughly before any decisions are made.  
 
Mr. Smith entered the room at 7:08 PM. 
 
Ms. Kathy Knight, President of Carriage Park Homeowners Association, held up a binder of 
documentation regarding the US 340 East Gateway Plan from a time period dating 
approximately midway through the study.  She then held up a much larger binder depicting 
the document as she feels it was presented for the meeting.  She stated that she understood 
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the need for some changes within the document although she advised of the benefits of 
keeping the report simplistic.  She reported that on May 5, 2011, the County Commission 
voted unanimously to move forward with Option 4, which discussed eminent domain of 
businesses, private homes and common ground, with regards to the US 340 Corridor study.  
She stated that she has repeatedly requested that vote be rescinded.  She related that a 
rescinding of that vote has not yet taken place.  She inquired as to whether or not Option 4 is 
still being considered with regards to the US 340 Gateway Plan.   She requested a cost 
analysis of improvements to the road.  She also asked how the rerouting of traffic during 
construction would be addressed.   
 
Mr. Burns asked if reviewing the covenants and restrictions of subdivisions was within the 
purview of the Planning Commission.  Ms. Grove explained that the State of West Virginia 
has not given the Planning Commission or the County Commission any authority to review 
or enforce the covenants and restrictions of subdivisions.   
 

3. Request for postponement.  None. 
 

4. Request by Ken Lowe Management Company for a variance from the Subdivision 
Ordinance Article 6, Section 6.3 to allow for an extension of time (24 months) to bond 
and record the Kensington Townhome Subdivision (PC File #06-41). The property is 
located on the north side of Lowe Drive, approximately 750 feet west of its intersection 
with Route 480 (Kearneysville Pike), adjacent to the Clarion Hotel & Conference 
Center and is designated as Tax District: Shepherdstown, Map: 8, Parcel: 10.9. 

 
Mr. Rivard presented the variance request and location of the property.  He read from his 
staff report and stated that, while the Planning Commission should consider the policy and 
planning implications of approving the variance, staff did support the request.   
 
Mr. Dick Klein, of Alpha Associates, gave a short presentation and was available for 
questions.  He requested approval and also voiced his support of the proposed amendment to 
extend Senate Bill 595 to July 1, 2015.   
 
Mr. Baty questioned whether or not the project could be bonded and recorded by the July 1, 
2012 deadline.  Mr. Klein stated that it was possible for the project to bond and record 
although it did not make sense financially to do so with the current state of the economy.  Mr. 
Baty stated he felt that it would set a bad precedent to allow projects a time extension past the 
sunset clause of July 1, 2012 set in Senate Bill 595.  There was a discussion between Mr. 
Baty and Mr. Klein weighing the risks to the County versus the risks to the developer.   
 
Mr. P. Taylor opened the public hearing.   
 
Mr. David Tabb, Jefferson County resident, spoke in support of the variance request.   
 
Mr. Hayes moved to close the public hearing.  Mr. Burns seconded the motion which carried 
unanimously.   
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Mr. Burns moved to approve the variance request.  Mr. Pellish seconded the motion.  Mr. 
Hayes moved to amend the motion to include that the request meets the four criteria 
necessary in approving a variance.  Mr. Burns accepted the amendment.  Mr. Pellish voiced 
his support of the variance request and stated that approving these types of requests makes 
sense in the current condition of the economy.  The motion carried 8 for and 1 opposed (Mr. 
Baty). 
 

5. Discussion regarding draft US 340 Gateway Plan edits for the purpose of approving a 
Draft for Public Input for use at the Public Hearing scheduled for June 12, 2012. 
 
Mr. Rivard reviewed the changes made in the US 340 Gateway Plan in accordance with 
previous edit requests.  He reported that any comments or edits made at this meeting would 
be incorporated to a final draft which would be made available within a couple of days.   
 
Mr. Baty discussed the lack of financing ability from the WV Department of Highways and 
asked why that is not addressed in the US 340 Gateway Plan.   Mr. Rivard explained that the 
US 340 Gateway Plan would forecast improvements that need to be made so that the WV 
Department of Highways would be able to place those needs in future budgets.  Mr. Baty 
inquired as to whether or not the Planning Commission should approve a plan that details 
such improvements without having the infrastructure to be able to handle those 
improvements.  Mr. Burns commented that approving the document would allow the WV 
Department of Highways to place improvements to the corridor on a list of projected 
projects.   
 
Mr. Pellish clarified that the purpose of any vote at the present time would be to approve the 
document to move forward to public hearing and not to approve the contents of the 
document.  He also clarified that even after the public hearing is held, the document would 
still need to be presented to the County Commission for a vote to approve or deny.   
 
Mr. Hayes moved to approve the draft as presented for public hearing on June 12, 2012.  Mr. 
Stolipher seconded the motion which carried unanimously.   
 

6. Discussion and possible vote regarding the JCCEP proposed text amendment to allow 
for an extension of Senate Bill 595 until July 1, 2015. 
 
Mr. Barney explained that the amendment would allow a time extension for projects that fell 
within the provisions of Senate Bill 595 from July 1, 2012 to July 1, 2015.  He clarified that 
the role of the Planning Commission is to review and provide a recommendation to the 
County Commission.  
 
Ms. Etters voiced concern of the time it may take to have an amendment go through the 
process and questioned whether or not a variance request would be a better option for that 
affected projects.  Mr. Rivard stated that if the amendment was not approved that the 
developers would still have the option of a variance if a request was submitted and a public 
hearing was held before the July 1, 2012 deadline.   
 



MINUTES 
JEFFERSON COUNTY PLANNING COMMISSION 
MAY 15, 2012 
PAGE 4 of 5 

 
Mr. Hayes voiced his support of the amendment.  
Mr. Mike Wiley, Jefferson County Citizens for Economic Preservation (JCCEP), gave a 
short presentation of the proposed amendment.   
 
Mr. Stolipher moved to recommend to the County Commission to allow time extensions as 
stated in Senate Bill 595 to July 1, 2015.  Mr. Hayes seconded the motion which carried 8 for 
and 1 opposed (Mr. Baty).  
 

7. Discussion and vote on holding a special called 2nd Planning Commission meeting on 
June 26th for potential variances regarding time extensions. 
 
Mr. Rivard explained that staff suggested tentatively scheduling a June 26, 2012 meeting to 
allow projects with a July 1, 2012 deadline to submit time extension variance requests.  He 
stated that the meeting would be solely for the purpose of hearing those requests and that no 
other items would be placed on the agenda.   
 
Mr. P. Taylor called a meeting for June 26, 2012 to hear time extension variance requests.  
 

8. Reports from Legal Counsel and legal advice to PC. 
Active Litigation: 
 Far Away Farms 
 Cedar Meadows Airpark 
 
Ms. Grove reported that the Far Away Farms case was continued to August of 2012.  
 
Mr. P. Taylor called for a 5 minute break at 8:21 PM.  Mr. P. Taylor called the meeting back 
to order at 8:26 PM. 
 

9. Director’s Report.  
 
Mr. Rivard reported that the County Commission had directed staff to move forward on both 
the 2014 Comprehensive Plan and the US 340 South Corridor Study.  He reported that staff 
would provide a time line for both projects for discussion with the County Commission at a 
future date.   
 
Mr. Rivard reported that the County Commission approved the Planning and Zoning 
Department to hire one staff member from a temp agency to help organize electronic data 
files.   
 
Mr. Rivard reported that there would be a tentative public hearing held in June 6, 2012 by the 
County Commission regarding the potential rezoning of the Capriotti property. 
 
Mr. Rivard reviewed upcoming agenda items for the June 12, 2012 Planning Commission 
meeting.  
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10. County Commission Liaison Report.  None. 

 
11. Planning Commission Exchange. 

 
 Report from the Health Department Meeting Liaison. None. 

 
 Report from the Public Service District Meeting Liaison.   

Mr. Hayes stated he would be attending the Public Service District meetings. 
 

 Report from the Parks and Recreation Meeting Liaison.  None. 
 

 Report from the Jefferson County Development Authority Meeting Liaison.  
None. 

 
 Report from the Water Advisory Committee Meeting Liaison.  None. 

 
12. President’s Report.  None. 

 
13. Actionable Correspondence.  None. 

 
14. Non-Actionable Correspondence.  Mr. P. Taylor presented a letter from Mr. Earl Jackson, 

Jr. relaying his comments regarding the US 340 East Gateway Plan. 
 

Mr. Hayes moved to adjourn the meeting at 8:35 PM.  Mr. G. Taylor seconded the motion which 
carried unanimously.  An audio recording and/or a video recording of the meeting may be found 
on our website.  These minutes were prepared by Amy Puetz, Planning Clerk. 
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Allstadt’s Corner Subdivision PC File # 07-10 

 

PERMIT APPROVALS: 
         Health Department Permit No.: 17,962; 17,963 
         Dept. of Highways Permit No.: 5-08-0346, 5-08-0347, 5-08-0348,  

         5-08-0349 
APPROVALS: 
         Community Impact Statement (CIS) 
 PC File #07-10 

Submitted: 04/19/07 
County Engineer Approval: 04/30/07 
Staff Review Mtg.: 05/04/07 
County Planner Approval: 05/31/07 
PC Approval: 06/26/07 
Expires on: 05/04/09; PC Extended: 06/09/09 

         Preliminary Plat Submitted: 10/18/07 
Staff Review Mtg.: 11/02/07 
County Engineer Approval: 08/20/08 
County Planner Approval: 08/28/08 

         Site Plan Will be processed in a different phase. 
         Final Plat Submitted: 03/06/09 

County Planner Approval: 04/24/09 
County Engineer Approval: 05/21/09 
Final Plat 60-day Provision: 08/14/09 (extended twice) 
Public Hearing Held: 07/14/09 
PC Action:  07/14/09 PC approved the final plat. 

         Variance History  
    

08/28/07- PC approved a variance to permit the residue 
parcel to retain two existing entrances off existing 
Allstadt’s Hill Road. 
04/14/09 - PC approved a variance for an extension of time 
within which to advance through the final plat public 
hearing stage.  The PC extended the 60-day provision until 
06/09/09. 
06/09/09 – PC approved a variance for an extension of 
time within which to advance through the final plat public 
hearing stage.  The PC extended the 60 day provision until 
08/14/09. 
08/25/09 – PC denied a variance request for an extension 
of time to bond and record.   
7/7/12 – Per an agreed court order Allstadt’s Corner was 
permitted to fall within the provisions of SB 595 and 
therefore is required to bond and record by July 1, 2012. 

 OTHER APPROVALS: None required 
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Background 

Allstadt’s Corner is located at the intersection of US 340 and Millville Road, where the flea market is 
currently located.  The approved Final Plat is for a 31 lot development.  There are 28 lots designated for 
attached single family homes, 2 lots are proposed to for multi-family units and the residue contains the 
historic Allstadts House and Ordinary.  As outlined in the Community Impact Statement (CIS), 
Allstadt’s Corner is proposed to be strictly a residential development. 

Allstadt’s Corner Subdivision received Final Plat approval at the July 14, 2009 Planning Commission 
meeting.  The applicant then applied for an extension to bond and record the Final Plat.  On August 25, 
2009 the Planning Commission denied the variance request for an extension of time to bond and record.  
This resulted in legal action by the applicant.  A resolution came as the result of an agreement order 
between the Planning Commission and the applicant in July 2011.  The court ordered agreement granted 
an extension to the Allstadt’s Corner Subdivision to January 14, 2010.  As a result of this extension, 
Allstadt’s Corner came under the provision of Senate Bill 595.  Consequently, the project received an 
automatic extension to bond and record the Final Plat to July 1, 2012.       
 
Additionally, it should be noted that this property was rezoned from Residential Growth to Residential-
Light Industrial-Commercial on January 12, 2012.  
 
The Request 
 
The applicant is requesting a 24 month extension, from July 1, 2012 to July 1, 2014, to bond and record 
the Final Plat.  Per Section 8.1(d) of the Jefferson County Subdivision Ordinance of 1979, an approved 
Final Plat shall be bonded and recorded within 90 days.   
 
Variance Criteria 

The variance process in the 1979 Subdivision Ordinance is different from the waiver process outlined in 
the 2008 Subdivision Regulations.  In order to grant a variance the following four criteria must be met: 
 
The request is not contrary to the public interest. 
The request for a variance of 24 months to extend the time limit to bond and record the Final Plat is not 
contrary to the public interest.  In view of the fact that the applicant intends to continue the development 
as approved by the Planning Commission, no change has occurred to the site which would negatively 
impact the public interest.   
 
A literal enforcement of this Ordinance will result in unnecessary hardship. 
A literal enforcement of the ordinance would require the applicant to start the project anew if it is not 
bonded and recorded by July 1, 2012.  As outlined in the applicant’s submittal and above, Federal 
Group, Inc. has completed the preliminary and Final Plat approval process and is requesting a delay in 
the recordation and bonding of the approved project.  If the appellant is denied an extension, the process 
would have to start over as outlined in the new Subdivision Regulations.   Beginning the process over 
would not be likely to change the layout of proposed use of the project from the currently approved 
Final Plat.  
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The request is not the result of a self-imposed hardship. 
The request is not a self-imposed hardship.  As noted above the applicant has received approval of the 
Final Plat for this development.  The applicant’s efforts required to process the approvals shows a vested 
interest to proceed forward.   
 
The spirit of this Ordinance will be observed and substantial justice done. 
Since the variance is for a time extension and not a variance of the site layout, the spirit of the ordinance 
will be observed.   
 
Recommendation 
 
Due to the significant investment to get through the Final Plat approval, Staff believes the request is 
reasonable. However, this is also a policy decision for the Planning Commission to consider.  Does the 
Planning Commission feel comfortable extending projects into the future, without being sure when and 
how the development may occur in the future?  Throughout the County, there is a significant number of 
lots that are either preliminarily approved, Final Platted, and/or in a tolling agreement.  It is the Planning 
Commission’s role to determine if leaving so many potential lots around the County is the best option 
for the County.   

If the Planning Commission votes to extend the time to bond and record the Final Plat for this project, 
staff suggests the following conditions be added to the approval.    
 
On January 12, 2012, the property was rezoned from Residential Growth to Residential-Light Industrial-
Commercial.  The uses permitted in the Residential-Light Industrial-Commercial District are more 
extensive than the uses permitted in the Residential Growth District.  Although there has been a 
rezoning of the property, the Allstadt’s Corner Subdivision Final Plat is permitted in the Residential-
Light Industrial-Commercial District.  There is no material change to the development as all residential 
uses in the Residential-Light Industrial-Commercial District shall follow the standards found in the 
Residential Growth District.   

Since there has been a rezoning of the property, there will need to be two notes added to the Final Plat 
before it is recorded.  First, the zoning designation shall be changed to reflect the current zoning.  
Second, since Allstadt’s Corner is a residential development and limited to residential uses by the 
Community Impact Statement (CIS), any uses permitted under the current zoning are not permitted in 
this development.  If a use permitted under the current zoning wanted to be established within the 
development, the lot establishing the new use shall be required to lift the single family restriction by a 
public process.     

Conditions of approval 

1. Change zoning designation on Final Plat from Residential Growth to Residential-Light 
Industrial-Commercial. 

2. Add the following note “Any use not specifically listed in the CIS shall be prohibited on any of 
the lots in the development known as Allstadt’s Corner.  If a use not listed in the CIS is to be 
established on any lot, a public process shall be required to lift the single family restriction for 
that individual lot.” 
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Item #7 Request by Wild Goose Farm, LLC, owner/developer, for a variance to extend the time to 
bond and record the Wild Goose Subdivision (PC File#08-18).  The applicant is 
requesting an extension of time from July 1, 2012 to July 1, 2014.  

   
DEVELOPER: Same 
SURVEYOR/ENGINEER: Appalachian Surveys, PLLC 

PROPERTY LOCATION: 
The property is located on Shepherd Grade Road.  The site 
is located across from Terrapin Neck Road and the National 
Training Conservation Center. 

LEGAL DESCRIPTION: 

District:  Shepherdstown, Map: 3, Parcels: 13 and 13.6 

 

ZONING DISTRICT: 

Zoning Map Designation:  
Rural 
 

 

            

SURROUNDING PROPERTIES: 
Zoning Map Designation: 
North: Rural South: Rural 
East: Rural West: Rural 

LOT AREA: 173.80 acres 
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APPROVED ACTIVITY: 
13 single-family lots and 1 multi-use lot for horse 
breeding/boarding containing a riding/training facility and 2 
residences (per 9/23/08 variance). 

DEVELOPMENT HISTORY: 

Wild Goose Subdivision (PC File # 08-18) 
 January 10, 2012 – Final Plat approved.  
 January 2011 – Project falls under SB 595 allowing 

an extension provided that the Final Plat Public 
Hearing is held by July 1, 2012. 

 April 3, 2009 – Staff Review Meeting for 
Preliminary Plat/Site Plan. 

 Sept. 23, 2008 – Variance granted to allow more 
than 1 principle structure on the lot. 

 Aug. 26, 2008 – Variance granted to waive the 
requirement that a subdivision must be served by 
internal roads. 

 Aug, 26, 2008 – CIS accepted by the Planning 
Commission. 

 June 27, 2008 – Staff review meeting for CIS.  
 

Background: 
 
Wild Goose Subdivision is located on Shepherd Grade Road near the intersection of Terrapin Neck 
Road and consists of 13 lots and a residue parcel.  Since this Subdivision started before the 2008 
Subdivision Regulations where adopted, this Subdivision is governed by the 1979 Subdivision 
Regulations.  This is a cluster development in the Rural District with a remaining residue of 141 acres.   
 
The Request 
 
The applicant is requesting a 24 month extension, from July 1, 2012 to July 1, 2014, to bond and record 
the Final Plat.  Per Section 8.1(d) of the Jefferson County Subdivision Ordinance of 1979, an approved 
Final Plat shall be bonded and recorded within 90 days.  The applicant received Final Plat approval on 
January 10, 2012 at a regularly scheduled Planning Commission meeting.  With Senate Bill 595, the 
applicant was granted an automatic extension until July 1, 2012 to bond and record Wild Goose 
Subdivision.  
 
The variance process in the 1979 Subdivision Ordinance is different from the waiver process outlined in 
the 2008 Subdivision Regulations.  In order to grant a variance the following four criteria must be met: 
 
The request is not contrary to the public interest. 
The request for a variance of 24 months to extend the time limit to bond and record the Final Plat is not 
contrary to the public interest.  In view of the fact that the applicant intends to continue the development 
as approved by the Planning Commission, no change has occurred to the site which would negatively 
impact the public interest.   
 
A literal enforcement of this Ordinance will result in unnecessary hardship. 
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A literal enforcement of the ordinance would require the applicant to start the project anew if it is not 
bonded and recorded by July 1, 2012.  As outlined in the applicant’s submittal and above, Federal 
Group, Inc. has completed the preliminary and Final Plat approval process and is requesting a delay in 
the recordation and bonding of the approved project.  If the appellant is denied an extension, the process 
would have to start over as outlined in the new Subdivision Regulations.   Beginning the process over 
would not be likely to change the layout of proposed use of the project from the currently approved 
Final Plat.  
 
The request is not the result of a self-imposed hardship. 
The request is not a self-imposed hardship.  As noted above the applicant has received approval of the 
Final Plat for this development.  The applicant’s efforts required to process the approvals shows a vested 
interest to proceed forward.   
 
The spirit of this Ordinance will be observed and substantial justice done. 
Since the variance is for a time extension and not a variance of the site layout, the spirit of the ordinance 
will be observed.   
 
Recommendation 
 
Due to the significant investment to get through the Final Plat approval, Staff believes the request is 
reasonable. However, this is also a policy decision for the Planning Commission to consider.  Does the 
Planning Commission feel comfortable extending projects into the future, without being sure when and 
how the development may occur in the future?  Throughout the County, there is a significant number of 
lots that are either preliminarily approved, Final Platted, and/or in a tolling agreement.  It is the Planning 
Commission’s role to determine if leaving so many potential lots around the County is the best option 
for the County.   
 















 
 

DRAFT   Received by Jefferson County Commission on March 8, 2012 DDRRAAFFTT   RReecceeiivveedd bbyy JJeeffffeerrssoonn CCoouunnttyy CCoommmmiissssiioonn oonn MMaarrcchh 88, 22001122

US 340 Corridor  
East Gateway Plan 

Jefferson County  

Departments of Planning and Zoning 

116 East Washington Street, Suite 200 

P.O. Box 338 

Charles Town, WV 25414 

Phone: 304-728-3228 

Fax:  304-728-8126 

Planning E-mail: planningdepartment@jeffersoncountywv.org 

Zoning E-mail:  zoning@jeffersoncountywv.org 

Web:  www.jeffersoncountywv.org/government/ 
departments/planning-and-zoning-department.html 



Jefferson County Departments of Planning and Zoning 2 May 16, 2012 DRAFT

Table of Contents

Executive Summary……………………………………………………………
6

Section 1.0 INTRODUCTION                                                                   
9

Section 1.1 Plan Vision………………………………………………………………………
9

Section 1.2 Background……………………………………………………………………..
9

Section 1.3 Definition of Plan Area………………………………………………………….
10

Section 1.4 History of the US 340 Corridor Study………………………………………...
11

Section 1.5 Plan Methodology………………………………………………………………
13

Section 2.0 PUBLIC OUTREACH STRATEGY
15

Section 2.1 Public Meetings…………………………………………………………………
16

Section 2.2 Other Outreach Methods………………………………………………………
23

Section 3.0 EXISTING CONDITIONS
25

Section 3.1 Community Services and Infrastructure……………………………………..
25

Section 3.2 Economic Conditions…………………………………………………………..
28

Section 3.3 Environmental and Natural Resources………………………………………
29

Section 3.4 Historic Resources and Viewshed……………………………………………
32

Section 3.5 Land Use and Zoning………………………………………………………….
34

Section 3.6 Parks, Trails, Greenways……………………………………………………...
39

Section 3.7 Transportation…………………………………………………………………..
41

Section 4.0 GOALS AND OBJECTIVES
61

Section 4.1 Community Services and Infrastructure……………………………………..
61

Section 4.2 Economic Opportunities……………………………………………………….
63

Section 4.3 Environmental and Natural Resources………………………………………
64

Section 4.4 Historic Resources and Viewshed……………………………………………
65

Section 4.5 Land Use and Zoning………………………………………………………….
67



Jefferson County Departments of Planning and Zoning 3 May 16, 2012 DRAFT

Section 4.6 Parks, Trails, Greenways……………………………………………………...
69

Section 4.7 Transportation………………………………………………………………
70

Section 5.0 PLAN RECOMMENDATIONS
74

Section 5.1 Community Services and Infrastructure……………………………………..
74

Section 5.2 Economic Opportunities……………………………………………………….
77

Section 5.3 Environmental and Natural Resources………………………………………
79

Section 5.4 Historic Resources and Viewshed……………………………………………
80

Section 5.5 Land Use and Zoning………………………………………………………….
82

Section 5.6 Parks, Trails, Greenways……………………………………………………...
96

Section 5.7 Transportation…………………………………………………………………..
99

Section 6.0 IMPLEMENTATION STRATEGIES
126

Section 6.1 Introduction……………………………………………………………….……...
126

Section 6.2 ImplementationTools…………………………………………………………..
128

Section 6.3 Table of Recommendations…………………………………………………… 131

  
  

Section 7.0 APPENDICES
138

Appendix A Technical Advisory Committee and Citizens Advisory Committee………..
139

Appendix B Major Subdivisions within Corridor…………………………………………...
140

Appendix C Land Use Scenarios……………………………………………………………
142

Appendix D County Commission and Planning Commission Members………………..
147

Appendix E Map Disclaimer and Map Sources…………………………………………… 148

Appendix F Definitions……………………………………………………………………….. 149



Jefferson County Departments of Planning and Zoning 4 May 16, 2012 DRAFT

LIST OF TABLES
Table 1 2004 Comprehensive Plan Recommendations List of Priorities…………..... 12
Table 2 Planning Process Milestones……………………………………………...……. 13
Table 3 2012 School Enrollment Statistics……………………………………..………. 26
Table 4 Brunswick Line Eastbound Monday through Friday only…………….……… 43
Table 5 Worker Inflow/Outflow for the East Gateway Corridor……………..………… 44
Table 6 Summary of East Gateway Study Survey Responses……………..………… 46
Table 7 Priority Levels for Transportation Needs…………………………..………….. 49
Table 8 Un-Signalized Intersection Approaches of Concern………………….……… 52
Table 9 Analysis Results of Future Traffic Growth Scenario……….……………….… 57
Table 10 Benefits of Transportation Options……………………………….……………. 58
Table 11 Summary of Recommended Roadway Improvement Projects……………... 103

104
Table 12 Improvement Project Types of Un-Signalized Intersections……………….... 108
Table 13 Transit Improvement Recommendations……………………………….…….. 121
Table 14 Where Workers Are Employed Who Live in East Gateway Corridor……….. 122
Table 15 Estimated Cost of Recommended Improvements……………….…………... 125

LIST OF FIGURES
Figure 1 Overview of Plan Recommendations………………………………….………. 7

8
Figure 2 US 340 Corridor East Gateway Planning Process………………..…………. 14
Figure 3 What We Heard on March 26, 2011……………………………………..…….. 17
Figure 4 What We Heard on June 16, 2011………………………………………..……. 18 

19
Figure 5 What We Heard on September 17, 2011 Pros and Cons………………..….. 20
Figure 6 What We Heard on September 17, 2011 Key Points…………………..……. 21
Figure 7 What We Heard on December 6, 2011……………………………..…….…… 22
Figure 8 MetroQuest Web-Based Tool….................................................................... 23
Figure 9 Hagerstown/Eastern Panhandle Metropolitian Planning Organization 

(HEMPO) US 340 Corridor Survey (October 2002)…………………………..
45

Figure 10 Summary of US 340 Traffic Speeds by Season and Time Period…………. 48
Figure 11 The Transportation Planning Process……………………………………..…... 100
Figure 12 Improvements Most Needed Along the US 340 Corridor…………………..... 101
Figure 13 Harpers Ferry Bridge………………………………………………………..…… 102
Figure 14 Examples of Advanced Warning Flashers………………………………..…… 106
Figure 15 Examples of Restricted Crossing U-Turn (RCUT) Intersections…………..... 109
Figure 16 Stressing Options and Attractiveness of New Roadway Design………….... 112
Figure 17 US 340 Right-of-Way……………………………………………………………. 112
Figure 18 Flowing Springs Road / WV 9 / WV 9 Ramp……………………..……..…….. 119
Figure 19 Bakerton Road Railroad Underpass…………………………………..……….. 120

Figure 20 Components of Streetscape Design……………………………….…………... 124

 



Jefferson County Departments of Planning and Zoning 5 May 16, 2012 DRAFT

LIST OF MAPS                                                                      
Map 1 US 340 Corridor East with Study Areas…………………………………..…… 10
Map 2 Fire Company Response Areas…………………………………………..……. 27
Map 3 Land Cover Green Infrastructure (GI)….……………………….…...………… 29
Map 4 Land Cover (University of Vermont)………………………………………….... 30
Map 5 Hydrologic Features……………………………………………………………... 31
Map 6 Historic Resources…………………………………………………………..…… 32
Map 7 Existing Land Use…………………………………………………………..……. 34
Map 8 Large Properties with US 340 Frontage………………………………..……… 37
Map 9 2011 Zoning Map Jefferson County, WV………………………………..…….. 38
Map 10 Parks and Trails…………………………………………………………..……… 39
Map 11 Transportation System………………………………………………..…………. 41
Map 12 Pan Tran Orange Route………………………………………………..……….. 43
Map 13 Existing Average Daily Traffic Volumes..……………………………..……….. 47
Map 14 Fatalities within the US 340 Corridor East Gateway ………………..………. 50
Map 15 Peak Congested Speeds and Traffic Queuing on US 340…………..………. 54
Map 16 Hagerstown/Eastern Panhandle Metropolitan Planning Organization 

(HEMPO) Regional Travel Demand Model……………………………….…...
56

Map 17 Future Land Use…………………………………….…………………………… 83
Map 18 Proposed Projects……………………………………..………………………… 105
Map 19 US Customs & Border Protection (USCBP Proposed Intersection 

Improvements) – Option 1………………………………………………..……..
110

Map 20 US 340 Turning Lane Extension (WV 9 to Jefferson Terrace Road)………. 111
Map 21 Recommended Improvements Near US 340 and Millville-Bakerton Roads 

Intersection……………………………………………………………….……….
113

Map 22 Additional Frontage Roads on Western Portion of US 340……………..…… 114
Map 23 Alternative East-West Roadway Linkages in Northern Sections of 

Corridor…………………………………………………….…………….………..
115

Map 24 Additional Roadways Connecting Keyes Ferry Road to US 340 and to 
Somerset Blvd……………………………….……………………………………

116

Map 25 Additional Access Roads to Shenandoah Springs Road…….….…………... 117
Map 26 US 340 and Old Country Club Road Intersections…………...….…………… 118
Map 27 Major Subdivisions………………………………………………………………. 140
Map 28 Alternative Land Use Scenario 1: Growth within the Urban Growth 

Boundary…………………………………………………………………………..
143

Map 29 Alternative Scenario 2: Planned Mixed-Use………………………….………. 144
Map 30 Alternative Scenario 3: Full Build-Out……………………………..…………… 146



Jefferson County Departments of Planning and Zoning 6 May 16, 2012 DRAFT

Executive Summary  

The US 340 Corridor – East Gateway Plan was created to guide Jefferson County leadership, 
businesses, residents and tourists to achieve a shared community vision of the future of this 
vital corridor. The County’s 2004 Comprehensive Plan recommended that “the County should 
study the US 340 Corridor, including land use, viewscape, economic development and traffic 
design and management in order to create an effective strategy for the long term management 
of this important mixed-use corridor; initiate a cooperative planning effort with the WV DOT to 
improve the US 340 Corridor, and to improve traffic flow, appearance and land use coordination 
in the US 340 Corridor east of Charles Town.”

In 2010, the Jefferson County Commission initiated this small area planning effort as an 
opportunity to engage the public in a process to develop a common vision to guide future land 
use and zoning decisions, encourage a vibrant economy, and manage the related transportation 
impacts. This stretch of the US 340 Corridor is an important gateway into the County and the 

State as well as a prime 
commuter route. Development 
along the corridor has a 
significant impact on the flow 
of traffic for residents, 
employees and visitors. The 
intent of this plan is for it to 
act as a small area plan for 
this seven mile stretch of road 
and to be incorporated into 
the 2014 Comprehensive Plan 
when it is adopted.

The analysis of existing 
conditions fell into six broad 
categories that were utilized 
throughout the five public 
meetings and two web-based 
outreaches at which issues 
and opportunities, and 
recommendations and 
implementation strategies 
were discussed. These 

categories include Land Use/Zoning; Transportation; Community Services/Infrastructure; 
Economic Development; Historic Resources/Viewsheds; and Parks, Trails and Greenways. An 
additional category of Environmental and Natural Resources was added later in the process due 
to public comments related to Environmental and Natural Resources that were not adequately 
addressed in the other categories. Primary issues identified related to traffic flow and safety; 
the need for better trail access along the corridor; and the need to better guide the relationship 
between land development patterns and traffic issues. 

Based on public input received, three alternative land use scenarios were developed for 
discussion and consideration. The three scenarios had various levels and intensities of urban 
level development at various locations along the corridor. The land use alternatives were 
analyzed through an exercise at the September meeting and through one of the two web-based 
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input opportunities. The preferred land use alternative was one that primarily focused the 
highest intensity development inside the Charles Town and Ranson Urban Growth Boundaries 
(UGBs), where growth can be served by existing utilities and transportation infrastructure, but 
allows for high-quality development to occur along the US 340 Corridor at key intersections.  
The preferred scenario supports the concept that the area outside of these growth boundaries 
and the noted commercial nodes should be retained as agricultural land, open space, or low-
density residential uses.  This preferred growth scenario acts as the vision for this planning 
document.

The choice of the preferred land use alternative allowed the development of goals and 
recommendations related to the other categories previously discussed. A brief overview of the
recommendations which are detailed in this plan document is as follows (Figure 1).

Community Services/Infrastructure
A. Enhance Emergency Services 
B. Enhance Area Schools and Libraries
C. Utilize and Enhance Existing Water / Sewer Service
D. Promote Expanded Health Services 
E. Improve Wireless Service in the 340 Corridor

Economic Opportunities
A. Promote Economic Development along the US 340 Corridor
B. Promote Business Development and Retention

Environmental/Natural Resources

A. Preserve Sensitive Natural Resources from the Negative Impacts of Development
B. Preserve and Improve the Scenic Quality Along the Corridor including Rural/Agricultural 

and Scenic/Natural Areas. 

Historic Resources and Viewshed
A. Protect Historic Structures/Resources
B. Enhance Cultural/Heritage Activities
C. Protect the Rural and Historic Viewshed/Landscape
D. Create Gateway/Entrance

Land Use
A. Retain Open Space and Land in Agricultural Use
B. Encourage Development Within Existing Urbanized Areas and at Specific Commercial 

Nodes
C. Permit Mixed-Use Development in Targeted Areas 
D. Encourage Appropriate Development Opportunities in Rural Areas
E. Improve Planning Coordination with Other Agencies 
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Parks, Trail and Greenways
A. Improve Existing Trail Network 
B. Beautify the US 340 East Corridor
C. Develop Additional Parks and Enhance Existing Parks
D. Improve Signage and Mapping
E. Identify Financial Resources for Passive and Active Recreational Opportunities 

Transportation:
A. Maintain and Enhance the Efficiency and Capacity of the Developed and 

Underdeveloped Segments of the Corridor
B. Promote Traffic Safety 
C. Improve Traffic Flow
D. Promote Transportation Alternatives 
E. Develop an Access Management Strategy in Conformance with State Law
F. Improve Mobility for Pedestrians, Hikers, and Bicyclists 
G. Provide Safe and Convenient Transportation Opportunities 

The key to the effectiveness of this planning effort is the review and adoption of the Plan by the 
Jefferson County Commission as well as implementation of the recommendations. The policies 
proposed will be implemented in part through adoption of the future land use map using land 
use categories related to this corridor. Further, implementation will occur through revisions to 
the Zoning Ordinance and Subdivision Regulations, including a recommended design overlay. 
Some of these implementation strategies provide additional opportunities for citizen participation 
in working towards the preferred vision. 

Figure 1: Overview of Plan Recommendations
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1.0 Introduction

The purpose of the US 340 Corridor East Gateway Plan is to develop a shared community 
vision for the future of this vital corridor. This segment of US 340, between Charles 
Town/Ranson and Harpers Ferry/Bolivar, is an important artery in Jefferson County.  It acts not 
only as the East Gateway into Jefferson County, but also the State of West Virginia. It is 
important to ensure that future development along the US 340 corridor is appropriate for the 
area’s historic and rural context, while maintaining adequate transportation facilities.  The 2004 
Comprehensive Plan identified this corridor as an important planning priority.

1.1 Plan Vision

The vision for the US 340 Corridor East Gateway Plan is to attain a balanced approach to the 
built and natural environment by creating an effective strategy to promote the long-term 
management of the corridor.  A mixed land-use concept will lay the groundwork to deliver 
several opportunities for residents and tourists to gather and socialize in restaurants, cultural 
and recreational facilities, farmers markets, nationally significant historical parks, and other 
areas that serve to bring lifelong and new residents together.  This plan builds upon the cultural, 
historical, and social diversity of the current and future residents of the corridor.  The plan 
envisions a blend of old and new businesses and providing quality experiences.    

The plan includes the following seven categories:

1. Community Services/Infrastructure
2. Economic Conditions
3. Environmental/Natural Resources
4. Historic Resources/Viewshed
5. Land Use and Zoning
6. Parks, Trails and Greenways
7. Transportation

1.2 Background

In 2010, the Jefferson County Commission authorized the Planning and Zoning Department to 
conduct a collaborative process for the development of the US 340 Corridor East Gateway Plan.  
The purpose of the plan is to create an effective strategy for the long term management of the 
corridor to promote economic opportunities and to improve the quality of life for lifelong 
residents, newcomers, visitors, and tourists.  The plan contains a vision for the future and 
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supporting goals, objectives, and recommendations that honor Jefferson County’s multifaceted 
character.

This small area plan will be an amendment to the Comprehensive Plan. 

Because the study area includes Bolivar, Charles Town, Harpers Ferry, Ranson, and Jefferson 
County, the planning process must continue to be highly participatory.  Collaboration among 
County-wide departments and public outreach is paramount as implementation proceeds.

1.3 Definition of Plan Area

The Route 340 Corridor for this study extends from the WV 9 Bypass in Charles Town east to 
the two-lane segment near Harpers Ferry and the Shenandoah River Bridge, extending 
approximately 1 mile north and south of US 340 (Map 1). The length of the corridor is 7 miles.

There are two boundaries that frame the study area.  The first boundary is one mile on either 
side of the corridor.  This is considered the primary impact area.  The second boundary, defined 
as the scenic view, is much larger and follows the new WV 9 to the south and Job Corps Road 
and Engle Switch Road to the north.
This segment is an important artery as it acts as a gateway into West Virginia from Maryland 
and Virginia.  The US 340 corridor boundary is highlighted within the Management of the Built 

Map 1:  US 340 Corridor East with Study Areas, Source:  Jefferson County, WV GIS/AddressingMaMaMaMapppp 1111:::: UUUUSSS S 343434340000 CoCoCoCorrrrrrrrididididorororor EEEEasasasasttt t wiwiwiwithththth SSSStutututudydydydy AAAArererereasasasas,, , SoSoSoSoururururcececece::: : JJJJefefefeffefefefersrsrsrsonononon CCCCouououountntntntyy,y,y, WWWWVVV V GIGIGIGI /S/S/S/S/AdAdAdAddrdrdrdresesesessisisisingngngng
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and Natural Environment section of the 2004 Jefferson County Comprehensive Plan.  With 
respect to transportation improvements and planning, US 340 gains funding by the 
Hagerstown/Eastern Panhandle Metropolitan Organization planning area.

This area is populated with a mixture of single family residences, townhomes, commercial and 
retail spaces, agricultural land, open space, federal agencies and national park lands.  The 
corridor is situated a short drive from Harpers Ferry National Historical Park, Appalachian 
National Scenic Trail, American Public University System (APUS), Shepherd University, 
National Conservation Training Center (NCTC), Charles Town Hollywood Casino, historic 
Harpers Ferry, Bolivar, Shepherdstown, Antietam National Battlefield, and Loudoun County 
wine country. Located within the corridor is the Brunswick/MARC line which provides easy 
access to Washington D.C. via the stations at Harpers Ferry and Duffields.  The corridor is 
within approximately 60 miles of three major airports:  Baltimore-Washington International 
(BWI), Reagan National (DCA), and Washington-Dulles International (IAD).

Being accessible to a variety of vast and diverse locations, the corridor is experiencing growth 
pressures. 

1.4 History of the US 340 Corridor Study

Jefferson County 2004 Comprehensive Plan

The 2004 Comprehensive Plan 
recommends a study of the US 340
corridor from the Shenandoah River Bridge
to the Charles Town bypass.  The precise 
name given to this area in the 
Comprehensive Plan, “Historic Gateway 
Special Study Area,” is itself an indication 
of the nature of the corridor.  The Plan 
summarizes particular elements of the 
corridor that should be considered.  
Recommendation 2.25 of the 
Comprehensive Plan notes:

“The County should study the US 340 
corridor, including land use, 
viewscape, economic development 
and traffic design and management in 
order to create an effective strategy for the long term management of this important 
mixed-use corridor.”

During the course of the US 340 Corridor East Gateway Study, care has been taken to honor 
the elements noted in the Comprehensive Plan in addition to other components that effect the 
US 340 corridor.  Along the 7 mile corridor there are unique and identifiable areas that are 
distinct from other sections of the corridor.  At the western edge of the corridor, there is an 
urban style development pattern.  That end of the corridor has land within the jurisdiction of 
Jefferson County and both the cities of Charles Town and Ranson, which have the right and 
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ability to annex additional area.  The eastern end of the corridor is dominated by a significant 
amount of property under the control of the  National Park Service and the U.S. Customs and 
Border Patrol.  A vast majority of federally owned land is comprised of open space highlighting 
the history of Harpers Ferry and the Battle of Harpers Ferry.  

Acknowledging the unique character of the corridor, the US 340 Corridor East Gateway Study 
has been guided by the follow notation found in the 2004 Comprehensive Plan describing the 
“Historic Gateway Special Study Area”:

“…the purpose of this study is not to turn US 340 into an undeveloped parkway.  
Rather, it is stated here that the purpose of the study is to identify ways to ensure 
that the residential and commercial development that occurs along this corridor is 
designed and constructed in such a way where the development does not cause 
visual blight and major traff ic problems along the eastern entrance corridor to the 
State.”

The following is an excerpt from the 2004 Comprehensive Plan Recommendation List of 
Priorities (Table 1):

Table 1: 2004 Comprehensive Plan Recommedation List of Priorities 

Recommendation 

The county should 
study the US 340 

corridor, including 
land use, viewscape, 

economic 
development, traffic 

design and 
management in order 
to create an effective 
strategy for the long-
term management of 
this important mixed-

use corridor. 

Implementation 

Initiate a 
cooperative 

planning effort 
with the WV 

Department of 
Transportation 

(WVDOT) to 
improve the US 

340 corridor. 

Measurement 

Improved 
traffic flow, 
appearance 
and land use 

coordination in 
the US 340 

corridor east of 
Charles Town. 
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1.5 Plan Methodology 

In 2010, the Jefferson County 
Commission authorized undertaking the 
US 340 Corridor East Gateway Plan,
which included planning activities such as 
community outreach, research, and 
evaluation of land use and transportation 
scenarios for the plan (Table 2).

The Jefferson County Departments of 
Planning and Zoning led the planning and 
outreach effort for the corridor plan, with 
the support of the GIS/Addressing
Department and the Engineering
Department. Additionally, the Departments 
of Planning and Zoning worked directly 
with transportation consultants, Michael 
Baker Jr., Inc. (Baker) and the 
Hagerstown/Eastern Panhandle 
Metropolitan Planning Organization 
(HEPMPO) in assessing future 
transportation needs in support of the East
Gateway Plan for the US 340 Corridor.  
The Departments of Planning and Zoning 
held five public workshops, and conducted 
regular meetings with the Technical 
Advisory Committee and Citizens Advisory Committee.

Baker teamed with MetroQuest, a firm with expertise in public involvement software, to assist 
Jefferson County in obtaining public insights, analyzing land use scenario impacts related to 
transportation, and conveying analysis results to key stakeholders and the public.  This project 
focuses on unique methods for public involvement and visioning using MetroQuest customized 
software through a web-based portal.  Baker performed the regional travel demand modeling for 
the Long-Range Transportation Plan (LRTP) that included developing the latest land use / 
demographic data for Jefferson County and integrated the travel model and simulation tools for 
this study.  The planning process chart outlines major project milestones with the 2 year 
approved schedule. (Figure 2).

PREPLANNING P2010 

Transportation consultant research and selection 

Review of 2004 Comprehensive Plan 

Overview of existing conditions 

Identification of strengths and weaknesses 

Establish planning team 

PLANNING 

Establish plannin

P
2010-
2012 
Project approved by County Commission 

Research and preparation of small area plan 

Public outreach meetings 

Technical and Citizen Advisory Committee meetings 

Transportation consultant meetings 
 

 REVIEW AND ADOPTION RR2012 
Joint County Commission/Planning Commission Work Session  

County Commission review 

Planning Commission review 

County Commission adoption 

Table 2:  Planning Process Milestones
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US 340 Corridor East Gateway Planning Process

 

Figure 2:  US 340 Corridor East Gateway Planning Process

 

Five  
Public  

Meetings 

March 26, 2011 Public Meeting 

Overview of existing conditions 

Identification of strengths and weaknesses 

Issues identification and analysis 

Planning process and next steps 

June 16, 2011 Public Meeting 

Summary of data and issues 

Review and finalization of draft goals and objectives 

September 17, 2011 Public Meeting 

CommunityViz workshop to consider transportation 
and environmental impacts of alternative land use 

December 6, 2011 Public Meeting 

Discussion of preferred alternative and potential 
implementation strategies 

 

January 19, 2012 Public Meeting 

Final public meeting 

Discuss preferred land use scenario 

Transportation implications 

Goals and Objectives 

Recommend action items 

Six Technical Advisory 
Committee and Citizen 
Committee Meetings 

Following the March 26, 2011 Public 
Meeting 

Analyze issues and information gathered during 
March 26 meeting 

Analyze existing conditions and data 

Draft goals and objectives 

Following the June 16, 2011 Public 
Meeting 

Develop alternative land use scenarios including data 
potentially using CommunityViz 

Following the September 17, 2011 Public 
Meeting 

Review and feedback on September 17, 2011 
meeting input 

Develop a preferred land use alternative 

 

Preceding the December 6, 2011 Public 
Meeting 

Discuss purpose of December 6, 2011 meeting 

Description of three land use scenarios 

Discuss September 17, 2011 public meeting 

Discuss MetroQuest Tool Phase II Public Feedback 
with maps 

Discuss preferred preliminary land use alternative 

Preceding the January 19, 2012 Public 
Meeting 

Overview of January 19, 2012 presentation 

Discuss January 19, 2012  transportation workgroups 

Discuss development of US 340 Corridor East 
Gateway Small Area Plan 

Following the January 19, 2012 Public 
Meeting 

Discuss what was heard on January 19, 2012 

Discuss purpose of March 8, 2012 Joint CC/PC 
Meeting 

Discuss purpose of plan 

Discuss plan methodology and components of plan 

Discuss MetroQuest community priorities 

Discuss goals, objectives, plan recommendations, 
and possible implementation strategies 
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2.0 Public Outreach Strategy 
 
Public outreach and citizen participation were instrumental in this planning effort.  Various 
methods were utilized to raise awareness to the US 340 Corridor study, attain comments in an 
open manner, and encourage citizens to work in groups to build relationships and commitment 
to the project.  

In late 2010 and early 2011, the preliminary planning began for the US 340 Corridor East 
Gateway Study.  A Technical Advisory Committee, made up of active working Jefferson County 
professionals from the Jefferson Public Service District, Jefferson County Economic 
Development Authority, Charles Town and Ranson Planners, National Park Service, U.S. 
Customs and Border Patrol, Freshwater Institute and Jefferson County GIS Department was 
created in the Fall of 2010 to assist in very preliminary components of the study.  Their roles 
included providing their technical expertise as applicable to gather information to begin the 
study.  

Once the technical and preliminary planning elements had been determined, the process of 
soliciting public involvement began. 
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2.1 Public Meetings

March 26, 2011
This first public kick-off meeting for the US 340 Corridor East Gateway Study was highly 
attended by over 130 stakeholders.  This meeting presented an overview of the upcoming 
planning process for the study. Stakeholders were asked to provide comments on the following 
6 broad topics:   

Community Services

Economic Development 

Historic Resources and Viewsheds

Land Use and Zoning

Parks, Trails and Greenways

Transportation 

Those who attended the meeting were asked to discuss growth along the corridor, identify and 
discuss issues, determine strengths and weaknesses of the corridor, brainstorm possible 
solutions and alternative development and transportation patterns.  Attendees were also asked 
why they moved to this area, live in this area or work within this area.  The input received from 
the public was significant and valuable and allowed for a starting point for the process. 
Stakeholders who attended this meeting were asked to leave their contact information if they 
were interested in being part of a Citizens Advisory Committee (CAC).  The Citizens Advisory 
Committee (CAC) was established to assist Planning and Zoning Staff to analyze issues, 
process information gathered at each meeting, examine existing conditions and data, and draft 
goals and objectives.  

Community Services

Economic Development 

Historic Resources and Viewsheds

Land Use and Zoning

Parks, Trails and Greenways

Transportation 
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What We Heard on March 26, 2011 (Figure 3):

Community Services 

Improve Wireless Service in the 340 Corridor 
Enhance Area Schools and Libraries 
Emergency Services 
Water / Sewer Service 
Health Services 

Economic Opportunities 

Promote Economic Development along the US 340 Corridor 
Promote Business Development, Attraction, and Retention 

Historic Resources and Viewshed

Protect Historic Structures/Resources 
Enhance Cultural/Heritage Activities 
Protect the Rural and Historic Viewshed / Landscape 
Create Gateway/Entrance 
Improve Planning Coordination with Other Agencies 

Land Use Planning 

Preservation 
Allow New, Compatible Development 
Minimize Development in Key Areas 
Enhance Planning Efforts 

Parks, Trails and Greenways

Improve Existing Trail Network 
Beautify the US 340 East Corridor 
Develop Additional Parks and Enhance Existing Parks 
Improve Signage and Mapping 

Transportation 

Promote Traffic Safety 
Improve Traffic Flow 
Promote Transportation Alternatives 
Improve Mobility for Pedestrians, Hikers, and Bicyclists 
Truck Traffic Compatibility 

Community Services 

Improve Wireless Service in the 340 Corridor 
Enhance Area Schools and Libraries 
Emergency Services 
Water / Sewer Service
Health Services 

Economic Opportunities 

Promote Economic Development along the US 340 Corridor or 
Promote Business Development, Attraction, and Retentionon

Historic Resources and Viewshed

Protect Historic Structures/Resources
Enhance Cultural/Heritage Activities 
Protect the Rural and Historic Viewshed / Landscape Landscape 
Create Gateway/Entrance
Improve Planning Coordination with Other Agencies h O es 

Land Use Planning

Preservation 
Allow New, Compatible Development e Develo
Minimize Development in Key Areas ment in Key A
Enhance Planning Efforts g Efforts

Parks, Trails and Gnd G enwaysreenw

Improve Existing Trail Network ve Existing Trail Net k
Beautify the US 340 East Corridor utify the US 340 East C rid
Develop Additional Parks and Enhance Existing Parks Additional Parks a
Improve Signage and Mapping nage and Map

Transportation 

Promote Traffic Safety 
Improve Traffic Flow 
Promote Transportation Alternatives 
Improve Mobility for Pedestrians, Hikers, and Bicyclists 
Truck Traffic Compatibility 

Figure 3:  What We Heard on March 26, 2011
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June 16, 2011

At the June 16, 2011 meeting, the purpose of the meeting was to summarize the information 
gathered at the March meeting and ask participants the following questions:

1. What are some features of the US 340 planning area that should be preserved?

2. Are there aspects of the planning area that you feel should change?

3. Looking ahead twenty years, how do you envision the US 340 planning area?  

4.  What kinds of land uses do you see along this corridor in the year 2030?

Attendees were assigned to different tables and each table had a map of the corridor. They 
were then asked to draw on the map using the information gathered at the March meeting and 
questions listed above as guidance as they detailed information on the maps.  

What We Heard on June 16, 2011 (Figure 4):

What are some features of the US 340 planning area that should be preserved? 

Farms and farmland 
Historical elements 
Open spaces 
Scenic vistas 
Cultural features (flea market, farm market, etc.) 
National Park 
Local small businesses (economic activities) 

Are there aspects of the planning area you feel should change? 

Improve road safety and traffic congestion 
Improve / create service roads 
Build additional parking for commuters and tourists 
Create pedestrian / bike corridor 
Promote mixed-use / cluster development 
Create architectural review board and design standards 
Vegetative buffers along US 340 with trees, shrubs, grasses, etc. 
Comprehensive and integrated planning process 
Uniform application of zoning regulations 

Looking ahead 25 years, how do you envision the US 340 Planning Area? 

Integrated planning techniques/smart growth 
Commercial design appropriate for historic and rural context 
New businesses (entertainment, grocery, office/medical parks, artisans’ farmers 
markets, B&B’s, etc.) 

1. What are some features of the US 340 planning area that should be preserved?

2. Are there aspects of the planning area that you feel should change?

3. Looking ahead twenty years, how do you envision the US 340 planning area?

4.  What kinds of land uses do you see along this corridor in the year 2030?

What are some features of the US 340 planning area that should be preserved? ea tha

Farms and farmland 
Historical elements
Open spaces 
Scenic vistas 
Cultural features (flea market, farm market, etc.) a market, fa ket
National Park
Local small businesses (economic activities) esses (economic activitieese

Are there aspects of the plannin area you feel should change? ects of the pl ning a

Improve road safety and traffic congestion ove road safety and t c co
Improve / create service roads / create service ro
Build additional parking for commuters and tourists onal parking fo
Create pedestrian / bike corridor trian / bike
Promote mixed-use / cluster developmentuse / c
Create architectural review board and design standards ra
Vegetative buffers along US 340 with trees, shrubs, grasses, etc.
Comprehensive and integrated planning process 
Uniform application of zoning regulations

Looking ahead 25 years, how do you envision the US 340 Planning Area? 

Integrated planning techniques/smart growth
Commercial design appropriate for historic and rural context 
New businesses (entertainment, grocery, office/medical parks, artisans’ farmers 
markets, B&B’s, etc.) 
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Renovation of vacant commercial properties 
Development concentrated at major intersections 
Bike and walking trails between Charles Town/Ranson, Harpers Ferry/Bolivar and 
Shepherdstown 
Enhanced public transportation 
More historical and educational tourism 

September 17, 2011
In studying public input gathered at the March and June meetings and the MetroQuest online 
participation tool, three broad land use scenarios were developed.  Those scenarios are (1) 
Growth within the Urban Growth Boundary, (2) Planned Mixed Use and (3) Full Buildout.  The 
goal of this meeting was for the public to respond to the three scenarios developed, choose their 
preferred scenario and make amendments to their chosen scenario. Additionally citizens where 
asked to discuss potential transportation and environmental impacts of alternative land use 
scenarios.  Participants were asked the following questions when reviewing the three scenarios: 

1. What were the pros and cons of each scenario?

2. Looking ahead 25 years in the future, which of the 3 scenarios best describes 
your vision of how the US 340 corridor should grow and develop?

3. What changes or modifications would you make to the preferred scenario?

Figure 4:  What We Heard on June 16, 2011
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What We Heard on September 17, 2011:

What were the pros and cons of each scenario?

Figure 5: What We Heard on September 17, 2011 Pros and Cons
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Looking ahead 25 years in the future, which of the three scenarios best 
describes your vision of how the US 340 corridor should grow and develop?

Of the four break out groups, two groups selected the Planned Mixed Use scenario and 
2 groups selected the Growth within the Urban Growth Boundary scenario.

What changes or modifications would you make to the preferred scenario
(Figure 6)?

From this meeting and the use of public comment from the MetroQuest website, the three 
scenarios were further refined to create one preferred land use scenario, which is discussed 
below.  

The TAC/CAC convened two additional times to discuss an alternative land use scenario and 
next steps.   

December 6, 2011

The purpose of the December 6th meeting was to present one preferred land use scenario, 
developed from all the public comment received from the previous 3 outreach meetings and the 
two different versions of the MetroQuest.  Attendees were asked to ensure that the preferred 
land use scenario was in keeping with the public input.  The following questions were asked to 
guide their participation: 

Figure 6:  What We Heard on September 17, 2011 Key Points
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1. List any priorities and/or concepts that are MISSING from this Preferred Land 
Use Scenario map. 

2. List any CONCERNS you foresee with this Preliminary Preferred Alternative 
map. 

3. List 2-7 possible PARTNERS that can support the goals of the corridor study 
(individuals, local groups/schools, nonprofits, local, state, and/or federal agencies; 
other organizations). 

What We Heard on December 6, 2011 (Figure 7):

Generally, participants stated that the preferred alternative represented previous public 
input.  There were a few minor comments that were suggested and staff made amendments 
to the preferred land use scenario.  Those suggested changes resulted in the Final Land 
Use Map, discussed in the Land use Recommendations section of this plan. Comments at 
this meeting included:

Re-evaluate mixed use density ranges; consider increasing residential and commercial 
percentages
Retain existing residential development rights 
Nice balance of proposed land-use throughout the corridor 
Landscape buffers 
Design standards 
Cluster development in residential areas
Bike/walking trails
Preservation is needed near Millville Road and US 340

In preparation of the final public meeting on January 19, staff worked with the transportation 

consultants to discuss the Final Land Use Scenario, transportation priorities and implications, 
and recommended action items. 

January 19, 2012

This purpose of this meeting was to present the Future Land Use Map that had been developed 
and refined during the previous ten months of public involvement, and also to present the 
preliminary transportation recommendations. Michael Baker, Inc., the transportation consulting 
firm, described results of the preliminary modeling of the corridor and outlined possible 
solutions.  The consultants also discussed potential transportation funding strategies and 
described how state transportation projects are selected. Attendees were asked to prioritize a 
list of 30 potential transportation improvements, which were suggested at previous public 
meetings.    

1. List any priorities and/or concepts that are MISSING from this Preferred Land 
Use Scenario map. 

2. List any CONCERNS you foresee with this Preliminary Preferred Alternative 
map. 

3. List 2-7 possible PARTNERS that can support the goals of the corridor study 
(individuals, local groups/schools, nonprofits, local, state, and/or federal agencies; 
other organizations). 

Re-evaluate mixed use density ranges; consider increasing residential and commercial onsider increasi ntia
percentages
Retain existing residential development rights 
Nice balance of proposed land-use throughout the corridor e throu corridor 
Landscape buffers 
Design standards 
Cluster development in residential areasas
Bike/walking trails
Preservation is needed near ded near illville RoadMi ad andn US 340

Figure 7:  What We Heard on December 6, 2011
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March 8, 2012 

The draft US 340 East Corridor Gateway Plan was presented 
to a joint County Commission and Planning Commission on 
March 8, 2012.

2.2 Other Outreach Methods

In addition to the public meetings described above, the
Outreach Strategy involved three major components:

MetroQuest – A Web-Based Interactive Tool

MetroQuest software platform is a web-based tool (Figure 8) 
that can be accessed via the internet by stakeholders and the 
general public.  The web-based tool allowed users to share 

insights and recommendations 
regarding the future vision of the 
corridor.  To save costs, the tool 
utilized concepts and interface designs 
that MetroQuest had already 
developed for other clients across the 
country.  

The key components of MetroQuest 
tool were to (1) allow users to rank key 
land use and transportation priorities, 
(2) allow users to provide 
transportation and land use comments 
and attach geographically to the map, 
(3) provide survey questions for 
transportation and land use.  

Media/Website/E-Mail Distribution

The media was used to publicize the planning and public outreach process.  It included press 
release communications to major regional newspapers prior to each of the five public meetings 
and in-person media interviews.  For this project, a website was created to host all public 
meeting agendas, presentations, maps, and outcomes. An e-mail distribution list was created to 
communicate repeatedly with interested and new stakeholders. Additionally, over 1,800 post 
cards were mailed to all property owners within the 1-mile boundary of the US 340 corridor.  

Figure 8: MetroQuest Web-Based Tool
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Community Events and Public Outreach 

Planning and Zoning staff participated in several community events, including Charles Town 
Heritage Festival, Jefferson County Day and Jefferson County Fair.  The Citizen Advisory 
Committee members provided outreach to friends, family and neighbors. Planning and Zoning 
staff also attended five public meetings, and led intermittent technical and public advisory 
committee meetings throughout the planning process.
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3.0 Existing Conditions 

As part of the background for this plan, staff examined existing conditions for the planning area.  
Members of the Technical Advisory Committee also assisted in this effort, and the 
GIS/Addressing Department produced numerous maps relating to specific topic areas. 

The following seven topical categories are discussed and organized by alphabetical order. 
There is no hierarchal order to this list.

3.1 Community Services and Infrastructure

Water and Sewer

The principal water and sewer provider in the US 340 Corridor is the Jefferson County Public 
Service District (JCPSD). The JCPSD is authorized to service all unincorporated areas of 
Jefferson County. The JCPSD currently serves areas of Charles Town, Ranson and additional 
areas along US 340 to Shepherdstown Pike (Rt. 230).  There JCPSD does have the ability to 
expand there service area along the entire corridor. The development of Sheridan Estates, 
which includes Chickamauga Drive, Lookout Mountain Court and Five Forks Drive is served by 
Old Standard, LLC. While Old Standard, LLC only services Sheridan Estates, the treatment 
plant could handle additional capacity. The County Commission appoints the three-member 
PSD board.

Other water and sewer providers in the US 340 area include the City of Charles Town, the 
Harpers Ferry Corporation, and Jefferson Utilities (a privately owned, public water utility; does 
not provide sewer).   

Significant wastewater treatment plants near the US 340 corridor are owned by the City of 
Charles Town (1.75 million gallons per day or MGD); PNG Gaming at Ranson, also known as 
Hollywood Casino at Charles Town Races (0.225 MGD); and the Harpers Ferry-Bolivar PSD 
(0.3 MGD). Wastewater from Charles Town, Ranson and the Jefferson County P.S.D. is treated 
at the Charles Town plant.  Additionally, a wastewater plant owned by Old Standard, LLC is 
located near the south end of the Old Standard Quarry Lake.

It is anticipated that many of these plants will require updates to address increased flows from 
future developments and to comply with federal Chesapeake Bay requirements.

In recent years, the PSD proposed a major wastewater treatment project known as the Flowing 
Springs Sewer Project.  The proposed project would have entailed a one million gallon per day 
wastewater treatment plant adjacent to the Halltown paperboard plant to serve the Flowing 
Springs drainage shed. However, in August, 2011, the West Virginia Public Service Commission 
ruled against allowing the development of the plant, based on projections of cost and 
anticipated need for the plant. The plant would have allowed the equivalent of 1,400 homes now 
receiving treatment at the Charles Town wastewater treatment plant to be diverted to the new 
plant for treatment.  The plant was also intended to serve subdivisions located on Flowing 
Springs Road.
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Wireless Services

There are three cell phone towers within the US 340 Corridor Study Area.  One tower is located 
off Keyes Ferry Road, one is located near Prospect Avenue in Harper’s Ferry, WV and one is 
located off Potomac Street in Harper’s Ferry, WV.

Schools

Schools within the study area include two elementary schools (Driswood and C.W. Shipley) and 
one Middle School (Harpers Ferry). Table 3 below provides enrollment statistics for 2012.

 

 

Libraries

The two libraries near the US 340 study area are the Old Charles Town Library (which is funded 
through a private endowment fund) and the Bolivar-Harpers Ferry Public Library.

395 students C.W. Shipley Elementary School 

501 students Driswood Elementary School 

387 students Harpers Ferry Middle School 

Table 3: School Enrollment Statistics
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Fire

The study area (Map 2) includes portions of the service areas of several volunteer fire 
companies (Citizens, Blue Ridge, Independent, Friendship, and Bakerton). 

Friendship Fire Company in Harpers Ferry is seeking an expanded facility, and plans to build a 
new fire station on land provided by the US Customs and Border Patrol.

Map 2: Fire Company Response Areas, Source:  Jefferson County, WV GIS/Addressing 
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3.2 Economic Conditions

Currently, the US 340 corridor is host to a diverse mix of existing economic activity. The study 
area is significantly influenced by Jefferson County’s role as a tourist destination. The elements 
of tourism near the corridor include entertainment tourism in the form of the Hollywood Casino 
at Charles Town Races, heritage tourism involving the Harpers Ferry National Park and other 
noteworthy historic sites, and recreational tourism associated with the County’s natural features 
and rivers. Jefferson County’s tourist activity greatly exceeds tourism levels for any other 
county in the State of West Virginia in terms of dollars spent on tourism-related activities. 

The Federal Government has a strong economic impact on the US 340 corridor, with the 
notable presence of facilities for the US Customs and Border Patrol and the National Park
Service. Additionally, a large, viable and active quarry is located within the one mile study 
area. Halltown is home to a 130-year-old paper plant that continues to thrive. The corridor is 
also home to several active farming operations. 

A number of commercial uses are also located along the corridor. Much of the commercial 
space along the corridor is occupied by retail uses, and the majority of this commercial area is 
located within the Urban Growth Boundaries of Charles Town and Ranson. This area is 
characterized by a traditional pattern of strip mall development. While most of the commercial 
developments along the corridor are active, viable uses, there are also opportunities for 
redevelopment in some locations.

The communities of Bolivar and Harpers Ferry provide a blend of unique destination shops and 
restaurants. While these services tend to be oriented to tourists at the Harpers Ferry National 
Park, local residents also benefit from the richness these establishments provide to the County. 

While closed at this time, the Hilltop House Hotel in Harpers Ferry has traditionally been a 
regional attraction for diners and those seeking lodging. 

The Brunswick line of the MARC commuter train – with stations located in Harpers Ferry and 
Duffields – provides another form of connection to the economic opportunities located in the 
Washington D.C. area.
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3.3 Environmental and Natural Resources 

Existing conditions data for the County’s environmental and natural resources was acquired 
through coordination with the Technical Advisory Committee. Two Jefferson County 
Commission projects provided the land cover data used to analyze existing landscape
conditions; the Green Infrastructure Study (Freshwater Institue, 2007) and the Urban Tree 
Canopy (UTC) and Land Cover Assessment (University of Vermont, 2010).

Green Infrastructure 

The US 340 East Corridor Study Area Land Cover Green Infrastructure (GI) (Map 3) illustrates 
an aerial picture of this part of Jefferson County, West Virginia.  It was created using data from a 
2006 Green Infrastructure (GI) Assessment funded by the Jefferson County Commission. This 
map of the US 340 Corridor Study Area divides land cover into six categories: Water,
Developed, Grassland, Forest, Agriculture, and Wetlands.

The majority of the study area is covered in Agriculture.  The next largest category of land cover 
is Developed land.  The third most expansive land cover type in the US 340 Corridor Study area 
is Forest followed by Wetlands and Water.

Map 3: Land Cover (Green Infrastructure), Source:  Jefferson County, WV GIS/Addressing
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Land Cover

A Jefferson County Urban Tree Canopy (UTC) assessment was completed by the University of 
Vermont’s (UVM) Spatial Analysis Laboratory in January 2010, while under contract to Jefferson 
County. This County-wide study, the largest of its kind in the U.S. at that time, utilizes the U.S. 
Forest service’s premier UTC assessment protocol.

The US 340 Corridor East Gateway Study Area is the location of a variety of land cover types.  
The Land Cover (Map 4) was created using data collected by the University of Vermont in 2009.  
Land cover types found within the US 340 Corridor Study area are:

Tree Canopy
Grass and Shrubs
Bare Soil
Water
Building
Road and Railroad
Other Paved Surface

The most expansive land use type is the Grass and Shrubs category.  This reflects the historical 
land use which was agrarian based.  The second largest land cover group is Tree Canopy.  
Bare Soil, Water, Building, Road and Railroad, and Other Paved Surface are distributed fairly 
evenly over the County.

Map 4:  Land Cover (University of Vermont), Source:  Jefferson County, WV GIS/Addressing
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The geology of Jefferson County is distinct karst topography.  Karst is a geologic formation 
shaped by soluble bedrock.   One of the major features of karst topography is the presence of 
limestone caverns, formed by groundwater cutting through the rock.  Other features include 
vertical shafts, sinkholes, reappearing springs, inconsistent surface water flow, and tendency for 
a decline in water quality due to lateral movement of water from many sources.  

Hydrology

The hydrologic features (Map 5) of the US 340 Corridor East Study Area consist of springs, 
wetlands, floodplain, and several watersheds.  There are four known springs found within the 
primary study area and seven known springs found within the Extended Study area.  Four of the 
watersheds are found within the primary study area, while two are found within the extended 
study area.

Watersheds within the Primary Study Area include Cattail Run, Elks Run, Evitts Run, and 
Flowing Springs. Watersheds in the Extended Study Area include Cherry Run and Forge Run. 
  

Map 5:  Hydrologic Features, Source:  Jefferson County, WV GIS/Addressing
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3.4 Historic Resources and Viewshed
 

History is a major contributor to the current culture and landscape of Jefferson County, West 
Virginia.  There are many Historic Resources found within both the primary study area and the 
secondary study area (Map 6).  The US 340 Corridor East primary study area is home to 
approximately fifty historic resources.  The US 340 Corridor East secondary study area contains 
an additional fifty-four historic resources.

As the Comprehensive Plan notes, “In term of environmental resources, Jefferson County 
suffers from an embarrassment of riches.” and “It (Jefferson County) has arguably been referred 
to as the most historic rural county in America.”  The area consisting of US 340 East Corridor 
Gateway Plan embraces those characteristics.  Notably, the scenic entrance into West Virginia 
and Jefferson County on US 340 is through the Potomac Water Gap.  As travelers continue to 
the west, they crest the hill near the Quality Inn, also commonly referred to as Cliffside Inn, and 
the picturesque view emerges over the valley.  From this vantage point, visitors to the State and 
County get their first impression of the region.

The Potomac Water Gap is the lowest crossing of the Blue Ridge Mountains, providing a path of 
least resistance to those traveling west.  The Town of Harpers Ferry is notable for being an 
early location for the US Armory and Arsenal, C&O Canal traversing the opposing river edge, 

Map 6:  Historic Resources, Source:  Jefferson County, WV GIS/AddressingMaMMaMaMapp pp 66:6:6:  HiHiHiHi tstststorororiicicic RRRResesesououourcrcrceseses,, , SSoSoSourururcecece:: : JJJJ fefefefffefefersrsrsononon CCCCououou tntntntyy,y,y, WWWWVVV V GIGIGIGIS/S/S/S//AdAdAdAdddrdrdreseses isisisingngngg
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John Brown’s Raid, and Civil War battles for control of the town.  Due to the rich history of the 
town, there are two national parks, the Harpers Ferry National Historic Park and the 
Chesapeake and Ohio Canal National Historic Park, surrounding the community.  The 
Appalachian National Scenic Trail traverses the Town of Harpers Ferry.  

Several historic resources have undergone rehabilitation along the corridor.

A historic Washington Family plantation known as Beallair is being developed into a residential 
subdivision.  During development of the property, care has been taken to improve and maintain 
the historic Beallair house for use by the Homeowners Association.  At least two large farm 
properties are on the property.  The community of Halltown has its own assorted collection of 
historic resources. 
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3.5 Land Use and Zoning

Land Use

The existing land use (Map 7) in the corridor is a patchwork of suburban development, both 
residential and commercial, industrial uses, underutilized commercial buildings and farm land.  

The land uses along this corridor have either been established prior to the adoption of zoning in 
1988 or have been permitted under the zoning districts that were created in 1988.  

As a main gateway into the State and corridor in the County, development pressures have 
historically been present along this route.  Over time, the corridor itself has been realigned.  This 
is most visible in Halltown, where US 340 went directly through the Halltown community and 
now the corridor bypasses the community, leaving commercial uses disconnected from the 
current alignment.

Th l d l hi d h i h b bli h d i hid

Map 7:  Existing Land Use, Source:  Jefferson County, WV GIS/Addressing
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Commercial and Industrial – Existing Land Uses

In the study area, along the western edge of the corridor, there are two large shopping plazas 
situated diagonally across US 340 from each other.  This area is within the Urban Growth 
Boundary of both the cities of Charles Town and Ranson.  The intersection at Old Country Club 
Rd/Marlow Road and US 340 in the last 5 years has seen increased commercial development.  
New commercial developments include Aldi’s, Sheetz, Tractor Supply and additional lots for 
commercial development.

In the Halltown area, there are older and underutilized buildings that have the potential for 
redevelopment.  In recent years a small plaza has been built in that location and has the ability 
to expand.  Halltown is home to a 140 year old paper mill processing plant.  This industrial 
operation is the hallmark of the unincorporated community.  Near Shipley Elementary School, 
there has been an expansion of commercial uses.   

Along Blair Road is an active quarry operation.  Near the intersection of US 340 and Blair Road 
there is a quarry that is no longer active.  These industrial mining operations hve little visual or 
noise impact upon US 340.  

The intersection of Millville Road/Bakerton Road and US 340 has seen an expansion of existing 
activity.  Two properties with historic resources at this intersection have been rezoned recently.  
The outdoor flea market continues to be a weekly attraction, being a regional landmark.  River 
Riders continues to flourish and attracts over 35,000 visitors per year, with much of the visitors 
arriving during the summer season.  Within this location, Quality Inn and KOA have provided 
lodging and rest to visitors for decades.  

On Millville Road, there is an inactive quarry that has not been used in several decades.  The 
site is commonly referred to as Old Standard Quarry.  It is located on a 407 acre lot with a long 
linear quarry which has been subject to different proposed developments.  None of those 
developments have received local approval.  In 2010, under a Brownfield Redevelopment Act, 
the West Virginia Development Office permitted the ability for site development on the property. 
With approximately 1.5 billion gallons of cool fresh water in quarry, the water provides options 
energy options depending upon the needs of the facility.  This development proposal is bound 
by a statutory deadline.  

In summary, this section of the corridor has seen new businesses, expansion of existing 
businesses and pressure for addition commercial and industrial operations in the past decade.  

Housing – Existing Land Uses 

Both within the 1-mile study area and scenic viewshed boundary, there are existing 
subdivisions, subdivisions in progress and housing developments that have been approved but 
construction has not yet started.  Many of the older subdivisions prior to 2000, tend to be 
located north of US 340 and most gain access from secondary roads extending off of US 340.  
Generally the lots are greater than 3/4 of an acre and the housing stock within these 
developments is well maintained.  The few residential developments that take direct access to 
US 340 are located behind Wal-Mart on Patrick Henry Way, such as Jefferson Terrace, an 
existing development near Shipley School. 

Since 2000, there has been a significant increase in housing development along the corridor, 
particularly along the secondary roads of Flowing Springs Road, Old Country Club Road and 
Shepherdstown Pike.  A substantial land area in the vicinity of these roads has been developed 
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into subdivisions, partially started and now delayed by the economy or have preliminary 
approval for development.  Traversing along the above mentioned roads, a traveler may only 
see vacant land or farm fields; however, much of that property has vested rights for 
development at this time.   

In addition to the commercial node that has developed at Old Country Club Road/Marlow Road 
and US 340, a townhome development has been constructed in that location.  Toward Shipley 
School, additional residential development activity has taken place.   

Many of the post 2000 residential developments have lots that are less than 1 acre in size. 

As discussed above, the unincorporated community Halltown has its own unique history of 
development.  The community is a mix of commercial and residential structures.  Many of the 
residential structures are pre-1950 and many have favorable architectural elements.  However, 
the passage of time has resulted in a number of these structures needing improvements. 

Federal Lands – Existing Land Uses 

A significant presence along the corridor, particularly on the eastern section, is the considerable 
amount of land owned by the National Park Service and the U.S. Customs and Border Patrol.  
Since 2000, the National Park Service has expanded through a series of acquisitions of large 
tracts of land and the Custom and Border Patrol has established itself on the corridor.  A 
majority of the Federal land is under the control of the National Park Service and is open space.  
The area under control of the park service is roughly from the Virginia state line down the 
mountain, across the Shenandoah River, encircling both Bolivar and Harpers Ferry and 
stretches across Bakerton Road to the North and across Millville Road to the South. The 
property under control of the Customs and Border Patrol located across from the residential 
developments near Shipley Elementary School.  The property is bound by US 340 to the north, 
railroad tracks to the west and National Park Service property to the south and east. The 
following map depicts the Federal lands in green. Currently the site is under extensive 
construction.  A sizable berm and landscaping plan is proposed to screen the Custom and 
Border Patrol from public view.  

The meaningful impact of the Federal lands upon the US 340 corridor is that the intersection of 
Millville Road/Bakerton Road and US 340 and the few remaining private properties at that 
intersection are surrounded by Federal Lands which are not anticipated to be developed.  As a 
result, this area is disconnected from the towns of Bolivar and Harpers Ferry, and existing and 
potential development to the west.  

Farmland and Vacant Parcels –Existing Land Uses 

Along the corridor there are five or six large tracts of land (Map 8) that are either vacant or 
farmed and there is the possibility the current uses could change.  Collectively these tracts 
consist of 1299.6 acres.  Three of the parcels are located to the west of Old Country Club 
Road/Marlow Road and US 340.  These tracts are adjacent to existing commercial centers.  As 
previously noted, this area is within the Urban Growth Boundary of Charles Town and Ranson.  
On south side of the corridor, near Halltown, there is a parcel that is currently farmed and 
another containing the Shenandoah quarry.  The last remaining parcel is the property known as 
Old Standard.  
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In addition there are a number of smaller parcels which are either vacant or underutilized in this 
area which could potentially be assembled into a larger tract and converted into other use(s).  
While initially appearing to be less of an impact, an assemblage of these smaller parcels could 
have a real impact upon the corridor. 

Map 8:  Large Properties along US 340, Source:  Jefferson County, WV GIS/Addressing
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Zoning

Zoning within the US 340 Corridor Study Areas is divided into five unique districts (Map 9):

The Industrial-Commercial zoning district
The Residential Growth zoning district
Industrial-Commercial zoning district
The Rural zoning district
Village zoning district

Nearly all of the current zoning classifications along the corridor were established in 1988.  As 
such, the development that has occurred could have and should have been expected.  Only 
very recently have there been Zoning Map amendments along the corridor.

The majority of land located south of U.S. Route 340 is within the Rural zoning district.  The next 
prominent zone is the Residential-Light Industrial-Commercial zoning district followed by the 
Industrial-Commercial zoning district and the Residential Growth zoning district.

North of US 340, the majority of land is falls into the Residential Growth zoning category.  The 
remainder of property falls into the Residential-Light Industrial-Commercial zoning district, then 
the Rural Zoning district and then the Industrial-Commercial zoning district.

Map 9:  2011 Zoning Map Jefferson County, WV, Source:  Jefferson County, WV GIS/AddressingMaMaMaMapppp 9:9:9:9:  2020202011111111 ZZZZononononinininingggg MaMaMaMapppp JeJeJeJefffffffferererersosososonnnn CoCoCoCoununununtytytyty,, WVWVWVWV,, SoSoSoSoururururcececece::: JJJJefefefeffefefefersrsrsrsonononon CCCCouououountntntntyy,yy, WWWWVVVV GIGIGIGIS/S/S/S/AdAdAdAddrdrdrdresesesessisisisingngnng
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3.6 Parks, Trails and Greenways

The Jefferson County Parks and Trails system (Map 10) plays an important role in the US 340
Corridor Study Area.
The US 340 Study Area includes three parks, as shown on the map below. 

1. Flowing Springs Park (City of Ranson)
The 29.7 acre Flowing Springs Park is located between Home Depot and Flowing 
Springs Road, adjacent to WV 9. According to the City’s website, the park is 
intended “to provide wildlife viewing areas, a pedestrian trail network, a bike route, 
and interpretive markers, while maintaining a more natural environment in this future 
urban area.”

2. Sam Michael’s Park (Jefferson County Parks & Recreation)
3. This 131-acre park, located south of Job Corps Road, features the Jefferson County 

Community Center as well as a public picnic pavilion, including picnic tables, kitchen, 
and grill.  The park also contains little league fields, a playground, horseshoe pits, 
and a sand volleyball court; and has a ½ mile walking trail and dog park area.

4. Harpers Ferry National Historical Park
This nearly 4,000 acre park is managed by the National Park Service and includes 
the historic town of Harpers Ferry.  Restored 19th century buildings in the Lower 

Map 10:  Parks and Trails, Source:  Jefferson County, WV GIS/Addressing
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Town Historic District provide space for several historical museums.   The 
Appalachian Trail runs through Harpers Ferry. A footbridge across the Potomac 
River connects trail users to the continuation of the trail in Maryland, as well as to the 
C&O Canal.  Nearly half a million people visit the Harpers Ferry National Historical 
Park annually.

The US 340 Corridor Study Area contains at least nine individual trails.  These trails are located 
in the primary and secondary study areas.  In addition to current existing trails, the Parks and 
trail map shows both the proposed WV 9 East trail and the HEPMO trail.

Trails found within US 340 Study Corridor include:
Appalachian National Scenic Trail
Harpers Ferry Schoolhouse Ridge
Loudoun Heights
Murphy Farm
Bolivar Heights
Bolivar Nature Park Trail

Source:  Joe Liles  
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3.7 Transportation 

This section discusses the transportation system (Map 11) within the US 340 East Gateway 
corridor including key roadways and available transit bus and rail service.  Although they can 
have an impact on regional transportation, bike and pedestrian trails are not addressed within 
this section.  Such improvements and associated discussions are included within the Parks, 
Trails and Greenways section of this study.  

Data was collected from available sources such as aerial photos, land use information, roadway 
geometry and land configurations, truck percentages, posted speed and operating speed limits, 
traffic signal and other traffic device parameters, and available traffic volume data.  Speed 
observations from 2008-2010 along the corridor was collected from TomTom GPS (Global 
Positioning System).  Consultants also conducted field visits and worked closely with County 
staff to collect key observations and insights regarding corridor congestion and future corridor 
traffic volume growth.   Regional travel modeling was used to assess traffic volume growth and 
intersection turning movements along the corridor.  The model utilized the latest version of the 
HEPMPO regional 3-county travel demand model (includes Washington County, MD; Berkeley 
County, WV; Jefferson County, WV).

Map 11:  Transportation System, Source:  Baker
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Summary Brief of this Section 

The following existing conditions have been identified:

US 340 is the primary route through the corridor and carries on average between 
29,000-38,000 vehicles per day
US 340 serves many travel purposes including regional throughfare, seasonal and 
recreational, and work commute travel.
A large number of corridor residents work in Maryland and Virginia.
Regional transit service within the corridor is provided by PanTran, MARC and 
AMTRAK; however service schedules are limited.

The following transportation issues and concerns have been identified:

There are significant safety concerns at un-signalized approaches to US340 that will 
become an even greater concern with future corridor development.
The bridge crossing capacity deficiencies result in significant weekday and weekend 
traffic congestion that impacts eastern portions of the corridor.
US 340 congestion and safety concerns exist on western portion of the corridor near the 
Patrick Henry Way intersection due to existing and future growth in commercial 
development.
Future development will continue to degrade corridor operations and safety during peak 
periods.
Viable transportation options including bike, pedestrian and transit modes must be 
improved within the corridor to reduce vehicular travel and promote a more livable 
community.

The Transportation System (Map 11) illustrates key roadways, signalized intersections, speed
limits and travel lanes along US 340, the primary roadway within the corridor and part of the 
U.S. Highway System.  The highway links Frederick County, Maryland and Loudoun County, 
Virginia with Harpers Ferry and Charles Town and continues south to the West Virginia/Virginia 
state border. The east-west stretch of US 340 between Charles Town and Harpers Ferry is 
designated the William L. Wilson Freeway, although it does not share the same characteristics 
as a traditional freeway and includes traffic lights, at-grade intersections, and speed limits 
ranging from 45-60 miles per hour (mph).  Within the East Gateway corridor, US 340 is primarily 
a four-lane facility; however, there are key capacity constraints at the eastern and western 
termini.  On the western side, a partial-cloverleaf interchange facilitates the movements 
between US 340, WV 9, and WV 51.  

On the eastern side of the corridor, US 340 crosses the Shenandoah River at the Harpers Ferry 
Bridge.  The bridge crossing and roadway sections in Virginia and Maryland currently have two 
travel lanes. The north-south roadways within the East Gateway Corridor are provided by lower 
class roadway facilities.  CR 17 (Flowing Springs Road) and WV 230 (Shepherdstown Pike) 
provide connections from Shepherdstown in the north to WV 9 and US 340 respectively.  Other 
north-south roadways provide access from residential and rural areas within the corridor to 
commercial development along US 340.  



Jefferson County Departments of Planning and Zoning 43 May 16, 2012 DRAFT

The East Gateway corridor includes access to several transit alternatives.  The Duffields station 
lies just north of the corridor on the MARC Brunswick line and includes nearly 300 parking 
spaces. The MARC train service is a commuter rail system whose service areas include 
counties in West Virginia, Maryland, and Washington D.C. The MARC train service only 
operates Monday through Friday. The Brunswick Line (Table 4) operates between Brunswick, 
Maryland and Washington Union Station. This line also includes an extension to Frederick, 

Maryland and Martinsburg.  The 
Harpers Ferry station (on Potomac
Street) also provides access to the 
MARC Brunswick line as well as 
AMTRAK’s Capital Limited train.  
The Capitol Limited train runs daily 
between Washington, D.C. and 
Chicago.  These trains typically 
stop only once per day at the 
station and are not useful for daily 
commuting or shopping trips to 
Maryland or Washington, D.C.  
The National Park Service may 
initiate special train service during 
peak seasonal periods to assist in 
accessing the Harpers Ferry 

National Park.

The Eastern 
Panhandle Transit 
Authority (EPTA), 
known more 
popularly as 
"PanTran," 
operates bus 
routes (Map 12) in 
Martinsburg and 
in surrounding 
Berkeley and 
Jefferson 
counties.  
PanTran’s 
Orange “Charles 
Town” route 
includes several 
service stops in or near the East Gateway corridor including the Hollywood Casino at Charles 
Town Races, Walmart (Patrick Henry Way) and the Harpers Ferry rail station.  Bus service 

Map 12:  Pan Tran Orange Route

Table 4:  Brunswick Line Eastbound Monday through Friday only
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headways vary by the service stop location but typically range from 2-3 hours with no available 
nightly service.

Travel Characteristics

Understanding the current regional travel patterns is important in evaluating and addressing 
future transportation improvements in the corridor.  The West Virginia Department of Highways 
(WVDOH) will be conducting future studies to identify operational issues and travel usage 
characteristics along the US 340 corridor, including an origin-destination survey. These studies 
and results will further improve the planning and evaluation process as they become available. 
Until then, other available data sources can be used to provide insights into regional travel 
patterns.  The Longitudinal Employment Household Dynamics On-the-Map (LEHD-OTM) tool 
synthesizes the home to work commuting patterns for specified areas based on the Quarterly 
Census of Employment and Wages (QCEW) records.  This data has some documented 
inaccuracies but can still serve as a valuable tool in understanding commuting patterns at levels 
lower than the county. Table 5 provides a summary of the LEHD-OTM data and illustrates that 
only a small share of work commuting includes both origins and destinations within the East 
Gateway Corridor.  Future growth within the corridor may significantly alter these results as 
more jobs may become available for residents within the corridor.

Worker Inflow/Outflow for the East Gateway Corridor

Category Share (%)

INFLOW

Employed in the Corridor but Living outside Corridor 95.8%

Employed and Living in the Corridor 4.2%

Total 100%

OUTFLOW

Living in the Corridor but Employed outside Corridor 96.5%

Living and Employed in the Corridor 3.5%

Total 100%

Table 5:  Worker Inflow/Outflow for East Gateway Corridor, Source:  US Census Bureau, OnTheMap Application 
and LEHD Origin-Destination Employment Statistics (Beginning of Quarter Employment, 2nd Quarter of 2009) 
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In October 2002, the HEPMPO conducted a cordon survey at select border locations in the 3-
county MPO area (Berkeley and Jefferson counties in West Virginia, and Washington County in 
Maryland).  The survey was developed to support regional planning and the development of the 
MPO travel demand model.  A video data collection and mail out survey was conducted at the 
Harpers Ferry Bridge to identify characteristics of travelers using US 340 during a sample 
weekday.  For this location, 860 surveys were obtained and used to estimate vehicle 
occupancies, trip purposes, and the amount of trips “thru” the MPO (3-county) area.  Figure 9
summarizes the survey results.

HEPMPO US 340 Corridor Survey (October 2002)

The origin-destination information from the above survey does not provide sufficient detail to 
estimate the number of US 340 travelers driving “thru” the East Gateway Corridor.  The 
information does indicate that nearly 45% of US 340 travelers at this location have both an 
origin and destination outside of Berkeley and Jefferson counties.  Of these travelers most are 
traveling long distances to/from the southern end of US 340 and I-81 at the West 
Virginia/Virginia border.  Based on these results, it may be inferred that a much greater 
percentage of travelers are simply traveling “thru” the East Gateway Corridor section of US 340.  
As expected, recreational and social trips are a high percentage at this location due to the 
various recreational opportunities and the Harpers Ferry National Park.  In addition, work 
commuters are using US 340 on a daily basis, with the primary work destinations being outside 
the East Gateway Corridor.

As part of this study, public input was obtained using an interactive web site.  The website 
included several questions to obtain travel characteristics of those who responded to the survey 
(approximately 160 responses obtained) including the location of residence/work and travel 
frequencies within the corridor.  The results of these survey questions are summarized in Table  
6.  The majority of survey respondents regularly travel on US 340 and provided useful 
comments and corridor improvement recommendations that have been integrated within other 
sections of this plan document.

Vehicle 
Occupancy 

AM = 1.80 
(Persons/Vehicle) 

Midday = 2.15 
(Persons/Vehicle) 

PM = 1.57 
(Persons/Vehicle) 

Trip Purpose 

Work/School 

37% 

Shopping  

9% 

Social/Rec/Other  

54% 

Origin-Destination 

44% traveling 
"thru" HEPMPO 

region 

Figure 9:  HEMPO US 340 Corridor Survey, Source:  Chapter 3.3 from the Long-Range Multimodal 
Transportation Plan, HEMPO March 2005
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Summary of East Gateway Study Survey Responses

Current Traffic Conditions

As illustrated in Map 13, the East Gateway Corridor section of US 340 has the highest traffic 
volume as compared to any other roadway in Jefferson County.  Just east of the interchange 
with WV 9, US 340 carries its highest traffic volume, approximately 38,000 average daily traffic
(ADT).  This section is influenced by a high level of commercial traffic (e.g. Walmart, strip malls, 
etc.) mixed with regional “thru” travel.  On the eastern sections of the corridor, US 340 carries 
approximately 29,000 ADT and is influenced heavily by traffic at the National Park especially 
during peak seasonal periods.  These high traffic volumes, mixed with at-grade signalized 
intersections and lane reductions west of the Harpers Ferry Bridge, cause congestion and 
queuing during peak hours both on weekdays and weekends.  Traffic volumes on the north-
south roadways within the corridor are much lower than on US 340 and are generally lower than 
4,000 ADT.  

As part of this study, intersection traffic counts for weekday peak periods were also collected for
all key intersections on US 340.  These counts were used for traffic analyses.  This included 
WVDOH intersection counts and several consultant counts at select intersection locations.  The 
highest US 340 PM peak period count is at the Patrick Henry Way intersection, where the hourly 
count is over 2,600 vehicles per hour (about 7% of the daily volume) with truck percentages less 
than 5% of the total traffic.  At this same intersection during the AM peak period, US 340 hourly 
counts are about 1,500 vehicles per hour. An evaluation and analysis of traffic count data is 
discussed in later sections within this study.

Which option best describes where 
you live?

Percent of 
Total 

Responses
Within the East Gateway Corridor 30%
In Jefferson County 58%
In West Virginia 6%
Outside of West Virginia 5%

W
he

re
 d

o 
yo

u 
   

 
liv

e?

Which option best describes where 
you work?

Percent of 
Total 

Responses
Along the 340 East Gateway cor 8%
In Jefferson County 26%
In West Virginia 7%
Outside of West Virginia 59%

W
he

re
 d

o 
yo

u 
w

or
k?

How often do you travel within the  
East Gateway Corridor?

Percent of 
Total 

Responses
5 or more days / week 60%
1 to 4 days / week 26%
Less than once / week 9%
Less than once / month 4%
Never 1%

Tr
av

el
 fr

eq
ue

nc
y

Table 6:  Summary of East Gateway Study Survey Responses, Based 
on input received from 2011 interactive MetroQuest-based study 
website
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Existing Average Daily Traffic Volumes

TomTom GPS speed data (2008-2011) was obtained for US 340 from Charles Town to the state 
border as an alternative to conducting travel time runs.  The speed data was used to assess 
current congestion and served as a primary data source for the calibration of traffic analysis 
tools.  The nearly 25,000 observations obtained from TomTom allowed for the assessment of
travel speed variations across the corridor by season, day and time period.  In addition, the level 
of detail of the data allowed for the evaluation of typical traffic queue lengths at individual 
intersections.

Figure 10  illustrates the variances of the average corridor speed on US 340 by season and time 
period.  For the eastbound direction, the highest travel times (lowest speeds) typically occur 
during the summer weekends between 4-7 PM.  This includes extensive traffic queuing from the 
Harpers Ferry Bridge back to as far as the Millville/Bakerton intersection.  During weekdays, 
worst case conditions typically occur during the Fall PM Peak period.  The TomTom data did not 
indicate substantial queuing during this period as averaged over the 2008-2011 years.  
However, public comments indicated that significant traffic queues often do occur on the 
weekday and may extend back to the W. Washington Street intersection.

Map 13:  Existing Average Daily Traffic Volumes, Source:  WVDOH, 2008 Average Daily Traffice Volumes from Portable Cnt. 
Machines, 
www.transportation.wv.gov/highways/programplanning/preliminary_engineering/traffic_analysis/trafficvolume/dists_4_5_6/
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For the US 340 westbound direction, the highest travel times within the corridor occurred during 
midday hours on summer weekends.  The travel times are significantly better than the 
eastbound direction since much of the traffic queues occur outside of the corridor.  Typical traffic 
queues on the weekend can extend back to the interchange with MD 67 in Frederick County, 
Maryland.  Similar conditions occur during peak weekday conditions in the Fall PM Peak
periods.   For those time periods traffic queues have also typically extended east of the MD67 
interchange.

Summary of US 340 Traffic Speeds by Season and Time Period

 
Figure 10:  Summary of US 340 Traffic Speeds by Season and Time Period, Based on TomTom Traffic Stats Custom Travel 
Times (2008-2011 average conditions)
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Assessing Current Conditions

An evaluation of the current transportation system is an important first step in identifying 
potential transportation needs and projects.  This section has reviewed the transportation 
network, typical travel patterns, travel demand, and typical travel congestion in the corridor.  The 
following sections of this study will evaluate these current conditions with future forecasts of 
demand and congestion based on the land use vision for the corridor.  Those assessments will 
lead to an evaluation of transportation needs and priorities within the US 340 Corridor East 
Corridor.

Overview

This section discusses key operational issues and needs as related to the transportation system 
within the US 340 Corridor East Gateway.  The transportation needs have been identified based 
on input from key stakeholders, public involvement meetings, interactive website responses, 
and technical traffic analyses.  Issues are addressed for both current and future conditions 
based on the corridor land use vision.  The traffic analyses have been conducted using existing 
traffic count data, assumptions on regional demographic growth, forecasts from the 
Hagerstown/Eastern Panhandle Metropolitan Planning Organization (HEPMPO) regional travel 
demand model, and other traffic analysis and simulation tools.  Future efforts to be conducted 
by the WVDOH will supplement the analyses and recommendations provided in this report.  
Such efforts include a tri-state (West Virginia, Maryland, Virginia) US 340 operational study that 
will focus on operational needs along the entire stretch of US 340 including the 2-lane portion 
between the bridge crossings.  This will include evaluating and addressing capacity restraints at 
the bridge crossings and at-grade intersections with Chestnut Hill Road and Virginia State 
Route 671.  Discussion of improvements to the 2 lane section is in the preliminary stages.  A 
resolution to this situation is not expected in the near future. 

Prioritizing transportation needs ultimately depends on weighing factors that include the 
importance of addressing current and future congestion, providing access to regional 
employment and commercial sites for residents within the corridor, safety issues, meeting the 
capacity needs of special events and peak seasonal traffic, reducing vehicle trips within the 
region, and preserving the character of the corridor.  In this section, transportation needs for the 
East Gateway corridor have been prioritized into the levels as illustrated in Table 7.  These
general priority levels may also be used to assist in evaluating the priority and timing of potential 
regional transportation projects as identified in the recommendations section of this report. 

Priority Levels for Transportation Needs

Priority Level

Short Term Safety Needs

Existing Congestion & Access Issues

Future Congestion

Table 7:  Priority Levels for Transportation Needs

 1 

2 

3 
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Transportation Safety 

Increasing the safety of the transportation system for motorized and non-motorized users is one
of the eight planning factors required for metropolitan transportation planning, and is a 
component of the regional HEMPO Long Range Transportation Plan (LRTP).  The rate and type 
of vehicle traffic incidents are important transportation system performance measures that are 
directly affected by the design and construction of the transportation system.  Vehicle crashes 
represent a major source of congestion, are a major health concern, and result in significant 
costs to society.

As a condition for obligating federal Highway Safety Improvement Program (HSIP) funds, states 
are required to prepare an annual report to FHWA that describes public road locations exhibiting 
the most severe safety needs (top 5 percent).  In 2007, WVDOH listed US 340 as a high priority 
need noting safety concerns due to excessive speeds, aggressive driving and at-grade 
intersections.  In addition, the US 340 intersection with Chestnut Hill Road (outside the East 
Gateway study area) was also noted as a significant safety concern.  These roadway sections 
were each highlighted as safety priority sections within the HEPMPO LRTP, Direction 2035.   
Map 14 illustrates a summary of fatality information from the National Highway Traffic Safety 
Administration (NHTSA) within the East Gateway Corridor.  The fatalities have primarily 
occurred at or near intersections along the corridor.  Recent fatalities (since 2008) have 
occurred at US 340 intersections with Halltown, Millville, and Chestnut Hill roads.  

Fatalities within the US 340 Corridor East Gateway

Map 14 : Fatalities Within the US 340 Corridor East Gateway, Source: Google Maps; Accident data from NHTSA 
Fatality Analysis Reporting System (FARS), 

www-nrd.nhtsa.dot.gov/departments/nrd30/ncsa/stsi/54_WV/2010/West%20Virginia_Map_11_GIS_DATA_200HTM;
www://map.itoworld.com/road-casualities-usa 
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As part of this land use vision study and associated public input, the study team has worked to 
identify specific safety concerns that may need to be addressed with short-term solutions until 
larger capacity enhancement projects can be planned, designed and completed.  Supporting 
technical analyses have been developed using accepted traffic tools (e.g. Highway Capacity 
Software, SYNCHRO) and current traffic volume turning movements to assess intersection and 
approach level-of-services (LOS) during peak periods.  LOS is a measure used by traffic 
engineers to determine the effectiveness of elements of transportation infrastructure. At 
intersections, LOS equates to acceptable vehicle delays corresponding with safe driving 
conditions.  LOS is measured on a qualitative scale from A (best) to F (worst).  Based on an 
assessment of current conditions, several key areas of concern have been identified:

US 340 Westbound Approaching Patrick Henry Way Intersection – According to 
observations and technical analyses, the intersection of US 340 and Patrick Henry Way is 
the most congested intersection in the study area due to commercial areas in the vicinity of 
the intersection.  US 340 westbound traffic queues typically extend from WV 9 back to east 
of the intersection.  Although, the speed limit is reduced on US 340 westbound to 45mph 
(just west of Country Club Road), aggressive driving in combination with the roadway down-
slope create dangerous conditions approaching vehicle traffic queues.  Local residents have 
stressed the need for better speed control in the area or possible flashing signs warning of 
the approaching intersection.

Un-signalized Intersection Approaches to US 340 - With high traffic volumes and speeds 
(60mph speed limit) on mainline portions of US 340, most of the un-signalized intersections 
create potential safety concerns during peak periods.  Although the side road approaches to 
these intersections do not have significantly high traffic volumes, there is often limited traffic 
“gaps” needed to make left-turns, which require crossing two lanes of US 340 and merging 
with on-coming vehicles.  Additional concerns also exist for vehicles turning right out of 
these intersections due to the speed of approaching vehicles and some locations of limited
sight distance.  The un-signalized approaches of concern include those in Table 8 .
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Un-Signalized Intersection Approaches of Concern

US 340 
Intersection 
Approach

PM Peak 
Approach 

LOS
Primary Concerns

Halltown Road F Left turns

Blair Road E Left turns

Frontage Road 

(East of US 340 / US 
230 Intersection)

F Left turns

Shipley School Road*

(Left turns currently 
prohibited)

----
Right turns due to high speeds 

of oncoming traffic; school 
buses

Bakerton / Millville 
Roads E/C

Left turns 

Millville has increased turning 
movements during summer 

weekends

Access to Quality Inn* ---- Left turns

Union Street F
Left turns, no merge lane for 

right turns up hill

Shenandoah Street D Left turns

Table 8:  Un-Signalized Intersection Approaches of Concern, noted intersections were not specifically   
analyzed due to limited data 

The above safety concerns currently exist during peak periods of travel.  The technical analyses 
were conducted for a typical weekday PM peak period but some intersections (e.g. Millville 
northbound approach to US 340) encounter greater turning movements during the summer 
peak season due to the recreational opportunities in the region.   
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Existing Traffic Congestion 

Traffic congestion is a key concern for residents within the region and those traveling US 340 for 
other purposes.  As described in the existing conditions section, significant traffic queuing 
occurs during the PM peak periods and during summer season weekends.  The congestion 
during these time periods can be significant.  Map 15 illustrates the average 2008-2011 queue 
lengths that have been estimated from TomTom GPS travel time data.  Based on an 
assessment of current conditions, several key areas of concern have been identified:

US 340 River Crossings - A primary bottleneck affecting traffic operations in the East 
Gateway corridor are the bridge crossings over the Shenandoah and Potomac rivers.  The 
bridges and the stretch of US 340 between them consist of two lanes of travel (1-lane per 
direction).  The remaining sections of US 340 both in Maryland and West Virginia operate as 
a four lane facility.  Within this section of roadway (outside of the East Gateway study area), 
several intersections also affect US 340 operations: Chestnut Hill Road (in West Virginia) 
and State Route 671 (in Virginia).  

 

Source:  Bill Cannon 



Jefferson County Departments of Planning and Zoning 54 May 16, 2012 DRAFT

Peak Congested Speeds and Traffic Queuing on US 340

US 340 Eastbound Summer Weekend (4-7pm)

US 340 Westbound Fall Weekday (4-7pm)

Map 15:  Peak Congested Speeds and Traffic Queuing on US 340
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US 340 between WV 9 Interchange and Patrick Henry Way –Patrick Henry Way is 
currently the most congested intersection within the corridor.  During peak period traffic 
queues can extend from this intersection west to the WV 9 off/on-ramp signals in both 
directions.  Both Patrick Henry Way and the intersection at Jefferson Terrace are used to 
access commercial and shopping destinations including Walmart.  The commercial traffic 
when combined with regional “thru” travel on US 340 can create delays within the section.

Alternative Parallel Roadways and Access to Commercial Areas – The current 
transportation system in the East Gateway corridor provides limited alternatives to US 340.  
Access to existing commercial areas require utilizing the western portions of US 340 during 
congested time periods.  Although, portions of US 340 have frontage roads, an integrated 
system of roads does not exist that would allow residents to travel east-west through the 
corridor without accessing US 340.  An integrated frontage road system would also provide 
options for eliminating left turns at un-signalized approaches within the corridor.

Future Traffic Congestion 

Estimating future congestion is a difficult exercise considering the unknowns related to the type 
and timing of future development.  A modeling exercise has been conducted to evaluate the 
ability of existing intersections in the study area to handle potential traffic growth if significant 
development were to occur.  

Based on the land use vision for the corridor, land use types were translated to future 
demographics (e.g. population and employment) and input to the HEPMPO regional travel 
demand model (as illustrated in Map 16 ). Analyses were conducted for a 2035 horizon year 
assuming a 60% build-out of the land use areas.  The travel model estimates vehicle trips based 
on the forecasted land use and assigns them to the highway network.  The future scenario also 
includes growth outside the East Gateway corridor and a continued growth in regional “external” 
traffic from/to Maryland and Virginia.   
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HEMPO Regional Travel Demand Model

 

The growth in traffic volumes forecast from the travel demand model were used to grow existing 
turning moveent traffic counts for each intersection along US 340.  These forecasted 
intersection counts were analyzed using available analysis tools (Highway Capacity Software, 
SYNCHRO, and SIMTRAFIC) to identify key LOS and operational criteria for the PM peak 
period.  Table 9 summarizes the results of the analyses.  As discussed for existing conditions, 
LOS is measured on a qualitative scale from A (best) to F (worst).  
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Map 16:  HEMPO Regional Travel Demand Model
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Analysis Results of Future Traffic Growth Scenario

Intersection Capacity Analysis – Future No-Build PM Peak (2035) 

ID INTERSECTION with US 340 Sig/
Unsig

Approach LOS Intersection
EB WB NB SB LOS* Delay**

1 Shenandoah St C - - F F 2.6

2 Union Street C - - F F 15.9

3 W. Washington St / Shoreline Dr F A E E E 57.9

4 Bakerton Rd / Millville Rd C B F F D -

5 Co Rt 340/13 / Shipley School Rd C B F F F -

6 Shepherdstown Pike / S. Frontage B C D E C 21.4

7 Blair Rd - B F - D 1144.3

8 Halltown Rd / Rion Hall Farm D D F F F -

9 Old Country Club / Marlow Rd F F F E F 138.5

10 Patrick Henry Way F F F F F 221.2

11 Jefferson Terrace Rd B C F C E 78

12 Ramps to/from NB WV9 E A F - D 48.2

13 Ramps to/from SB WV9 F C - F F 111.7

14 Flowing Springs Rd & E. Wash.St B A D D B 18.6

* Signalized Intersection LOS = HCM; Unsignalized Intersection LOS = ICU (Synchro) 
** Average delay in seconds per vehicle averaged over all approaches 

Simulation Travel Speeds – Future No-Build Peak (2035) 

ID INTERSECTION with US 340 Sig/
Unsig

Simulation Travel Time (sec)
Eastbound Westbound

AM PM AM PM
1 Shenandoah St 40 32 46 28

2 Union Street 40 28 41 31

3 W. Washington St / Shoreline Dr 43 25 24 24

4 Bakerton Rd / Millville Rd 55 51 56 57

5 Co Rt 340/13 / Shipley School Rd 53 59 51 52

6 Shepherdstown Pike / S. Frontage 29 34 22 28

7 Blair Rd 53 57 57 52

8 Halltown Rd / Rion Hall Farm 48 53 52 51

9 Old Country Club / Marlow Rd 8 34 10 12

10 Patrick Henry Way 16 17 28 18

11 Jefferson Terrace Rd 16 4 31 23

12 Ramps to/from NB WV9 26 5 30 34

13 Ramps to/from SB WV9 17 7 17 20

14 Flowing Springs Rd & E. Wash.St 24 10 21 26
Table 9:   Analysis Results of Future Traffic Growth Scenario 
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The analysis of future year conditions indicates several key issues that should be considered in 
planning for future longer term transportation improvements within the corridor:

Increase in North-South Vehicle Trips – Continued growth in residential developments will 
significantly increase traffic on many of the corridor’s north-south roadways.  Un-signalized 
intersections, which are already considered a safety concern during peak periods, will not 
have the capacity to handle the future demand, resulting in significant delays.  The timing 
and location of future development will determine which intersections will be of the most 
concern over the next 10 years.  Identified commercial development south of US 340, 
including that at the Old Standard Quarry, could dramatically increase the traffic at the 
Millville and Blair Road intersections, which currently have very low traffic volumes.  
Signalized intersections will also be impacted by future growth.  The intersection at Old 
Country Club Road may see future traffic growth that may alter signal timings creating less 
capacity on the US 340 mainline.

More Turning Vehicles on US 340 – Increased development within the East Gateway 
Corridor will create more turning vehicles for those traveling on US 340.  This, in turn, will 
require signal timing changes that will degrade mainline “thru” operations.  During peak 
periods, additional capacity or alternative parallel roadway facilities (e.g. frontage roads) 
may be needed to provide access to commercial areas along US 340.

Other Transportation Modal Needs

Addressing the transportation needs related to future land use growth should consider other 
modal options including transit, walking and biking.  The potential benefits of transportation 
options within the East Gateway corridor are summarized in Table 10 .

Benefits of Transportation Options
Benefit Description

Traffic Congestion 
Reduction

Helps reduce traffic congestion, facility costs, 
and environmental impacts.

Consumer Benefits Provides consumers with choices to choose the 
most efficient option for each trip.  

Equity
Allows transportation options for people who are 

physically, economically or socially 
disadvantaged.

Livability
Helps communities become more “livable”, 
resulting in increased property values and 

commercial activity.

Security and Resilience
Results in a more diverse and flexible 

transportation system that can accommodate 
variable and unpredictable conditions.

Table 10:  Benefits of Transportation Options, Source: Victoria Transport Policy Institute (TDM Encyclopedia) 
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PanTran is the public transportation service of the Eastern Panhandle Transit Authority serving 
Berkeley and Jefferson counties.  PanTran operates two different bus services – flex-route 
service and demand-response service.  PanTran’s Orange “Charles Town” route includes 
several service stops in or near the East Gateway corridor including the Hollywood Casino at 
Charles Town Races, Wal-Mart (Patrick Henry Way) and the Harpers Ferry rail station.  Bus 
service headways vary by the service stop location but typically range from 2-3 hours with no 
available nightly service.

The HEPMPO LRTP, Direction 2035 includes a transit component that has identified key 
regional transit needs for PanTran.  For the LRTP, various transit demand estimation 
techniques were used to determine overall existing and future transit needs.  Additional needs 
have been identified through stakeholder and public input.  Key issues that relate to the East 
Gateway Corridor include the following:

No Demand-Response Service – The East Gateway Corridor is not currently covered by 
Pan Tran’s demand response service.  The primary service coverage only includes areas in 
Berkeley County.  

Limited Fixed-Route Service to Activity Centers – PanTran’s Orange Route has a long 
route length since it is functioning both as a regional service and local route.  Key issues 
include headways greater than 45 minutes (considered ideal), limited weekend service, 
running delays, and limited stops at major employment and shopping centers.

Limited Fixed-Route Service to Regional Rail and Commuter Bus Service – The 
PanTran Orange route does provide service to Harpers Ferry Station, though additional 
service runs and reduced headways would allow for more connections with MARC and 
AMTRAK service schedules.  There is currently no PanTran service that provides 
connections to other bus services in Maryland and Virginia.

Additional MARC Service and Possible Station Relocation – Future residential and 
commercial development in the corridor will increase demand for additional MARC service 
from Martinsburg to Washington, D.C.  This may include expansion of midday service 
schedules.  The relocation of the existing Duffields train station has been included in long 
range planning efforts for the City of Ranson to improve regional access and promote 
transit-oriented development.

In addition to transit, bike and pedestrian trails/paths have been identified as an important need 
within the East Gateway Corridor.  Although covered under separate sections in this report, they 
potentially serve as an alternative transportation option that can reduce vehicle trips within the 
region, especially in combination with compact and mixed-use development.  Specific needs 
related to this mode include:

Integrated Bike/Pedestrian Trail System from Charles Town to Harpers Ferry – An 
integrated east-west bike and pedestrian trail has been indicated as a primary need within 
the corridor.  The trail would serve recreational purposes but also provide access to Harpers 
Ferry, key commercial areas along US 340, and the casino/racetrack.  Spur trails/paths with 
linkages to key residential areas may be useful in reducing peak hour vehicle trips, 
improving air quality and promoting a healthy lifestyle.  

Bike and Pedestrian Access to Transit Stations and Stops - In city after city, transit 
agencies are rediscovering that good bicycle and pedestrian access is a critical component 
of the success of the transit system.  Walking is the most environmentally friendly and low–
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cost way to get people to and from public transportation. When given sidewalks, “traffic–
calmed” streets to walk along, safe and convenient ways to cross streets, and a comfortable 
and attractive environment, most people are willing to walk farther to reach public 
transportation.
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4.0 Goals and Objectives

A key element of any land use planning document is the development of a statement of realistic 
goals and objectives which lay the groundwork for the implementation strategies of the vision. 
For the purposes of the US 340 US 340 Corridor East Gateway Plan, these goals and 
objectives are focused on the seven topical areas, six of which were discussed at each of the 
five public meetings held in 2011-12 regarding this plan. The seventh category was created due 
to public comments related to Natural and Environmental Resources that where not adequately 
addressed in other categories. The topic categories are: Land Use, Transportation, Parks / 
Trails / Greenways, Environmental and Natural Resources, Community Services / Infrastructure, 
Economic Opportunities, and Historic Resources.

It should be noted that a land use plan such as this generally covers a twenty year planning 
horizon and as a result, the goals are intended to reach beyond current physical, political and 
institutional constraints. The process of developing goals commenced with examining existing 
conditions related to each of the categories listed above and the analysis of issues and 
opportunities within the corridor. Input from the five public meetings and periodic meetings with 
the TAC and CAC also influenced the refinement of these goals and objectives.

Note: Present constraints such as existing right-of-ways, funding, and agency/department policy 
were considered but were not the overriding factors when developing the goals and objectives.

4.1 Community Services and Infrastructure

Goal:
Preserve community service/infrastructure capacity by coordinating future land use and 
development approvals with the locations of existing community services, including, but limited 
to, water and sanitary sewer service, schools, libraries, parks, emergency services, broadband 
and cell service.  

Objective: Enhance Emergency Services
Strategies:

Enhance existing firefighting capacity by providing permanent, full time fire services

Ensure availability and adequacy of fire hydrants

o Provide hydrants in underserved areas, using dry hydrants at ponds and streams 
or other means

o Improve hydrant water pressure
o Ensure that standards and testing of hydrants are adequate

Consider County funding of Harpers Ferry police for provision of first-responder services 
for accidents on 340 between the bridges

Develop a long-range funding plan for area Fire and EMS services
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Objective: Utilize and Enhance Existing Water / Sewer Service
Strategies:

Enhance existing water and sewer service

o Protect private well and septic systems
o Ensure availability and affordability of adequate water and sewer capacity prior to 

approval of new development
o Upgrade Harpers Ferry water system

Develop future water and sewer infrastructure

o Expand availability of water and sewer services in the US 340 corridor
o Promote public ownership of water and sewer services

Improve quality and safety of area water

o Area water providers should ensure safety of water
o Develop a countywide comprehensive clean water plan
o Improve water treatment
o Limit the amount of new development served by septic systems

Objective: Enhance Area Schools and Libraries
Strategies:

Work with the Jefferson County Board of Education to ensure that area schools are 
adequately funded

Develop safe routes for children to walk and bike to school

Encourage programs promoting environmental awareness, school gardens and 
beautification projects (similar to Page Jackson school model – available for public use 
during non-school times)

Improve school organization, communication with the local community, and size 
planning

Improve public library access/technical access for those persons without internet access

Promote use of libraries as community centers

Objective: Promote Expanded Health Services
Strategies:

Increase availability of mental health services

Expand WVU Health & Wellness Association with Jefferson Hospital toward Route 340

Promote quality of local medical and dental care
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Objective: Improve Wireless Service in the 340 Corridor
Strategies:

Work with service providers to improve service between bridges, in Harpers Ferry, and 
in Halltown area

Work with service providers to improve broadband capacity throughout corridor

Work with community stakeholders to identify facility designs compatible with the historic 
and rural character of the corridor 

4.2 Economic Opportunities

Goal:
Encourage and promote business creation and retention within the County’s urban growth areas 
and at key intersections identified on the Future Land Use Map where utilities and appropriate 
access are in place or planned for. 

Objective: Promote Economic Development along the US 340 Corridor 
Strategies:

Improve appearance of corridor (design of development, litter, wayfinding signage)

Address traffic congestion (especially on weekends)

Review the adequacy of current impact fee structure

Create parking for recreational/tourism sites as well as for commuters

Retain scenic beauty, historic resources and farming to promote natural and heritage 
tourism opportunities

Weekend train between Harpers Ferry and DC and between Harpers Ferry and Charles 
Town

Promote additional tourism and entertainment opportunities 

Encourage Harpers Ferry restaurants to stay open later in the evenings

Objectives: Promote Business Development and Retention
Strategies:

Promote the development of a wide variety of types of businesses, including but not 
limited to:

Small businesses, "Green" jobs, tourism / entertainment, high tech / data centers, white 
collar (professional, IT, clerical), medical office, agri-business and agri-tourism, and 
retreat/training/convention center

Retain existing businesses

Promote the creation of businesses that support Appalachian Trail, C&O Canal, and bike 
path users
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Achieve a balance of retail, federal, industrial and historical/tourism job opportunities

Enhance educational opportunities and workforce development

Identify incentives to encourage employment opportunities in historic facilities, and 
review the efforts of other communities in achieving this objective

4.3 Environmental and Natural Resources

Goal: 
Protect environmentally sensitive areas such as ecological corridors, agricultural lands, 
wetlands, streams, inland lakes, steep slopes, and groundwater recharge areas from impacts of 
incompatible development.

Objective: Preserve Sensitive Natural Resources from the Negative Impacts of 
Development

Strategies:

Preserve natural features, such as scenic beauty, rural viewsheds, significant tree 
stands, green infrastructure, the Shenandoah River and other water resources.

Recognize the importance of trees in the suburban environment by encouraging the 
retention of existing native trees and the establishment of street and shade trees in 
residential neighborhoods and commercial developments (land use regulations 
amendments may be required).

Incorporate Chesapeake Bay Watershed standards into development requirements
Protect Karst geology
Require vegetative buffers along US 340 in key areas to promote a parkway-like 
character along the corridor 
Protect the Elks Run Watershed, water source for Harpers Ferry and Bolivar

Guide new development in a manner that conserves natural features and 
environmentally sensitive areas and meets the long term needs of the community.

Encourage the integration of wetlands, woodlands and meadows into site development 
as aesthetics and functional features. 

Encourage the retention of agricultural lands, forest lands and ecological corridors 
through available mechanisms such as open space and farmland conservation 
easements, as well as zoning incentives.

Encourage the use of native plant species and naturalized landscape designs, where 
appropriate, to enhance the communities' existing character.

Preserve topography such as slopes, valleys and hills by limiting the amount of cut and 
fill during site development. 
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Objective: Preserve and improve the scenic quality along the corridor including rural/ 
agricultural and scenic/natural areas. 

Strategies:

Amend local land use regulations to address plan recommendations such as setbacks, 
signs, billboards, parking lots, screening, greenbelts, landscaping, lighting, deteriorating 
structures and dangerous buildings. 

Enforce regulations related to size and location of signs and billboards to minimize 
clutter, confusion, aesthetic degradation, and limit traffic hazards. 

Implement open space residential and commercial development design standards to 
preserve scenic views, rural character, farmland, meadows, woodlands, steep slopes 
and wetlands with a target of preserving characteristics within a development. 

Develop a species list of acceptable street trees to be planted on both public and private 
properties when development and redevelopment occurs. 

4.4 Historic Resources and Viewshed

Goal:
Protect historic properties, buildings and sites from impacts of incompatible development.

Objective: Protect Historic Structures/Resources
Strategies:

Identify existing historic resources within the US 340 Corridor

Assist local, state and federal entities in their efforts to retain historic resources within 
the context of their original setting

Educate land owners about the benefits of historic properties and the process for 
seeking listing on the National Register of Historic Places

Educate and assist landowners with structures on the National Register of Historic 
Places regarding available funding mechanisms for the restoration and/or maintenance 
of historic resources

Update current Zoning Ordinance requirements regarding development adjacent to  
historic resources

Consider establishing a review process for demolition permits for historic structures

Encourage rehabilitation and redevelopment of historic resources

Create standards that require preservation of historic structures if land is developed
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Objective: Enhance Cultural/Heritage Activities
Strategies:

Promote heritage and recreational tourism near Harpers Ferry, including sites such as 
such as the location of the Battle of Harpers Ferry 

Coordinate with "Journey through Hallowed Ground" on tree planting along Corridor 
(part of National program)

Explore opportunities for additional cultural events, including music- and food-related 
festivals 

Establish pedestrian trails to connect historic resources such as those sites along the 
Washington Heritage Trail

Objective: Protect the Rural and Historic Viewshed/Landscape
Strategies:

Identify existing historic and rural landscapes, vistas and viewsheds in the Corridor and 
develop regulations to retain the same

Prohibit neon,  blinking signs or electronic message signs that are not static for a certain 
period of time

Install landscaping buffers adjacent to existing development 

Establish standards to prevent light pollution

Promote a variety of land uses to discourage duplication of services such as gas stations 
and small shopping centers

Objectives: Create Gateway/Entrance 
Strategies:

Encourage appropriate rural/historic design for new or redeveloped public buildings in 
the corridor 
Install historic signage at appropriate locations along the US 340 Corridor, such as the 
location of the Visitors Center 
Minimize development along the US 340 frontage in the vicinity of the battlefield, to 
preserve a prominent gateway feature for the entry into West Virginia
Improve US 340 Corridor aesthetics by creating a continuous green gateway landscaped 
with native species providing all-season color, developed in cooperation with community 
groups, governments, schools, religious organizations, etc.
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4.5 Land Use and Zoning

Goal:
Preserve, protect and enhance the character of the corridor, property values and the economic 
viability along the corridors by managing for growth and development. 

Objective: Retain Open Space and Land in Agricultural Use
Strategies:

Promote development that adequately balances the protection of key historic, 
agricultural and natural features with high-quality development
Establish a Transfer of Development Rights program
Work with National Park Service and residents to prioritize areas for land acquisition
Identify mechanisms to allow for productive and profitable agri-businesses and agri-
tourism.

Objective: Encourage Development within Existing Urbanized Areas and at Specific 
Commercial Nodes

Strategies:

Provide development incentives for properties within the UGBs
Develop new zoning categories in order to implement areas identified for mixed-use 
development at major intersections or along arterial roads within UGBs
Identify areas for low- to high-density residential development within UGBs
Establish design standards for new development (layout, facades, signage, lighting) that 
reflect a town center character to create a sense of place
Use design standards to reduce typical strip commercial development image that lacks a 
sense of place
Develop ordinance amendments that will enable mixed use developments to result in 
dense walkable communities based on  New Urbanist/Smart Growth design principles 

Objective: Permit Mixed-Use Development in Targeted Areas
Strategies:

Develop a new mixed use zoning district that promotes quality mixed employment 
development (light industrial, wholesale, retail, office) with design standards 
Amend the current mixed use zoning district to eliminate industrial uses and to create a 
true mixture of uses based on New Urbanist/Smart Growth principles
Allow properties to rezone to mixed-use development at key intersection
Encourage mixed-use zoning for properties within the Urban Growth Boundaries
Require commercial development to be blended within a mixed use context to achieve a 
balance between retail and residential uses 
Plan for a limited section of the Old Standard Quarry property to develop as a mixed use 
development 
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Objective: Encourage Appropriate Development Opportunities in Rural Areas
Strategies:

Promote cluster development to preserve open space
Identify additional agriculture-related land uses appropriate for the Rural District
Allow flexible standards (such as gravel driveways and Low Impact Stormwater Design) 
for Rural land uses
Promote heritage and recreational tourism and agritourism
Establish design standards for any new development  in the Rural District (layout, 
facades, signage, lighting) that replicates the architectural and contextual features found 
in rural settings 
Provide design elements that allow for view of mountains to not be blocked
Protect the quality of life elements that are important to Jefferson County residents and 
visitors 
Establish standards to provide efforts to minimize blight control, deteriorating structures, 
and dangerous buildings

Objective: Improve Planning Coordination with Other Agencies
Strategies:

Increase awareness of the historic and rural character of the US 340 Corridor in all 
planning phases (i.e. Comprehensive Plan, etc.)
Collaborate with Federal agencies located in the County regarding “greening” of 
Jefferson County & energy use reduction
Develop a consistent approach to development and signage specifications in this 
corridor (i.e. water treatment facility next to historic property)
Explore options for applicability of local codes to Old Standard Quarry property 
Ensure coordination between appropriate agencies for the creation of a true Gateway 
transition
Refer all proposed developments within designated UGBs or adjacent to incorporated 
areas to the municipality for comment and coordination of development
Coordinate with the West Virginia Division of Highways to establish  a master plan for 
the approval of new entrances onto US 340 and intersecting state roads
Coordinate with local utility providers to establish standards for approval of water line 
and sewer line extensions
Plan for urban level of service for police, fire, and school resources within the UGBs
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4.6 Parks, Trails and Greenways

Goal:
Preserve, protect and enhance the park facilities and trails within the US 340 corridor, and 
enhance parkway-like characteristics to provide a more enjoyable traveling experience. 

Objective:    Improve Existing Trail Network 
Strategies:

Provide trail connectivity for health, exercise, recreation, ecotourism and access 
purposes in areas such as, but not limited to,:

o Between Harpers Ferry and Charles Town

o Between Harpers Ferry and WV 9 trail

o Across US 340 from Bolivar to HFNPS resources such as Murphy Farm

o Between rivers along Millville/Bakerton Roads

o Linking parks, athletic fields and neighborhoods

o Develop Greenways on the Blue Ridge that connect with the valley, and along 
the Shenandoah and Potomac Rivers

Provide new connecting trails with all new development

Provide trailhead parking

Consider developing trails on “paper streets” (platted, unbuilt rights-of-way) in 
incorporated areas

Provide Shenandoah River access at southern end of Old Standard Quarry property for 
recreational opportunities

Upgrade bridge and C&O Canal / Harpers Ferry for easier bike portage to C&O Canal 
towpath.

Objective:   Beautify the US 340 East Corridor
Strategies:

Retain existing landscaping and create additional landscape design along 340 to create 
a continuous “parkway” aesthetic

Plant low maintenance native plant species along the US 340 corridor

Plant trees along the corridor, such as a variety of flowering trees that change color at 
different times of the season to provide for continuous color change. 

Protect historic views

Improve appearance of corridor by creating standards for the design of new 
development and signage and by reducing extraneous signage
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Objective: Develop Additional Parks and Enhance Existing Parks
Strategies:

Create new parks to serve a variety of users (such as passive recreation, sports, and 
dog parks)

Improve access to rivers for fishing and recreation

Restore recreational activities to lower Harpers Ferry (including picnics, swimming, 
fishing)

Provide additional park/recreation resources on the Blue Ridge Mountain

Objective: Improve Signage and Mapping
Strategies:

Provide “wayfinding” signage along the corridor and trails which indicate historic sites in 
addition to nearby shops, restaurants, towns, etc.

Improve online availability of trail maps on the County’s website, in addition to websites 
of other organizations

Use Google Maps to upload trail information

Utilize National Park Service education programs to build community awareness of 
County trails

Objective: Identify Financial Resources for Passive and Active Recreational 
Opportunities
Strategies:

Identify public and private funding sources for trails, bike paths, parks and greenways

4.7 Transportation

Goal:
Preserve roadway capacity and the useful life of US 340, reduce crashes and crash 
potential/promote safety, decrease travel time and congestion, coordinate land use and 
transportation decisions by regulating safe and reasonable access between public roadways 
and adjacent land.

Objective: Maintain and enhance the efficiency and capacity of the developed and 
undeveloped segments of the corridor.

Strategies:

Promote a land use pattern that is consistent with the capacity of roadway networks.

Regulate the number, location and type of access points by implementing access 
management standards. 

Remove local traffic from through traffic lanes through the use of frontage and/or other 
parallel routes to reduce the speed differential of through traffic lanes.
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Increase the connectivity between existing and proposed neighborhoods and 
commercial developments to allow increased dispersion of local traffic

Minimize the delay impact of traffic signals at intersections by setting the phase timing of 
the traffic signals to maximize capacities.

Collaborate with HEPMPO and WVDOH on long range funding for improvements to the 
corridor. 

Objective: Promote Traffic Safety
Strategies:

Reduce the number of potential conflict points, particularly at unsignalized intersections, 
through the use of raised medians, underpasses, controlled left turn lanes, right turn 
lanes, combined access points, frontage roads and/or rear access drives, and connected 
parking facilities.

Improve safety at signalized intersections along the 340 corridor through the 
coordination of signals

Improve safety at all intersections by considering alternative design options

Support the development of safe pedestrian & bike facilities through the use of medians 
and median islands, and bike lanes within and outside the right of way.

Reduce the speed of traffic in urbanized areas with traffic calming practices such as 
green buffers with sidewalks, landscaping, green median islands, and street trees 
plantings.

Enhance enforcement of speeding and red-light running

Objective: Improve Traffic Flow
Strategies:

Build frontage (service) roads or other parallel interconnected roads adjacent to US 340, 
to allow for separation of through traffic and local traffic

Improve existing intersections to enhance capacity

Develop connectivity, interconnectivity and improve other existing roads to divert traffic 
from 340

Evaluate any needed improvements to Cattail Rd./Marlow Rd. following the opening of 
the new WV 9

Minimize installation of new traffic lights

Coordinate transportation improvements with US Customs & Border Patrol development

Improve directional signage

Improve access to US 340 from Bolivar (especially on weekends)

Ensure that any required improvements to US 340 and surrounding roads occur 
concurrent with development activity

Consider a variety of solutions to improve traffic flow, if recommended by transportation 
engineers,  including, but not limited to, traffic circles (“roundabouts”); 
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underpasses/overpasses (particularly at Route 27); eliminate “no turn on red” restriction 
at various intersections; synchronize stoplights, especially on weekends;

Improve Potomac Street to connect to Bakerton Road and work with CSX and other 
appropriate agencies to re-establish connection

Develop western or northern bypass around Charles Town and Ranson

Objective: Promote Transportation Alternatives
Strategies:

Increase the availability and frequency of Public Transit Connections 

Consider development of a Park and Ride/Commuter Lot

Increase rail access to Charles Town and Ranson 

Provide weekend train service from Harpers Ferry to Washington, D.C., both directions 

Objective: Develop an Access Management Strategy in Conformance with State Law
Strategies:

Adopt zoning and access management standards compatible with the plan
recommendations that regulate access points and encourage shared access through 
frontage roads, rear service drives, shared driveways and connected parking lots. 

Coordinate access management with local land use planning.

Discourage strip commercial development along highways and direct development to 
commercial nodes with managed access points by inclusion in comprehensive plan and 
land use regulations.

Educate local units of governments, businesses and general public on importance of 
coordinating access management with land use planning.

Objective: Improve Mobility for Pedestrians, Hikers, and Bicyclists
Strategies:

Connect existing hike/bike routes, such as the C&O Canal path, the Ranson Flowing 
Springs Trail (under construction) and the WV 9 path; and construct new hike/bike 
routes

Install pedestrian/bike crossings at intersections along US 340

Build sidewalks in areas with pedestrian traffic

Install speed bumps near area schools
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Objective: Provide Safe and Convenient Transportation Opportunities
Strategies:

Coordinate improvements to US 340 within the UGB to accommodate additional traffic 
volumes associated with new development 
Provide interconnectivity within and between developments to create a more continuous 
street network, including connections between neighborhoods and commercial areas 
where appropriate 
Coordinate improvements to US 340 outside the UGB to handle existing traffic and 
expected incremental increases in traffic volumes
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5.0 Plan Recommendations

Based on public comment received during public meetings and from the MetroQuest online 
survey, staff has provided recommendations for the following 7 topic areas: Community 
Services/Infrastructure; Economic Conditions; Environmental and Natural Resources; Historic 
Resources and Viewshed; Land Use and Zoning; Parks, Trails and Greenways; and 
Transportation.  Transportation recommendations were developed by the consulting firm, 
Michael Baker, Inc.

Due to public input received, the preferred growth scenario for the US 340 Corridor East 
Gateway is based on the original “rural landscape with development in the urban growth 
boundary (UBG)” alternative with specific modifications that include acknowledging the 
development rights of the residential growth area northeast of Ranson (bordering Flowing 
Springs Road, Job Corps Road, and Old Country Club Road) and including specific commercial 
nodes along the US 340 Corridor.

This scenario supports the concept of the highest intensity development being concentrated 
inside the Charles Town and Ranson UGBs, where growth can be served by existing utilities 
and transportation infrastructure, but allows for limited, high-quality development to occur along 
the US 340 Corridor.  The preferred scenario supports the concept that the area outside of 
these growth boundaries and the noted commercial nodes should be retained in agricultural 
land, open space, or low-density residential uses.  This preferred growth scenario acts as the 
vision for this planning document.

5.1  Community Services and Infrastructure

Utilize and Enhance Existing Water / Sewer Service

Properties within the US 340 corridor planning area obtain water and sewer service by a 
combination of centralized water and sewer systems from a variety of public and private service 
providers, as well as on-site septic tanks and wells.  

During the corridor planning process, stakeholders identified the need to enhance existing water 
and sewer service.  Specific suggestions were made regarding the following:

Ensuring availability of adequate water and sewer capacity prior to approval 
of new development
Protecting private well and septic systems
Upgrading the Harpers Ferry water system
Ensuring affordability of water and sewer services

Participants also recommended the development of additional infrastructure to expand the 
availability of water and sewer services in the US 340 corridor.  The provision of centralized 
water and sewer services for urban level density is a reasonable request for the protection of 
local water resources. Some participants expressed an interest in encouraging public ownership 
of water and sewer services. There is currently some concern locally regarding the number of 
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private package treatment plants that are approved by the Public Service Commission which 
result in the need for the Home Owners Associations (HOAs) or other private entities to operate 
and maintain them for years into the future. At times, the Jefferson County Public Serivce 
District (PSD) receives requests by the private operator of take over operation of these older 
private plants resulting in considerable upgrade costs. The local elected officials and Planning 
Commission, in cooperation with the PSD staff and Board, should review local land 
development regulations to consider a requirement that all potential private wastewater 
operators enter into an agreement with the PSD to ensure that all private plants are built to a 
standard that can be managed by the PSD if that is necessary in the future.

Comments received during the planning process indicated that residents of some areas felt that 
the quality and safety of area water supplies could be improved.  Ideas expressed included 
improvements to water treatment, requiring area water providers to ensure the safety of water, 
and limiting the amount of new development served by septic systems.  Additionally, 
stakeholders recommended the development of a countywide comprehensive clean water plan.

Improve Wireless Service in the 340 Corridor

Currently, there are some cellular antenna facilities in the US 340 corridor study area; however, 
participants in the planning process indicated that service is insufficient in some locations such 
as Harpers Ferry, the Halltown area, and the section of US 340 between the bridges.  Public 
safety concerns were also expressed regarding the ability of river users to make calls to 
emergency services personnel.  Additionally, some stakeholders recommended an expansion of 
broadband capacity throughout the 340 corridor area, to allow for high-speed wireless Internet 
access for residents and employers.

It should be noted that the US 340 corridor includes many historic resources, including the 
Harpers Ferry National Historic Park.  Recent changes to the Jefferson County Zoning 
Ordinance may provide adequate protection to historic areas while providing incentives for 
antenna co-location with other cellular facilities that do not require construction of a tower.

Provision of cellular antennas is primarily a private-sector function; however, the County plays a 
significant role in the review and approval of wireless facility applications.  It will be important for 
wireless service providers, community stakeholders, and the County to work together to identify 
facility designs compatible with the historic and rural character of the corridor.

Enhance Area Schools and Libraries

Participants in the planning process recognized the high quality of Jefferson County public 
schools and expressed appreciation for the area’s library resources.  Additionally, participants 
identified the following opportunities to improve existing school resources and services:

Work with the Jefferson County Board of Education to ensure that area schools are 
adequately funded
Develop safe routes for children to walk and bike to school
Encourage programs promoting environmental awareness, school gardens and 
beautification projects (similar to Page Jackson school model – available for public use 
during non-school times)
Improve school organization, communication with the local community, and size 
planning vis-à-vis planned residential development yields 
Improve public library access/technical access for those persons without internet access
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Promote use of libraries as community centers

Enhance Emergency Services

As the population of the US 340 corridor grows, the demand for emergency and fire services will 
increase as well.

The Jefferson County Emergency Services Agency (JCESA) is the County Commission’s 
designated agency responsible for overseeing the county’s fire suppression and emergency 
medical services (EMS), and ensuring the efficient delivery of these services to the residents of 
Jefferson County. The JCESA also establishes funding priorities among the county’s seven 
member fire companies and administers the funding appropriations and allocations provided 
through the County Commission’s annual budget and the county’s impact fee program, as well 
as other funding resources.

JCESA’s EMS/Fire and Rescue Five-Year Strategic Plan provides recommendations for 
maintaining and improving fire and EMS services in the County – services which are operated 
on an all-volunteer basis. The plan notes that “the fire companies continue to face ever-
increasing challenges in their service delivery capabilities. Such challenges are centered on the 
recruitment and retention of qualified volunteers and the extreme financial burdens associated 
with maintaining and operating capital-intensive fire and EMS services.”

Participants in the US 340 corridor planning process echoed this concern, and suggested that 
existing volunteer-based firefighting capacity could be enhanced by the provision of permanent, 
full time fire services.  It was also suggested that a long-range funding plan for area Fire and 
EMS services be developed. 

Stakeholders also expressed concern regarding the long-term adequacy of first-responder 
services for accidents on the section of US 340 located between the two bridges, and 
recommended consideration of County funding of Harpers Ferry police for provision of 
emergency services in this area.

Additionally, participants recommended ensuring the availability and adequacy of fire hydrants 
in the 340 corridor planning area, including the following recommendations:

Providing hydrants in underserved areas, using dry hydrants at ponds and 
streams or other means
Improving hydrant water pressure
Ensuring that standards and testing of hydrants are adequate

Although participants in the planning process made recommendations related to fire 
suppression and EMS service provision within the 340 corridor planning area, it should be noted 
that these services are County-wide in scope, and any changes should be considered in the 
context of broader JCESA planning efforts.
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Promote Expanded Health Services

Jefferson County is fortunate to be the location of the WVUH-East Jefferson Memorial Hospital, 
which is situated in near the US 340 Corridor in downtown Ranson. A new hospital will be built 
on property located near the intersection of WV 9 and US 340. Other health care providers 
within the corridor include Jefferson Urgent Care and Harpers Ferry Family Medicine.  

During the planning process, stakeholders generally expressed support for enhancing existing 
health services in the County, including expansion of WVUH-East Jefferson Memorial Hospital 
services and increasing the availability of mental health services. Other comments made 
included the importance of promoting the quality of local medical and dental care.

5.2 Economic Opportunities

The US 340 corridor between Harpers Ferry and Charles Town is the principal business corridor 
in Jefferson County. Many participants in the planning process identified ways that the 
economic vitality of the corridor – as well as the County as a whole – could be strengthened.

The future land use plan for the corridor – which recommends additional areas for office and 
commercial opportunities – provides numerous options for expansion of economic 
activity. Some of these areas of opportunity are described below:

Potential redevelopment areas. Some sections of the corridor are appropriate for 
commercial uses, but are not currently fully utilized. These areas include the Halltown 
area and the Shenandoah Quarry.
Properties within the Urban Growth Boundaries. The land located inside the Urban 
Growth Boundaries of Charles Town and Ranson is the most appropriate area for 
development within the corridor.
Parcels near the intersection of Millville/Bakerton Road. Where Millville and 
Bakerton Roads intersect US 340, mixed-use development at an urban level of density is 
recommended. Additionally, the northern section of the Old Standard Quarry property 
could be appropriate for mixed residential and commercial development.
Millville. The unincorporated community of Millville is shown recommended for 
designation as Residential/Commercial Mixed Use to allow for redevelopment of existing 
uses, permit existing uses, and provide for opportunities not permitted in the current 
zoning classification. This area could be considered as a possible location for future 
Village District zoning.

The proposed land use categories provide a level of predictability for existing land owners, both 
residential homeowners and business owners, and allow potential business owners an 
understanding of what is permitted and how the corridor will develop. It is also envisioned that 
some of these areas would have design standards.
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The following three objectives summarize comments heard regarding economic development 
during the planning process:

1. Promote Business Development and Retention in the US 340 Corridor
2. Promote Tourism and Entertainment Opportunities 
3. Promote Economic Development Countywide

Regarding business development, participants identified several types of businesses and 
industries for potential location within the corridor. These include:

Tourism / historical / entertainment
High tech / data centers
White collar (professional, IT, clerical)
Additional Federal offices
Telecommuting
Industry
Agri-business and Agri-tourism 
Medical office
Retreat/training/convention center
"Green" jobs
Small businesses (generally)

Some of the business types listed above are currently represented along the US 340 
corridor. Participants in the planning process emphasized the importance of retaining these 
existing businesses. 

Because of Jefferson County’s location within the Washington Metropolitan area as well as its 
distinctive historical and natural resources, the US 340 corridor has the potential to be the 
location of a variety of distinctive niche business types. Overall, diversity of business and 
employment types was identified as an important objective during the planning process, both 
within the corridor generally as well as within commercial developments.

Participants also identified numerous recommendations regarding tourism and entertainment 
opportunities. For example, some suggested the creation of businesses that support the 
Appalachian Trail, the C&O Canal, and trail/bike path users. Such businesses could take the 
form of a bed and breakfast; a lodge; a supply store dedicated to campers, hikers and bikers; or 
a hostel. 

Recommendations include:

Retaining the corridor’s scenic beauty, historic resources and agricultural legacy in order 
to promote natural and heritage tourism opportunities
Promoting the creation of businesses that support Appalachian Trail, C&O Canal, and 
bike path users
Creating parking for recreational/tourism sites (as well as for commuters)
Encouraging Harpers Ferry restaurants to remain open later in the evenings
Improving the overall appearance of corridor, through improvements to the design of 
developments, cleanup of litter, and allowing appropriate commercial signage
Installing directional signs and/or a welcome sign in order to greet and orient visitors
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Many of those who contributed comments during the planning process expressed concerns that 
traffic congestion in the corridor may be a barrier to economic development, in addition to 
hindering the quality of life of area residents. To address weekend traffic congestion in 
particular, some participants recommended establishing weekend train service to Harpers Ferry 
from Washington, DC, as well as train service from Harpers Ferry to Charles Town. More 
recommendations that address congestion are included in the Transportation section of this 
chapter.

Participants in the planning process also noted potential actions to improve economic 
development on a countywide basis. These recommendations include: 

Enhancing educational opportunities and workforce development
Identifying incentives to encourage employment opportunities in historic facilities, and 
review the efforts of other communities in achieving this objective
Lessening regulatory barriers to development such as site plan review times
Reviewing the current impact fee structure

Implementation of these recommends should take place in coordination with the Jefferson 
County Economic Development Authority

5.3  Environmental and Natural Resources

Participants in the planning process recommended that the County consider amending its 
development standards to preserve and enhance Jefferson County’s scenic beauty, rural 
viewsheds, and significant tree stands. Meeting attendees and survey respondents also 
advocated for the protection of the Shenandoah River, the Potomac River, and other water 
resources.

The overall goal related to this element that emerged from the planning process is:

Protect environmentally sensitive areas such as ecological corridors, agricultural lands, 
wetlands, streams, inland lakes, steep slopes, and groundwater recharge areas from 
impacts of incompatible development.

The two objectives related to this goal are:

1. Preserve Sensitive Natural Resources from the Negative Impacts of Development

2. Preserve and improve the scenic quality along the corridor including rural/ agricultural 
and scenic/natural areas.

Some of the significant strategies related to these objectives include:

Preserve natural features, such as scenic beauty, rural viewsheds, significant tree stands, 
green infrastructure, the Shenandoah River and other water resources.

Recognize the importance of trees in the suburban environment by encouraging the 
retention of existing native trees and the establishment of street and shade trees in 
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residential neighborhoods and commercial developments (land use regulations 
amendments may be required).

Require vegetative buffers along US 340 in key areas to promote a parkway-like character 
along the corridor 
Protect the Elks Run Watershed, water source for Harpers Ferry and Bolivar

Encourage the integration of wetlands, woodlands and meadows into site development as 
aesthetics and functional features. 

Encourage the retention of agricultural lands, forest lands and ecological corridors through 
available mechanisms such as open space and farmland conservation easements and 
conservation easements, as well as zoning incentives.

Implement open space residential and commercial development design standards to 
preserve scenic views, rural character, farmland, meadows, woodlands, steep slopes and 
wetlands with a target of preserving these characteristics within a development. 

The full list of recommended strategies appears in the Goals and Objectives section of this plan.

5.4  Historic Resources and Viewshed

As the existing character of the corridor changes, care needs to be taken to address the historic 
resources and natural resources.  Historic resources provide a sense of place and heritage that 
fosters a connection to the community and has important economic, social, and education 
benefits. The aim of historic resource protection, therefore, is to retain the heritage and identity 
of a community or region as reflected in its natural and built environment and to ensure that the 
community’s history and unique character, and the benefits they afford, are preserved for future 
generations.  While the original setting of the historic resources may be diminished, it is hoped 
that the structures themselves can be saved.  It is possible to incorporate significant resources 
into new developments.  As noted above, the Beallair development has shown this to be 
possible.  

The mechanism to achieve the balance between growth and preservation of community 
resources can occur in a number of ways.  First there is a need to work with the local historical 
groups to identify and document historic resources in the corridor.  Once resources have been 
identified, there should be an efforts made to encourage methods which allow the resources to
be protected.  

The Zoning Ordinance and Subdivision Regulations could provide incentives and standards to 
protect historic resources and natural resources when development occurs adjacent to such 
resources.  Permitting adaptive reuse of historic resources should be encouraged. Incentives 
could include increasing the intensity of the property for protecting and preserving resources 
valued by the community. Transferring the density and/or intensity could occur on the same 
property or be transferred to another site.  This could apply not only to historic resources, but for 
other resources, such as the preservation of mature wood lands or a riparian buffer protecting a
water resource.  

In many historic buildings, non-conformities routinely exist, as they were built before current 
zoning ordinance provisions were enacted.  As a result, some historic properties have never 
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been in strict compliance with the zoning ordinance.  As such they would remain “legally 
nonconforming.”  However, owners of such properties should be encouraged to not only 
preserve their historic buildings, but also to adapt them for other uses when the original use has 
become obsolete.  A provision could be included for legally nonconforming historic structures.  
For example, administratively, there could be a 40% variance on code requirements for 
setbacks, lot size, green space, expansion of existing parking and or/loading requirements.  
Examples also include signage that has taken on a historic character such as Texaco, Coca-
Cola and Mail-Pouch signs. 

For home owners who have structures on the National Register of Historic Places, providing 
information and assistance of funding mechanisms available to them to restore and/or maintain 
historic resources would allow for the continued use of the resources.  The State of West 
Virginia does have a program that assists private home owners in receiving assistance for 
repairs to their home that comply with Secretary of the Interior's Standards for the Treatment of 
Historic Properties so long as a public benefit for the repairs can be established.   

Historic resources and natural resources could be promoted as community amenities for the 
developments in which they are located.  The promotion of nominating historic structures on the 
National Register of Historic Places could possibly allow for financial incentives.

When historic properties are used for commercial purposes there are state and federal tax 
incentives to counterbalance the expense invested into the property.  If permitted by the state 
taxation code, a reduction in land assessment may be an opportunity for historic resources that 
are protected during and after development.  Conservation easements either in the form of 
farmland, historic or natural easement is an alternative option for protection.    

Where historic resources are protected and conserved in a development, the area around the 
structure should retain an area that provides some context of the structure.  This could be 
accomplished by establishing buffers that enhance the historic landscape and utilizing
compatible screening material such as a wide lawn, existing vegetation, appropriate walls or 
fences, supplemental native trees and hedgerows.  Enhancing the historic landscape could also 
occur by utilizing a site design that enhances views, such as the use of natural features, surface 
planes, building materials, design that compliments the existing resource, and unobtrusive 
parking areas.

In the area surrounding Towns of Bolivar and Harpers Ferry, there may be the opportunity for 
the National Park Service to prioritize areas for land acquisition.   
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5.5 Land Use and Zoning

Future Land Use Scenario 

The following Preferred Land Use Scenario was developed after significant public participation 
and input resulted in the refinement of the 3 proposed growth scenarios. The 3 scenarios were 
(1) Growth within the Urban Growth Boundary, (2) Planned Mixed Use, and (3) Full Build 
Out. Each scenario has different land use implications and transportation impact on the 
corridor. (The 3 growth scenarios are discussed in Appendix C of this document). The urban 
growth boundary for Charles Town, as it applies to this study begins at the south side of US 340 
just east of Marlow Road, and runs to the southeast following various properties, then returns to 
Cattail Road and continues south to the current two-lane WV 9 (Charles Town Road).

Background: Development of the Preferred Land Use Scenario

The Preferred Land Use Scenario was developed in an iterative process that included multiple 
public meetings.  This process began with a public meeting on June 16, 2011 at which 
attendees were asked to describe their land use vision for the corridor.  Based on the 
information gathered at this meeting, staff developed three alternative land use scenarios.

The September 17, 2011 meeting was the first opportunity for the public to comment on the 3 
scenarios. From the September meeting and the public comments gathered from the 
MetroQuest website, the three scenarios were further modified to create one Preferred Land 
Use Scenario, which is described below. The three growth scenarios were designed to 
represent a projected 25 year build out.

Those who attended the September meeting were asked to comment on the 3 scenarios, to 
select their preferred growth scenario, and to recommend any changes they thought were
necessary. There were four groups that went through this exercise. Two of the groups chose 
“Growth within the Urban Growth Boundary” and two groups chose “Planned Mixed 
Development”. Each group made adjustments to their scenario. Those who chose “Growth 
within the Urban Growth Boundary” made changes to allow some additional growth outside the 
UGB. Those who chose “Planned Mixed Development” made changes to reduce the area of 
some of the development locations and mitigate some development impacts. 

After this meeting the MetroQuest online tool went public and collected public feedback until 
mid-November 2011. The results that developed using MetroQuest were similar to the 
feedback received at the September meeting. While the “Growth within the Urban Growth 
Boundary” scenario was chosen most frequently on the online tool, comments provided by 
users indicated some additional growth outside the urban growth boundary was appropriate. Of 
those who chose a land use scenario on MetroQuest, the results of the 3 land use scenarios are 
46% for “Growth within the UGB,” 34% for “Planned Mixed Use,” and 20% for “Full Build Out.”

At the December 6, 2011 meeting, the preferred land scenario was presented to the public to 
ensure that their input had been accurately represented. This meeting gave the public one last 



Jefferson County Departments of Planning and Zoning 83 May 16, 2012 DRAFT

opportunity to hone the Preferred Land Use Scenario before a final land use scenario was 
publicly presented. Overall, there were very minimal changes suggested to the preferred land 
use. Changes that were considered and amended on the preferred land use map were near the 
Halltown Plant and Alstadts Corner, in addition to a more clear delineation of those properties 
that have an approved Community Impact Statement (CIS) but are not yet built out.

After the December 6th meeting and subsequent changes to the Preferred Land Use Scenario,
the Final Land Use Map was finalized and presented to the public on January 19, 2012. There 
were no suggested changes to the land use option at the meeting.

Future Land Use Map

The Future Land Use Map (Map 17) is an attempt to strike a balance by allowing additional 
growth beyond the urban growth boundary, while also respecting the area's rural character, 
environment, and history. The scenario combines commercial, housing, rural development, and 
employment.

The Future Land Use Map shows urban level density within the Urban Growth Boundary. For 
the underdeveloped parcels within the Urban Growth Boundary, much of the land use is shown 
as Residential/Commercial Mixed Use and Medium Density Residential. It is anticipated that 
development, particularly in the residential/commercial mixed-use area would be walkable, 
landscaped and architecturally attractive. In order to allow such uses, design standards would 

Map 17:  Future Land Use, Source:  Jefferson County, WV GIS/Addressing 
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play an important role in site development. For example, a typical suburban style retail center 
disjointed from a mix of housing types is not envisioned. 

Generally, to the north and east of the Ranson Urban Growth Boundary, oproperties are shown 
as Low and Medium Density Residential. The residential land use designation reflects the 
existing land use rights and entitlements in that are currently in place.

The proposed land uses along the north side of the corridor from Old Country Club Road to 
Halltown Road recognize the existing land uses in that location and provide a small area of 
Commercial/Office Mixed Use on the corner of Old Country Club Road and US 340. On south 
side of the corridor from Marlow Road to Blair Road, the existing land uses are recognized near 
Marlow Road while the existing large farm on the south side of US 340 near Blair Road allows 
Commercial/Office Mixed Use along the front of the property. Permitting this Commercial/Office 
area would achieve two purposes. First, such an intense land use would provide for the 
extension of a frontage road to be built with the development. Second, this level of 
development would allow the rear of the property to retain its rural character, including possible 
allocation for future agriculture use, recreational opportunities, or a residential cluster 
development. This is an example of allowing greater land use intensity in one location to offset 
a less intense development pattern elsewhere.

Located to the south and east of the US 340 and Blair Road intersection is a vacant quarry. It is 
envisioned that the area surrounding the quarry could be an office and commercial area. A
section of this property has been shown as Rural in order to preserve some of the woodlands to 
retain the natural landscape and viewshed, and to provide a less developed feel to the corridor. 
While the active quarry along Blair Road is shown as Rural, this proposed land use designation 
will not and does not affect the ability to mine that area. 

The land uses in the Halltown area includes maintaining the Halltown paper plant’s designation 
as Industrial/Commercial. The area surrounding the plant and along Halltown Road is shown as 
Commercial/Office Mixed Use. The commercial and office designations are intended to provide 
for and promote redevelopment opportunities. There are a few historic resources within the 
unincorporated Halltown community that should be protected during any redevelopment. On 
the Future Land Use Map, there is a small strip of shown as Rural between US 340 and the 
Commercial/Office uses proposed on Halltown Road. The purpose for this area is to protect the 
woodlands that would act as a buffer to the uses on Halltown Road, to retain the natural 
landscape and viewshed, and to provide a less developed feel to the corridor. 

The node at Bakerton/Millville is proposed as a Residential/Commercial Mixed Use area, and is 
buffered by existing residential uses. This future land use category is also shown on northern 
section of the Old Standard Quarry property. This designation would facilitate some 
development of the property while retaining the remaining portion in its current Rural
designation. Additionally, the viewshed on the remaining Old Standard Quarry property would 
not be affected as a result of this dual land use designation. However, there has been some
feedback, particularly on the part of the National Park Service, that development should occur 
between Millville Road and the quarry lake.  This would retain the viewshed on the higher 
elevations, reduce development cost by locating commercial activity on more level toporgraphy,
and provide greater road frontage for businesses. The existing land use for the area near the 
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Quality Inn is recognized in the Future Land Use Map. Much of this property is designated as 
commercial use and currently supports recreational opportunities.

The federal land areas made up of the US Customs and Border Patrol property and the Harpers 
Ferry National Park represent land uses that are so amalgamated into the fabric of the County 
that is easy to take them for granted. There may be options for the Harpers Ferry National Park 
to acquire additional property. The US Customs and Border Patrol are in the process of major 
site construction during which an extensive landscape berm is proposed to be in place along the 
front of that site when construction is complete. While the US Customs and Border Patrol serve
a different need than the Harpers Ferry National Park, there may be opportunities for land 
acquisition as well.

It is acknowledged that additional development may result in a reduction in some of the area’s 
rural character, environment, and historic resources. However, some elements may be 
counterbalanced. For example, a historic home may require continued maintenance that can be 
costly, but allowing for some development around the structure could yield an infusion of 
funding for the maintenance of the structure, which could be a feature of the 
development. While the context of a home located on an open farm would be lost, the structure 
could still be saved.

A key component of this Future Land Use Plan is to couple these proposed land uses with 
design standards. Such standards will assist in reducing the impact on natural and scenic 
views. A key recommendation of this plan is to establish design standards for new development 
(layout, facades, landscaping, signage, lighting) that reflect a town center character to create a 
sense of place. Further, a key comment voiced at many public outreach meetings was that the 
proposed land uses would be palatable County residents, provided that the design is 
appropriate to the context of the area. It should be noted that design standards do not imply 
reduced density or intensity of use. These standards are to be developed in the implementation 
stage. 

The types of development shown in the Future Land Use Plan would allow for some private 
funding of road improvements, parks, pedestrian and bike paths as development 
occurs. Where there is development, there may be a need for transportation improvements to 
maintain current levels of service. With the nature of growth and development in this case, the 
extension of trails and parks through the various developments could be provided.

In carrying out the objectives of the Future Land Use Plan, it may be necessary to refer all 
proposed developments within designated UGBs or adjacent to incorporated areas to the 
municipality for comment and coordination of development.

Use of the Future Land Use Map

It should be noted that the Future Land Use Map represents an advisory document to be used 
by Jefferson County’s staff, boards, commissions, and elected officials in making land use 
recommendations.  The map does not constitute a proposal to rezone properties.  Following 
adoption of this plan, all properties with the planning area will retain their existing zoning. 



Jefferson County Departments of Planning and Zoning 86 May 16, 2012 DRAFT

Land Use Goal and Objectives

In addition to providing input regarding the land use map scenarios for the US 340 corridor, 
participants in the planning process also offered other comments related to land uses in the 
corridor.  These comments resulted in the overall land use vision for this plan (below).

Preserve, protect and enhance the character of the corridor, property values and the 
economic viability along the corridors by managing for growth and development. 

Many participants in the planning process expressed the importance of preserving the 
County’s agricultural heritage.  In addition to maintaining the viability of working farms 
and preserving open spaces, many comments also emphasized the importance of rural
economic development. 

Based on comments received at public meetings, as well as results from the MetroQuest 
online surveys, the plan recommends that new development should be concentrated 
either within the Urban Growth Boundaries of Charles Town and Ranson, or located at 
major intersections on US 340. Generally, it is preferable for growth to occur in locations 
where it can be served by existing infrastructure.  New development should have design 
and layout characteristics that allow for walkability and create a sense of place.

Mixed-use development is recommended in various locations along the corridor.  In 
contrast to development that contains either solely residential or commercial uses, 
mixed-use development allows for a reduction in car trips, lower levels of road 
congestion, and an improved quality of life for residents of these developments.   Mixed-
use developments are typically characterized by a pedestrian-oriented design, and are 
sited to provide an attractive streetscape area located between a development and the 
street on which it fronts.  

The County has an existing mixed-use district, but it is lacking in the standards that 
would result in a quality mixed-use development.  As such, this plan proposes new 
mixed-use districts that would require a percentage of both commercial and residential 
development types, allow for an appropriate list of permitted uses, allow for pedestrian-
oriented site design, and would include design standards.

Where there is an opportunity for development in properties designated Rural on the 
corridor plan, such uses should have appropriate standards that are compatible with that 
land use.  There may be site standards that are tailored to the needs of rural activities.  
The design elements in this environment may reflect traditional agricultural character.
Site standards may be less conventional in this setting to retain the rural atmosphere.  
Potential rural development may include, but not be limited to cluster developments, 
agri-business and agri-tourism and other forms of tourism that is in keeping with the rural 
environment.   Encouraging and permitting such uses would provide a mechanism to 
promote the rural quality of life that is valued in Jefferson County.  
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Just as this plan has been undertaken with coordination and cooperation of several other 
organizations and agencies, such efforts should continue and improvements made 
where possible.  It is through such collaboration that ideas and solutions can be found to 
improve both the quality of the corridor and the quality of life in Jefferson County.  There 
will be further opportunity for coordination in the future as elements of this plan are 
implemented. 

Vested Rights 

Along the corridor there are existing vested rights in the form of approved developments that 
have not yet started construction and properties with existing zoning.  The former land use 
rights are the biggest concern among property owners.  Particularly there are residential 
developments on Flowing Springs Road and Old Country Club Road that have approval for 
development of homes.  One of the concerns of the property owners is that the proposed 
density shown in this plan is less than their existing zoning allows.  However, the density 
proposed in this plan would allow for their developments to be built.  While the owners of the 
property are appreciative that the density permitted in the corridor plan does allow for their 
projects to be constructed, they would like some assurances that some level of change can be 
permitted in their developments. Ultimately the zoning in place will govern density. Staff has 
stated that under the proposed plan, density could be rearranged on the site.  For example, if 
the applicant is allowed 3 units per acre, the development could be in the form of townhomes, 
single family or apartments.  The overall density of the property should not be greater than 3 
units to the acre.  

Design Guidelines and Standards 

Design guidelines are a set of standards that aims to maintain a certain level of quality and 
architectural or historic character, addressing features such as building facades, public spaces, 
or landscaping.  The goal is to address form-based standards, or building height and size 
elements rather than only by zoning classifications.  In addition to building standards, the street 
design impacts the form of the development.  Street guidelines and standards related to travel-
lane width, bike lanes, on-street parking, medians, sidewalks, landscaping, lighting, crosswalks, 
pedestrian refuge islands, and accessibility ramps. 

One of a few mechanisms to carry out the design guidelines is a zoning overlay district which is 
a set of zoning ordinances, optional or required, specifying land use and/or design standards for 
a designated portion of the underlying zoning within a defined district; typically used to keep 
architectural character and development form consistent, make adjacent uses compatible, 
and/or accelerate the conversion of non-conforming land uses.  It is possible that there may be 
incentives for using the design standards, with or without the creation of an overlay district. 

A real potential and advantage of the design standards for a developer is that with reduced 
setbacks, greater building height, and increased commercial intensity and residential density, 
there are financial compensations over traditional development patterns.  
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Major guidelines and standards covered include, but are not limited to:

Major guidelines and standards

Building Setbacks Building Height

Lot Dimension Parking

Building Orientation Building Materials

Architectural Detailing Building Style and Form

Landscaping Grading

Site Amenities Preservation of Natural  and Cultural 
Features

Pedestrian and Vehicular Access and 
Circulation

 



Jefferson County Departments of Planning and Zoning 89 May 16, 2012 DRAFT

Encouraged Design Encouraged Design:
Single Family Residences

Encouraged Design: 
Quality Design and sense of place  

Discouraged Design

g g
g y

y g p
g g
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Promoted design:  Rear loaded 
garages and structures having 

a street presence

Discouraged design:  Townhomes with 
front loading garages

Encouraged Design:  Example of a commercial boulevard in 
a development of a double loaded frontage road

p
g g g
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Promoted Designs: Commercial buildings oriented to the street

Promoted Design:  Encourages a mix of uses along the 
street and residential units above
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Promoted Designs:
Keeping with the 

purpose of the plan

Discouraged Designs:
Lacks quality of place
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Encouraged Design:  
Low signage for individual businesses

Encouraged Design:  
Entrance signage for multiple businesses and servicesg g p

EEncourag ded DDesiign:  
i f lti l b i d
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Encouraged Design:  
Signage that is uniform and 

designed well

Discouraged Designs:
Signage that lacks 

uniformity and design  
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Promoted Designs:
To blend essential services into the development pattern

Promoted Design Example: 
While the street fronts of structures offer as sense of place and quality street presence, 
the rear of the structures, when screened from view or not seen from a public right-of-

way, can be functional and less detailed.
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5.6 Parks, Trails, Greenways

Many participants in the planning process identified parks and trails as an important element for 
enhancing transportation choices, recreational options, and overall quality of life for Jefferson 
County residents and visitors.  Stakeholders identified the following goals for enhancing parks, 
trails and greenways in Jefferson County: 

1. Improve the existing trail networks

2. Beautify the US 340 East Corridor

3. Develop Additional Parks and Enhance Existing Parks

4. Improve Signage and Mapping
 

5. Identify Financial Resources for Passive and Active Recreational Opportunities

These goals are described in more detail below.

Improve the existing trail networks.

Although some trails currently exist within the US 340 corridor study area, improvements to the 
trail system are needed to achieve connections between trails and between destinations.  
Based on stakeholder comments during the planning process, priority areas for improved trail 
connectivity include:

between Harpers Ferry and Charles Town
between Harpers Ferry and WV 9 trail
across Route 340 from Bolivar to park resources such as Murphy Farm
linking trails to commercial areas
connection between rivers along Millville/Bakerton Roads
trails linking parks, athletic fields and neighborhoods

Other comments included the importance of creating new trails concurrent with new 
development.  Local planning and zoning regulations should be amended to require the 
dedication of or reservation for trail easements in conjunction with proposed residential and/or 
commercial development and/or redevelopment plats and plans. It was also noted that 
roadways should be accompanied by adjacent bike lanes to provide additional transportation 
options. The appropriate regional and state transportation planning entities should be made 
aware of the proposed trails plan so that it can be utilized as a part of the design of future road 
improvements. Another suggested location for trails was “paper streets” (platted and un-built 
rights-of-way). An upgraded bridge connection between Harpers Ferry and C&O Canal was also 
suggested, to facilitate bike portage. Sufficient parking should also be provided for trail users.  

Members of the Eastern Panhandle Trailblazers, a non-profit organization dedicated to 
facilitating “walking, running, bicycling and wheeling opportunities” in West Virginia’s Eastern 
Panhandle, attended public meetings for the US 340 Corridor Plan and contributed comments 
regarding trails. Input received related to proposed trail connections and new trails in the 340 
Corridor have been compiled in draft format on a proposed future trails and park/open space 
map as a part of this Plan (Map ___)(to be inserted by June 12, 2012). Amendments to the local 
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planning and zoning regultions related to provisions of trails should be tied to the proposed trail 
alignments and future park sites found on this Map, within the current or future Comprehensive 
Plan, and/or within a Parks Master Plan.

Beautify the US 340 East Corridor

Many sections of the US US 340 Corridor are notable for their scenic beauty and rural 
landscapes.  However, participants in the planning process identified several opportunities to 
maintain and enhance the attractiveness of the US 340 Corridor.

Preserving and improving landscaping is a key element for beautifying the corridor.  In addition 
to preserving the existing landscaping, stakeholders recommended designing a landscaped 
area along 340 to create a “parkway” aesthetic.  This would include the planting of trees as well 
as low maintenance native plant species. Such a tree planting effort would further support the 
locally adopted Urban Tree Canopy Plan and should be coordinated with the Division of 
Forestry’s tree planting efforts. This is a unique opportunity for a collaborative effort between the 
WV Department of Transportation, the WV Department of Environmental Protection, the WV 
Department of Forestry and local officials interested in tree canopy restoration and 
enhancement efforts. The of the Urban Tree Canopy Plan qualifies the Canopy for some grant 
resources that may be useful in implementing this goal.

Another important factor is protecting the historic and rural character of the corridor.  This 
element includes the protection of historic and rural views as well as the adoption of standards 
to create aesthetic continuity along the corridor.  Such standards would address the design of 
new development and signage, and would encourage the reduction of extraneous signs.

Develop Additional Parks and Enhance Existing Parks

The US 340 Corridor – East Gateway Plan study area includes three park areas (Flowing 
Springs Park, Sam Michael’s Park, and the Harpers Ferry National Historical Park).  Participants 
in the US 340 Corridor planning process indicated a need for additional parks and
improvements to existing parks.  Parks should serve a variety of functions, such as recreational 
parks, sports parks, and dog parks.  The Blue Ridge Mountain was identified as an area where 
additional park/recreation resources are needed.  Improved access to the two rivers for fishing 
and other recreational activities was also identified as a need. Local planning and zoning 
regulations do currently require the dedication of parkland in future neighborhoods. These 
provisions should be reviewed to enable coordination with proposed future park sites found on 
Map ____, within the current or future Comprehensive Plan, and/or within a Parks Master Plan.

(It should be noted that, currently, the Jefferson County Parks and Recreation Department is 
considering the feasibility of conducting a master plan for the Jefferson County parks system, 
including both public and private facilities. The Department intends to conduct a needs 
assessment during the coming year, and subsequently conduct a master planning process.)
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Improve Signage and Mapping

Improvements to signage and mapping will allow residents and visitors to locate and enjoy trails, 
parks, and other recreational opportunities in Jefferson County.  Suggested enhancements to 
signage and mapping include:

Ensuring that trail signage indicates historic sites in addition to nearby shops, 
restaurants, towns, etc.
Improving online availability of trail maps on the County’s website, in addition to websites 
of other organizations
Using Google Maps (and similar services) to make trail information available to the 
public
Utilizing National Park Service education programs to build community awareness of 
County trails
Providing “way finding” signage

Identify Financial Resources for Passive and Active Recreational Opportunities

Funding will be required for the acquisition and development of land for trails, bike paths, and 
parks.  The County and other organizations should identify public and private funding sources 
for trails, bike paths, parks and greenways.  In some cases, trails or trail easements may be 
provided in association with new developments. Local regulations should be amendmed to 
incorporate this requirement to to tie it to proposed alignments in locally adopted land use and 
recreation plans. 
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5.7 Transportation

This section provides transportation improvement projects that address the transportation goals 
presented in Section 4.7 including future safety, congestion and transportation mobility needs 
within the East Gateway Corridor.  Specific recommendations for trails and bike paths are not 
provided in this section, but will ultimately play a key role in providing alternative transportation 
options that can address mobility and congestion needs.   The projects were identified through a 
collaborative process involving regional planning staff, public involvement, and consultant 
recommendations.  

The projects outlined in this section are intended to serve as key input to future local and 
regional planning efforts, initiate further discussions and evaluations of project alternatives, and 
lead to more detailed project-level feasibility studies.  Several of the projects are conceptual in 
nature, particularly the recommendations for new roads.  Although alignments have been 
provided on maps, more detailed examination will be needed to address difficulties associated 
with right-of-way, environmental considerations, and other public concerns.  Some of these key 
issues are discussed for certain projects based on input received during the public involvement 
process for this study.

The projects identified, as a whole, represent a significant financial cost that exceeds the past 
amount of federal and state transportation funds that have been allocated to this corridor.  As a 
result, a prioritization process is useful to evaluate which projects are most important to the 
residents and travelers within the corridor.  For this study, a preliminary effort has been 
conducted to gain stakeholder and public input into project priorities and needs.  Such 
information has been used to classify projects into short- and long-term categories.  

Summary Brief of this Section 

Local planning efforts and public input are important to ensuring that corridor 
improvements make it to the regional long range transportation plan.
Future studies will be needed to address improvement alternatives and environmental 
issues at the current river crossings between West Virginia, Virginia and Maryland. 
Short term improvements are needed to address key safety concerns along the US 340 
corridor.
An integrated east-west frontage road system would provide options to traveling on US
340, improve traffic congestion due to existing and future development, and can be 
designed to integrate with other transportation modes and to preserve the attractiveness 
of the corridor.
New transit service connections and service levels will provide more transportation 
options to local residents within the corridor.

The Project Development Process

The transportation recommendations provided in this study will serve as key inputs to other 
regional and state planning processes.  Figure 11  illustrates the key steps in the transportation 
planning process.    

At the state level, the West Virginia Department of Transportation (WVDOT) is required to 
develop and maintain a statewide, multimodal transportation planning process. Broad 
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categories of highway improvement needs are defined based, primarily, on ongoing 
examinations of roadway pavement conditions and estimates of current and future traffic 
demand. The state selects improvement projects based on regional long range plans and 
includes them in the Statewide Transportation Improvement Program (STIP).

State efforts are supplemented in urbanized areas through the metropolitan transportation 
planning process. The Hagerstown Eastern Panhandle Metropolitan Planning Organization 
(HEPMPO) is responsible for developing a regional Long Range Transportation Plan (LRTP) for 
Berkeley, Jefferson and Washington (Maryland) counties.  The LRTP is updated every four 
years incorporating the latest data and information.  The next update is anticipated in the Spring 
of 2014.  The plan not only defines the region's multimodal transportation needs, but also 
identifies the funding sources that will be needed to implement the identified projects.  The 
HEPMPO also uses this information to prepare a shorter, more detailed listing and prioritization 
of projects for which work is anticipated within the next 3 to 5 years. The listing of these projects 
is referred to as the Transportation Improvement Program (TIP), which becomes incorporated 
into the STIP.

The Transportation Planning Process

*

This county initiated land use study provides a local level assessment of transportation needs
within the US 340 Corridor East Gateway. The study and its recommendations do not represent 
a commitment or obligation of funds by either the HEPMPO or WVDOT; however, it will serve as 
key input to future regional and state planning efforts including the update of HEPMPO’s LRTP.

Figure 11:  The Transportation Planning Process, Source: The Transportation Planning Process:  Key Issues, FHWA-HEP-07-039
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Process for Identifying Conceptual Projects

Strategies have been developed to address the transportation needs identified within the US 
340 Corridor East Gateway (see the Issues Identification and Concerns section of this report).  

The process used to identify these strategies included input from local and regional planning 
agencies, consultant staff and public involvement activities.  This has included an assessment 
of regional priorities, the development of an interactive website to collect insights on 
transportation needs and improvement strategies, a January 19th public work session to identify 
transportation strategies, and a prioritization worksheet aimed at identifying what projects are 
most important to the region.

The website data surveys and public work session were valuable in obtaining important insights 
on general strategy recommendations and specific comments regarding safety concerns, right-
of-way issues, and the alignments of proposed new roads.  Figure 12 illustrates input on 
recommended strategy types obtained through the website.  An evaluation of the public 
responses was conducted and used to identify a final project list.  Some identified project types, 
like US 340 roundabouts, were not considered due to high traffic volumes, high speed limits, 
right-of-way issues and safety concerns with double-lane roundabouts.  Additional analyses 
were conducted by the consultant to determine alternative intersection configurations to address 
the possible removal of left-turns to improve immediate safety concerns at key locations.
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Strategy Recommendations - Overview

As indicated in the transportation 
needs section, the US 340 river 
crossings are primary bottlenecks 
just outside the East Gateway 
Corridor study area. The existing 
two-lane bridges (Figure 13 shows
the Harpers Ferry Bridge) are a 
source of significant peak period 
congestion that affects regional 
access.  Although very important 
to corridor operations, studies of 
alternative bridge crossings, which 
require substantial data collection 
efforts and a detailed assessment of 
environmental and construction options, were beyond the scope of this land use vision plan.  
West Virginia will be working with Maryland and Virginia in conducting future studies to address 
these, and other operational issues along US 340.  Due to the excessive costs and 
environmental concerns, such projects, even if planned, may not be built for many years.  

This study focuses on addressing key transportation operation, safety and mobility options 
within the East Gateway Corridor as related to future land use growth. Recommended 
transportation strategies were identified for the corridor.  These strategies include lower-cost 
safety improvements, intersection signalization and reconfiguration, additional lanes on existing 
facilities, new road construction to improve regional connectivity and transit service 
improvements.  A short description of each specific roadway improvement project is provided in 
Table 11.  These roadway improvement projects are also summarized on Map 18.  Transit 
projects are discussed and summarized in a separate section below. Strategies focused on 
bike and pedestrian trails are a key priority in this corridor with significant public support.  These 
strategies are discussed in the Parks, Trails and Greenways portion of this document, though it 
is expected that these modes will need to be addressed in the design and upgrade of the 
roadway system and intersections within the corridor.

In addition to the specific projects presented in Table 11, other more general strategies are 
recommended to address identified transportation and mobility goals for the corridor.  These 
include future efforts to develop access management standards, speed control options to 
improve safety, and highway beautification to promote and preserve the nature of the corridor. 

Figure 13:  Harpers Ferry Bridge at Shenandoah River, Source: 
Google Maps
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Summary of Recommended Roadway Improvement Projects
Projects ID Relates to Location in Corridor (Numbering Starts on Western Portion)

Project ID is not based on project ranking or priority

Project ID Project Type Project Description

1 Roadway 
Widening

Extension of turn lanes on US 340 between the WV 9
interchange and Jefferson Terrace Road.

2 New Road 
Construction

North-South roadway from Shenandoah Springs 
development connecting to Jefferson Terrace Road.

3 Intersection 
Improvement

Improvements at Flowing Springs Road / WV 9 / WV 9 
Ramp.  Includes possible signalization and merge lanes.

4 New Road 
Construction

North-South roadway connecting US 340 (south of WV 9
interchange) with Keyes Ferry Road.

5 New Road 
Construction

North-South roadway connecting Keyes Ferry Road to 
Somerset Blvd.

6 New Road 
Construction

East-West frontage road on northern side of US 340 from 
Jefferson Terrace Road to Halltown Road.

7 New Road 
Construction

Road connections from Shenandoah Springs to Old 
Country Club Road and Walmart.

8
Safety 
Improvement

Signal flashers warning of approaching intersection on 
west-bound US 340 approaching Patrick Henry Way and 
Shepherdstown Pike (230).

9 New Road 
Construction

East-West frontage road on southern side of US 340 from 
Marlow Road to Rion Hall Farm entrance.

10
New Interchange Construct interchange at US 340 and Old Country Club 

Road.  Interchange may be located west of current 
intersection requiring roadway reconfiguration.

11 New Road 
Construction

East-West road north of the rail line connecting Old Country 
Club Road and Shepherdstown Pike.

12
Intersection 
Improvement

Intersection reconfiguration and/or signalization at US 340 
and Halltown Road.  Address concerns for left-turn vehicles 
during peak periods.

13 New Road 
Construction

East-West frontage road on southern side of US 340 from 
Rion Hall Farm entrance to Blair Road.

14 Intersection Intersection reconfiguration and/or signalization at US 340 
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Improvement and Blair Road.  Address concerns for left-turn vehicles 
during peak periods.

15 Intersection 
Improvement

Intersection signalization at Halltown Road and 
Shepherdstown Pike.

16, 17, 18
Intersection 
Improvement

Intersection reconfiguration and signalization at 
intersections in vicinity of the US Customs & Border 
Protection relocated entrance.

19 New Road 
Construction

East-West frontage road from Shipley School Road to 
Bakerton Road.

20
Intersection 
Improvement

Intersection reconfiguration and/or signalization at US 340 
and Bakerton-Millville Roads.  Address concerns for left-
turn vehicles during peak periods.

21 New Road 
Construction

North-South roadway from Alstadts Hill Road to Bakerton 
Road.  The roadway includes an underpass under US 340.

22 New Road 
Construction

East-West frontage road on northern side of US 340 from 
Bakerton Road to W. Washington Street.

23 New Road 
Construction

East-West frontage road on southern side of US 340 from 
Alstadts Hill Road to Old Taylor Lane.

24 Railroad 
Underpass

Widening of Bakerton Road railroad underpass.

25 Roadway 
Widening

Extension of US 340 westbound truck climbing lane from 
Shenandoah Street to the existing two lane section.

Table 11:  Summary of Recommended Roadway Improvement Projects
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Map 18:  Proposed Projects, Source:  USCBP, Source:  Michael Baker Corporation 
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Short Term Highway Project Recommendations

Several corridor safety and operational concerns were identified as priority needs that will only 
worsen with future traffic growth.  These include aggressive driving approaching signalized 
intersections on US 340, left-turns and through movements at un-signalized intersections on US 
340, and intersection improvements to accommodate the proposed entrance relocation for the 
US Customs & Border Protection (USCBP) Advanced Training Center.  These concerns were 
identified through analytical analyses, field observations and public involvement efforts 
associated with this study.  

Intersection Approach Warnings

Aggressive driving and high speed limits on portions of US 340 create safety concerns at 
several signalized intersections along the corridor.  In particular, westbound approaches to both 
the Patrick Henry Way and Shepherdstown Pike intersections were highlighted as major 
concerns by the public.  Vehicles approach these particular intersections at high speeds, 
resulting in quick decelerations.  This becomes an even greater concern as traffic queues 
develop during peak periods from WV 9 to east of the Patrick Henry Way intersection.  Quick 
truck decelerations also create noise disturbances in and around these intersections.

Low-cost solutions, including the addition of signage, may assist in addressing these safety 
concerns.  Advance-warning flashers, as illustrated in Figure 14, can forewarn drivers when a 
traffic signal is about to change to the yellow and red phases.  These warning signs can also be 
operated to flash continuously, and in these cases do not need to be connected to the signal 
controller.  Research indicates that warning flashers are effective in reducing approach speeds 
to intersections and reducing accidents.

Examples of Advanced Warning Flashers 

Intersection Improvements at Un-Signalized Locations 

During peak periods, making left-turns or through movements at the un-signalized intersection 
approaches to US 340 becomes very difficult and even un-safe.  Key un-signalized approaches 
which allow such movements include Blair Road, Halltown Road, and Millville-Bakerton Road.  
Although these approaches to US 340 do not carry significant traffic volumes, limited gaps and 

Exam of Advanced Warning Flashersmples o ce iExamples of Advanced Wamples o ce Warning Flashers anced Wce

Figure 14:  Examples of Advanced Warning Flashers, Source:  Making Intersections Safer:  A Toolbox of Engineering 
Countermeasures to Reduce Red-Light Running; ITE 2003
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high speeds (e.g. 60mph speed limit) on US 340 make it difficult to safely conduct such 
movements.   

Improvement projects at the US 340 and Millville/Bakerton Roads intersection were rated as the 
highest priority projects in the corridor (per public input received from meetings and website).  
This intersection has higher traffic volumes during the summer season as it is used for access 
to river recreation opportunities and the outdoor flea market.  Future growth along Millville Road,
including Old Standard Quarry, will severely degrade intersection operations.

As shown in Table 12 , several project types were considered as possible improvements for the 
un-signalized intersection locations.  At the US 340 and Millville/Bakerton Roads intersection, an 
underpass is identified as a solution to increase safety.  However, public comments have 
stressed that if funding is not currently available for an underpass, then shorter term options 
should be considered until such a project can be completed. 



Jefferson County Departments of Planning and Zoning 108 May 16, 2012 DRAFT

Improvement Project Types for Un-Signalized Intersections 

Project Type Positive Negative

Signs to Prohibit 
Left-Turns / 

Through 
Movements

Low-Cost
Does not prohibit illegal 

movements; Requires U-Turn 
downstream of intersection

Signalization

Low-Cost;

Safe Left Turn and 

Through Movements

Degrades traffic flow 

on mainline US 340

Intersection 
Reconfiguration 

(RCUT)

Clearly directs vehicles ; 
separates movements for 

additional safety

Medium Cost; Requires U-
Turn downstream of 

intersection

Underpass / 
Overpass 

Restricts Left-turns; 

Safe through movements

High Cost

Completion Schedule

Table 12:  Improvement Project Types for Un-Signalized Intersections

Restricted Crossing U-Turn (RCUT) intersection design has been successfully used for 
conditions similar to US 340 (e.g. arterial roadways with more dominant flows on the major 
road).  The RCUT intersection works by redirecting left-turn and through movements from the 
side street approaches.  Instead of allowing those movements directly through the intersection, 
as in a conventional design, a RCUT intersection accommodates those movements by requiring 
drivers to turn right onto the main road and then make a u-turn either at the next downstream 
intersection or at a one-way median opening 400-1,000 feet downstream.  If traffic volumes 
warrant signalization, traffic signal control on a RCUT intersection requires fewer phases to 
accommodate higher movement of vehicles.  Figure 15  provides several examples of RCUT 
intersections including one with additional median openings to accommodate u-turns.  

A traffic analysis was conducted at the US 340 intersections with Millville and Blair roads based 
on forecast turning movements related to the land use vision growth scenario.  The analysis 
eliminated left turns at each intersection forcing travelers to make a U-turn at the next 
downstream intersection.  The results indicated that downstream intersection operations were 
not significantly worsened by these additional U-turns, indicating that an additional median 
opening on US 340 may not be required.
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Example RCUT Intersections

RCUT in Emmitsburg, MD 

RCUT in Troy, MI

RCUT in Emmitsburgg,, MD 

RCRCUTUT iinn TrTroyoy, MIMICCUTUT

Median Openings to 

Accommodate U-Turns 

y,

Median Openings to 

Accommodate U-Turns

Figure 15:  Examples of Restricted Crossing U-Turn (RCUT) Intersections, Source:  Google 
Earth
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US 340 Improvements at US Customs & Border Protection (USCBP) Entrance -

A recent study, conducted by USCBP, examines transportation improvement strategies for the 
US 340 intersections near the proposed entrance to the USCBP training center.   Operational
and safety concerns are forecasted at the current un-signalized intersection based on projected 
peak hour traffic volumes.  Map 19 illustrates one of the four options that were examined.  All of 
the options included the addition of a new traffic signal at the USCBP access location.  The 
improvements are focused on providing safe access to US 340 from the expanded training 
facility and from the Shipley School Road approach.  Additional alternatives are being evaluated 
for traffic routing options for Shipley School Road. 

US Customs & Border Protection Proposed Intersection Improvements: Option 1

 

Improvements may also be considered just east of the new USCBP access intersection where 
Shipley School Road intersects with US 340 near the elementary school.  At this location, left 
turns are currently prohibited due to limited sight distance and high speeds on US 340.  A new 
downstream traffic signal may also warrant closing this intersection for right turns.

Map 19:  US Customs & Border Protection Intersection Improvements:  Option 1, Source:  USCBP 
Transportation Alteernatives Assessment, July 15, 2011; Kittleson & Associates, Inc.
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Recommendations for Additional Travel Lanes

Traffic demand will increase with new residential and commercial development and more 
capacity will be needed along the US 340 corridor to address peak period demand.  However, 
the addition of through lanes has not been recommended for the entire stretch of US 340 within 
the East Gateway Corridor.  The primary reasons include:

The benefits of any end to end US 340 mainline capacity increases would be diminished
until the bridge crossing capacity is addressed.
There is limited right-of-way for US 340 expansion near the Patrick Henry Way 
intersection to the west.
The largest projected increase in traffic movements will be turning vehicles on US 340.  
Addressing such demand could include intersection reconfiguration, signalization or the 
possible integration of a frontage road system.
Additional travel lanes on mainline US 340 may degrade the character of the corridor.

However, several sections of US 340 were identified for possible capacity expansion.  Further 
studies may be needed to identify key right-of-way and construction issues with each 
conceptual project.  Map 20 illustrates the possible extension of existing turning lanes between 
WV 9 and Jefferson Terrace Road.

US 340 Turning Lane Extension (WV 9 to Jefferson Terrace Road)

 
This project would provide additional capacity for turning movements and may provide some 
reduction in vehicle queuing between the two intersections.  Further considerations may include
carrying these additional turn lanes through to the intersection with Patrick Henry Way.  This 
may be particularly valuable for the westbound direction, allowing a dedicated lane from Patrick 
Henry Way to the US 340 ramp to WV 9 North.  

An additional travel lane may also be considered on the section of US 340 westbound just after 
the Harpers Ferry Bridge crossing.  An existing truck climbing lane starts about 0.3 miles after 
Shenandoah Street.  Field observations and public comments have noted slow truck speeds 
ascending the hill and resulting in some traffic queuing.  A project is included to extend the truck 
climbing lane back to the Shenandoah Street intersection.  Key issues regarding available right-
of-way and the possible need for a turning lane at Union Street may affect the viability of this 
project.

Map 20:  US 340 Turning Lane Extension (WV 9 to Jefferson Terrace Road), Source:  Background Map Google Earth
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Recommendations for New Integrated Road System

In lieu of capacity increases on US 340, many stakeholders and public comments have 
expressed support for an integrated frontage road system.  The recommended new roads 
primarily provide additional east-west options to travel through the corridor. A frontage road 
system may also be important in providing access to regional commercial and employment 
centers during peak hours, providing more flexibility to limit left turns at un-signalized 
intersections with safety concerns, and integrating with a bike and pedestrian trail system.  

Through the project identification and evaluation process for this study, all parties have stressed 
the need for attractive street design.  These designs can be integrated with frontage roads as 
illustrated in Figure 16. Following the Complete Streets concepts being stressed by the City of 
Ranson, new roads should focus on roadway connectivity and allow everyone, whether on foot,
bike, or public transportation, to reach community focal points.  Those types of roadway designs 
will ensure that new roads help communicate the community’s vision and ensure a safe, 
accessible, and attractive transportation system.

Stressing Options and Attractiveness for New Roadway Design

Such road designs may require a large amount of 
right-of-way especially when integrated with frontage 
roads and multi-use paths.  The example provided in 
Figure 16 illustrates a design requiring about 115 feet 
of right-of-way.  Figure 17 illustrates a portion of US
340 near Patrick Henry Way.  This particular section 
(as illustrated by the red line in the figure) has about 
280 feet of width, which may allow for frontage roads 
on each side of US 340 and beautification efforts.  
Future planning and design efforts will need to 
assess existing property lines and state-owned right 
of way associated with the US340 corridor.    

Figure 16:  Stressing Options and Attractiveness for New Roadway Design 
(Source: Jessop Parkway Concept Plan, Solano Transportation Authority)

Figure 17: US 340 Right-of-Way
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Bakerton-Millville Road Connections

Map 21 illustrates proposed new roadways near the intersection with US 340 and 
Millville/Bakerton Road.  This intersection and the associated projects were the highest 
prioritized projects at the January 19th public work session.  Short term improvements have 
already been discussed for this intersection.  

Recommended Improvements Near US 340 and Millville-Bakerton Roads Intersection

 
Map 21:  Recommended Improvements Near US 340 and Millville-Bakerton Roads Intersection, Source: Google Earth

Longer-term solutions include constructing a new portion of Millville Road as an underpass 
connecting to Bakerton Road.  This would allow for the elimination of left turns and through 
movements at the current at-grade intersection and provide a safe north-south connection under 
US 340.  There are several optional alignments for the underpass and further studies may be 
needed to identify potential costs and right-of-way issues with each alternative.

New frontage road connections from Bakerton Road east to W. Washington Street and west to 
Shipley School Road provide alternative access to Bolivar and Harper Ferry.  With these 
connections, traffic to/from areas north or south of the corridor can access Bolivar and Harpers 
Ferry without traveling on US 340.  Portions of these east-west frontage roads border on 
National Park Service property.

A frontage road linkage is also recommended to connect Alstadts Hill Road and Old Taylor Lane
near the Quality Inn and KOA Campground.  This connection would provide alternative access 
to the Millville Road underpass and Harpers Ferry National Park.  Several public comments 
have addressed the safety concerns in making left turns out of the Quality Inn parking lot onto 
US 340 westbound.  These safety concerns could be alleviated by providing alternative access 
options.

Underpass Quality Hotel  
Conference 

Center 

KOA 
Campground 
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Frontage Roads on Western Portion of US 340

As part of the land use vision for the corridor, much of the corridor’s future commercial, office 
and mixed use development will be focused on the western portion of US 340 (west of Blair 
Road).  To ensure accessibility and to provide congestion relief on existing portions of US 340, 
a frontage road system has been recommended.

The existing (Somerset Blvd.) and recommended frontage roads are illustrated in Map 22.
Frontage roads currently exist on the southern side of US 340 from Jefferson Terrace Road to 
just east of Old Country Club Road.  A recommended project is to extend the existing frontage 
road to Blair Road.  The extension may also include a relocation of existing portions of the 
roadway.  This frontage road extension would provide additional access to land use growth 
along the corridor and provide some alternative intersection strategies at Blair Road. For 
example, the new frontage road would provide options for access to the US 340 and Old 
Country Club Road intersection if left-turns were restricted at Blair Road. 

Additional Frontage Roads on Western Portion of US 340

 
Map 22:  Additional Frontage Roads on Western Portion of US 340, Source: Google Earth

A frontage road is also recommended on the northern side of US 340 based on the corridor land 
use vision.  The frontage road would extend from Patrick Henry Way and connect to Halltown
Road providing an east-west route parallel to US 340.  The design and construction of this 
frontage road may include a portion of the bike and pedestrian trail from Charles Town to 
Harpers Ferry. 

The design and operation of these frontage roads may serve as an important access to existing 
commercial development near Patrick Henry Way.  This road may serve an even greater 
importance if larger scale investments are made to construct an interchange near the existing 
US 340 and Old Country Club Road intersection (as discussed later).   That scenario could 

Existing Frontage Road 
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include closing the US 340 at-grade intersections at Patrick Henry Way and Jefferson Terrace
Road, while providing access directly from the frontage roads.  

Other New Road Connections

Other new roads were recommended to provide residential linkages to commercial areas and to 
support regional access.  A connection between Old Country Club Road and Shepherdstown 
Pike is recommended on the northern section of the East Gateway Corridor, as illustrated in 
Map 23. This new road would provide an east-west connection to support future development 
and to provide alternatives to the frontage road system along US 340.  During the public 
workshops there were some discussions on creating an east-west route to Harpers Ferry along 
the northern section of the corridor.  This incorporated the use of existing roadways including, 
Oregon Trail, Surrey Drive, Old Rider Road and Elk Run Estates Drive.  However, such 
alignments are not currently recommended strategies and would need additional study and 
evaluation.

Alternative East-West Roadway Linkages in Northern Sections of Corridor

 
Map 23:  Alternative East-West Roadway Linkages in Northern Sections of Corridor, Source: Google Earth
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Connecting Keyes Ferry Road to US 340 and to Somerset Boulevard

 
Map 24:  Additional Roadways Connecting Keyes Ferry Road to US 340 and to Somerset Boulevard, Source:  Google Maps

Additional roadways connecting Keyes Ferry Road to US 340 (South of the WV 9 interchange) 
and to Somerset Boulevard (Map 24) would provide access to commercial areas on the western 
portion of the corridor.  These projects could provide some traffic congestion reductions at the 
WV 9 interchange and the US 340 intersections with Jefferson Terrace Road and Patrick Henry 
Way.

Shenandoah Springs is a large development of townhouses and single family homes on the 
western portion of the corridor.  Map 25 provides several new roads that are recommended to 
provide direct access from this development to commercial areas on US 340.  This includes a 
north-south roadway abutting WV 9 that would connect to Jefferson Terrace Road.  In addition, 
a recommendation is provided for an east-west roadway connecting to Old Country Club Road.  
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Additional Access Roads to Shenandoah Springs

 
Map 25:  Additional Access Roads to Shenandoah Springs, Source: Google Earth

At the public work session, potential options regarding connections to existing roadways within 
the Patrick Henry Estates development were also discussed.  This would provide direct access 
to the Walmart and other commercial sites on US 340.  However, the Patrick Henry Estates 
Homeowner’s Association is opposed to such options and has sued their developer to obtain 
the deeds to the roads and common areas in the development.  The homeowners association is 
concerned that such access would severely increase traffic and decrease safety on the 
residential streets in the community.  As an alternative, a possible north-south roadway is 
identified just east of the Walmart.  This roadway could link to a future east-west frontage road 
on US 340 and provide additional access to new development in the area.

Recommendations for a New Interchange 

An interchange represents a grade-separated junction of two roads.  Along US 340 within the 
corridor, the only current interchange exists at WV 9.  The addition of new interchanges can be 
valuable in addressing intersection traffic congestion and delays; however, such grade-
separated junctions are very space-intensive and costly, due to the need for large physical 
structures such as tunnels, ramps and bridges.  

An interchange is recommended at or near the intersection of US 340 and Old Country Club 
Road as a replacement to the existing at-grade intersection. Per the land use vision plan, future 
commercial and other employment growth will be concentrated along the western portions of US 
340.  The interchange can serve as a valuable basis to develop transportation system options to 
address future traffic congestion.  It can be integrated with other projects including a frontage 
road system and possible intersection closures to address long-term growth in the region.  The 
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interchange was identified in the past as a long-term transportation need and is included in the 
financially constrained portion of the HEPMPO LRTP, Direction 2035, which was completed in 
2010.

If an interchange is determined to be a priority long term need, then efforts must begin now to 
preserve the right-of-way needed to construct the interchange.  Map 26 illustrates potential 
locations of the interchange near Old Country Club Road.  Development has already occurred 
at corners of the existing intersection limiting the right-of-way needed for construction.  It is 
currently recommended that if relocated, the interchange be placed west of Old Country Club 
Road to ensure it is in proximity of the primary current and future commercial development 
along the corridor. 

US 340 and Old Country Club Road Intersection

 
Map 26:  US 340 and Old Country Club Road Intersection, Source:  Google Earth

With an interchange in place near Old Country Club Road, additional options are available to 
address future congestion at the Jefferson Terrace Road and Patrick Henry Way intersections.  
These intersection locations currently have limited right-of-way to make significant 
improvements and their proximity to WV 9 prohibits an additional interchange being considered.  
With the addition of frontage roads along US 340, the Jefferson Terrace Road and Patrick 
Henry Way intersections could be closed and all traffic directed to the interchange.  The
frontage roads would be used to access the commercial areas.  This strategy is often seen in 
commercial areas near highways.  The linkages between the interchange and frontage road 
system would require additional right of way north and south of US 340.

Recommended 

Interchange Location 
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Recommendations for Other Intersection Improvements 

Un-signalized intersection improvements are addressed in the short-term recommendations 
section.  Other key intersection improvements are also recommended.  These include the 
intersection with Flowing Springs Road / WV 9 / WV 9 Ramp, which is impacted by recent and 
future development within the corridor including Shenandoah Springs.  Figure 18 provides 
images of the current intersection configuration

Flowing Springs Road / WV 9 / WV 9 Ramp

Flowing Springs Road / WV 9 Ramp

WV 9 / WV 9 Ramp

 
Figure 18:  Flowing Springs Road/ WV 9 / WV 9 Ramp, Source:  Google Maps Street View

With future increases in traffic on Flowing Springs Road, a traffic signal may be warranted at the 
Flowing Springs and WV 9 Ramp intersection.  Just west of this intersection, WV 9 Ramp
intersects with WV 9 northbound as a stop-controlled approach.  With future increases in WV 9
traffic and high speeds along this corridor, a merge lane has been recommended.  These 
improvements have also been addressed in long range planning efforts conducted by the City of 
Ranson.
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Future improvements are also recommended for the intersection with Halltown Road and 
Shepherdstown Pike if an integrated east-west frontage road system is developed. In that case, 
Halltown Road may experience greater traffic volumes.  Currently, Halltown Road has a stop 
sign at the intersection with Shepherdstown Pike, and there is limited right-of-way to reconfigure 
the intersection or add lanes.  However, a traffic signal may be warranted with increased traffic 
volumes to ensure safe turning movements and to reduce potential traffic queues at the stop 
sign.

Another recommended improvement involves addressing the current Bakerton Road railroad 
underpass in the northeastern section of the East Gateway Corridor.  The current underpass is 
shown in Figure 19 and includes very narrow lanes.  As future residential development expands 
to the north, projected traffic volumes will increase on Bakerton Road.  The current railroad 
underpass represents a significant bottleneck and potential safety concern if such an increase in 
traffic volume were to occur.  The project would need to include a widening of the underpass 
and the possible reconfiguration of the approaches. 

Bakerton Road Railroad Underpass

 
Figure 19:  Bakerton Road Railroad Underpass, Source: Google Earth

Recommendations for Transit Improvements 

Significant public support was voiced for improving other transportation modal choices within the 
East Gateway Corridor.  Within the Issues Identification and Concerns section of this report, 
transit needs have been identified.  Determining recommended improvement strategies will 
require close coordination with transit providers including PanTran, MARC and AMTRAK.  
PanTran has undertaken planning efforts to identify potential service improvements within 
Berkeley and Jefferson counties.  This study stresses those recommendations that are 
applicable to the East Gateway Corridor and provides additional strategy ideas obtained through 
stakeholder and public involvement efforts.  The viability of these transit improvement strategies 
will be affected by available funding, capital investments, and potential ridership.  Further 
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studies will need to be conducted by each transit agency to address these concerns and the 
details and framework of each conceptual strategy.

Table 13 summarizes transit strategy recommendations for the corridor.  Several of these 
strategies were addressed in the HEPMPO LRTP and in other PanTran service planning efforts.  
PanTran’s existing Orange Route currently has stops at the Walmart (Patrick Henry Way) and 
the Harper’s Ferry Rail station.  Future evaluations will be needed to determine if additional 
stops may be needed.  Such stops could include new commercial or office centers within the 
corridor.  Discussions with the USCBP may determine whether a stop at that location may 
generate transit riders.

Transit Improvement Recommendations

Provider Strategy / Need Addressed

Addressed in
HEPMPO

LRTP

PanTran

Add demand-response service for areas within the East 
Gateway Corridor. / There is currently no demand responsive 

service in the corridor and other areas of Jefferson County.  
Provides transportation options for physically, economically or 

socially disadvantaged.

YES

Restructure the PanTran Orange Route, improve headways 
to 45 minutes, and add service to MARC stations. / Current 
headways range from 2-3 hours.  Some MARC train departures 
are not supported by the Orange Route.  In addition, reliability 
issues due to long route lengths create concerns for meeting 

train schedules.

YES

Provide new service linkages to other county commuter bus 
services in Maryland or Virginia. / Provides additional options 
for residents working in Maryland or the Washington D.C. region.

NO

MARC

Provide additional MARC service between Martinsburg and 
Washington D.C. including enhanced midday service 

schedules.
YES

Investigate other locations for MARC stations to increase 
accessibility and promote transit-oriented development.

NO(Addressed in 

Ranson Planning)

Table 13:  Transit Improvement Recommendations

Identifying new potential transit service will provide additional transportation options for the 
region.  Table 14 illustrates typical work locations for residents within the East Gateway Corridor 
based on the CENSUS Longitudinal Employment Household Dynamics On-the-Map (LEHD-
OTM) tool.  
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Where Workers Are Employed Who Live in East Gateway Corridor
Red = States

Blue = Two Highest Employment Counties in that State

 
Table 14:  Where Workers Are Employed Who Live in East Gateway Corridor, Source:  2009 Work Destination Report; US 
Census Bureau, OnTheMap Application; Custom area selection based on East Gateway boundary

The data indicates that 50% of the corridor residents work outside of West Virginia, in Maryland 
and Virginia.   Such data supports recommendations for additional transit service linkages to 
other county bus or regional transit services.   For example, Loudon County has an extensive 
commuter bus system that includes stops from Purcellville, VA to Washington, D.C.  Thus, 
opportunities may exist to coordinate PanTran shuttle service with other available service in 
nearby counties. 

Addressing Access Management

The extent to which the access points (driveways and intersections) are controlled or managed 
in a corridor dramatically impacts the capacity and character of the roadway. On state-owned 
roadways (like US 340), the state must balance the requirement to provide access to property 
with the need to maintain roadway function. The WVDOT provides guidelines for access 
management, including the spacing of intersections to optimize traffic flow and driveway spacing 
to avoid reductions in capacity due to traffic turning directly into and out of travel lanes. A variety 
of strategies, including dedicated turning lanes, signal coordination, and frontage roads, can
minimize the negative impacts of new development on existing roads. 

In West Virginia, only interstates have full access control and some high-level U.S. or State 
highways, such as the Route 9 bypass, are designed with partial control of access. Other 
facilities depend on local planning and development review processes to protect the capacity of 
existing roads. Adherence to the access management guidelines in the design of new
development and in local comprehensive planning can improve the ability of existing roads to 
serve traffic as development occurs in the future.
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Any municipality may, in cooperation and coordination with WVDOT, develop an access 
management plan for a specified state highway segment for the purposes of preserving or 
enhancing that highway's safe and efficient operation. Once adopted by the affected agencies, 
such plans will form the basis for all future access connection locations. The plan should include 
a combination of policy, design, and improvement actions aimed at achieving access 
management objectives. A corridor access management plan may include the following 
elements: 

Existing and future access locations, 
All major access-related roadway design elements, 
Lots or parcels currently having frontage on the highway segment, 
Pedestrian and bicycle amenities and associated safety implication, 
Transit facility considerations; and 
All supporting technical materials, if applicable. 

Within this land use vision study, many of the identified transportation projects have focused on 
limiting additional access points along US 340. This has included an enhanced frontage road 
system to provide access to current and future residential and commercial developments along 
the corridor.  Several new traffic signals have been identified within the corridor.  This includes 
possible short term improvements at the Millville intersection and intersection improvements 
related to the new CBP entrance near Halltown Road.  However, additional traffic signals and/or 
new intersection approaches are not recommended west of Old Country Club Road.  Longer 
term solutions including a possible interchange at Old Country Club Road have focused on 
limiting access to US 340 and providing primary access points to a frontage road system.

Roadway Streetscape and Beautification

The importance of preserving the character and nature of the corridor has been identified as a 
key priority within the stakeholder and public involvement efforts conducted for this study.  
Complete Street concepts have been stressed for new roadway designs incorporating 
landscaping to improve attractiveness and function of the roadway system.  Additional 
comments have focused on improving the landscaping along existing portions US 340. 
Enhancements to the existing roadway system may include separate studies to identify the 
types and locations of streetscape improvements that would promote business growth and 
community pride within the area and address public safety issues such as drainage, 
infrastructure, and pedestrian access. Such efforts could include the following principles:

Implement sustainable practices
Develop complete streets
Use cohesive design elements
Promote security and safety
Coordinate maintenance awith design and implementation
Protect and enhance historic character
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Figure 20 illustrates examples of key components in 
streetscape design which will vary based on the location and 
types of roadways.

Figure 20:  Components of Streetscape Design, Source:  Omaha Streetscape Handbook

Transportation Project Funding Issues

This plan provides recommendations for a variety of transportation improvement projects.  Table 
15 illustrates that the estimated cost of all these improvements would exceed $90 million.  
These costs are estimates based on typical project costs; and can vary based on right-of-way 
and excavation issues.  In addition, constructing projects with “Complete Street” concepts may 
escalate costs based on the need to accommodate other modes (bike trails), attractive roadway 
design, and extensive landscaping.  
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Estimated Cost of Recommended Improvements

Table 15:  Estimated Cost of Recommended Improvements

Only one project within the corridor is included in the financially constrained portion of the 
current HEPMPO LRTP.  That project is the interchange at US 340 and Old Country Club Road, 
which carries an estimated cost of $24 million.   Total federal and state funding for Berkeley and 
Jefferson counties (combined) was forecast to be $354 million.  These funding constraints 
indicate that it may not be possible to fund many of the identified projects.  These issues have 
prompted the HEPMPO to include a more robust prioritization process as part of the LRTP 
development process.  As future updates are made to the LRTP, these project 
recommendations will be evaluated and prioritized.  This process will utilize this study as key 
input in combination with stakeholder and public comments and other more focused project 
studies.

As Jefferson County continues to assess regional transportation strategies, other potential 
funding mechanisms will need to be evaluated.  These may include public-private partnerships, 
developer funded projects or land donation, or development fees and tolls.  The County will also 
need to work closely with WVDOH to identify whether federal and state dollars may be used for 
certain projects.  WVDOH is responsible for many of the state and county routes; however, they 
may not accept the responsibility for all new roads.  As a result, future coordination will be 
needed as projects are progressed through the planning phases.  

Estimated Cost of Recommended Improvements

Table 15: Estimated Cost of Recommended Improvementsmprovem
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6.0 Implementation Strategies

6.1 Introduction

This corridor plan provides a mix of strategies that are mutually reinforcing and consistent with 
the agreed-upon vision for the Corridor.  It provides a set of well-defined goals, objectives and 
recommendations to carry the strategies forward into implementation.

The implementation section of this plan is the most important and iterative step in the planning 
process.  The most accurate and well developed corridor plan will mean very little unless steps 
are taken to ensure the realization of its goals and objectives and its specific recommendations.  
From the point of view of the private sector, the term implementation means “making it happen.”  
From the public sector point of view, the term means to assist and guide development, both 
public and private, by reasonable and prudent application of the various land regulatory 
measures adopted by the local community. 

Proper implementation of this plan is important to realize the goals and objectives.  A number of 
existing land use techniques will continue to be used and new techniques or modifications to 
existing ones should be analyzed to determine if they can be effective in addressing the 
adopted goals, objectives and strategies.  It is important to note that the mere adoption of the 
Plan, its maps, and other details does not automatically amend the existing zoning ordinance, 
subdivision regulations and other approved regulatory tools that may be impacted the 
statements found in this Plan.  The intent of this document and in particularly this 
implementation section is to provide general directions and guidelines to the Planning 
Commission and County Commission in the review of existing and development of new 
planning techniques that will most effectively carry out the objectives of the US 340 Corridor 
East Gateway Plan. 

The US 340 Corridor East Gateway Plan recommends improvements in transportation, land 
use, protection of historical and cultural resources, environmental and natural resources, open 
space, parks, trails and greenways, community services, and economic development.  An 
implementation section is needed to achieve the vision of the plan, as presented in the Plan 
Recommendations section.  

The Plan addresses these themes and provides development guidance over a 20 year horizon. 
The US 340 East Gateway Corridor Plan will work with the County’s Comprehensive Plan, 
Zoning Ordinance and the Subdivision Regulations, to provide for the orderly, efficient, and 
sustainable development of the corridor.  This strategic corridor plan includes a package of 
recommended goals, objectives and strategies designed to ensure that future development is 
consistent with the intent of this Plan while recognizing the uniqueness of this gateway into 
Jefferson County. 

This will allow will allow the County to identify and coordinate implementation strategies and 
policies for future land uses by balancing competing social, economic, resource, and 
environmental factors. 

In order to implement the recommendations of this plan, each proposed action will require 
separate efforts by one or more agencies.  Some recommendations may require joint action by 
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the public and private sectors, as well as non-profit organizations, civic associations, schools, 
and other local entities.

The Plan outlines implementation strategies for growth opportunities and challenges facing the 
corridor. The growth opportunities and challenges that are particularly relevant to the corridor 
include, but are not limited to:

• Highlight the assets of the area in promoting managed economic growth by attracting new 
businesses, jobs, quality retail and housing in the area

• Land use strategies such as zoning, subdivision regulations, land conservation, and access 
management must be consistent and compliment the functions of the goals for the Corridor

• Transportation improvements need to occur injunction with development and as funds are 
available. 

• There should be close communication and coordination between the local, regional, and 
state transportation planning authorities 

• There should be public involvement with affected property owners and local users of the 
transportation system

• Development of pedestrian and bikeway linkages in coordination with development as 
depicted in this and other plans  

• Landscaping and preservation of right-of-way

• Management tools and processes such as development guidelines, design guidelines, and 
plan oversight and monitoring

• Promoting strategic growth concepts to effectively manage the County’s future development

• Effective public-private partnerships are critical to encourage development in the area in 
accordance with the community’s vision as well the policies of this plan; and, thus, should 
be encouraged

• Facilitating high-density, mixed-use development in areas as designated on the Future 
Land Use Map.  Well-designed public amenities and infrastructure will attract development. 
Infrastructure improvements and other provisions should be made available through mutual 
cooperation and support.  Adequate public facilities and amenities should be in place either 
in advance of or concurrent with, the development in the priority areas

• Enhancing the linkage between land use and utility providers to provide long term public 
management of public utilities 

• Promoting and maintaining Jefferson County’s quality of life 

In anticipation of the commercial, residential, office, and tourism likely to increase in the coming 
years, the US 340 Corridor Plan considered these uses and planned for the appropriate 
development of these uses.  Design standards and guidelines are needed to assure that there is 
a degree of continuity and compatibility between and among new and existing uses.  The 
regulations should be structured to allow for design flexibility, yet within acceptable limits to 
meet the objectives of creating quality developments, protecting existing neighborhoods, natural 
and historic resources, and promoting the concept of the Corridor as an entrance to the County 
and State. 

With this plan, the community has developed a vision of the future of US 340 Corridor East 
Gateway.  Making the community driven vision a reality is possible through mutual cooperation. 
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All future development and redevelopment proposals in the US 340 Corridor planning area 
should be reviewed for consistency with the adopted plan.

6.2 Implementation Tools

Zoning

Zoning ordinances are established to ensure orderly and compatible land use development.  To 
this end, the County has zoning districts that are designated throughout the County and 
illustrated on the County Zoning Map.  The official zoning map divides the county into a series of 
zoning districts, and the zoning text describes the regulations for the use of land within those 
specified districts.  Zoning is typically the primary tool used by local governments to implement 
various planning policies.  The zoning ordinance should be effective at addressing subjects 
such as permitted uses within specific zoning districts, lot sizes allowed, appropriate setback 
distances, density standards, and design controls.  Zoning also conserves and protects property 
values by prohibiting objectionable land uses in certain districts.  Modern applications of zoning 
have broadened to provide orderly community growth, enhance and diversify a community’s tax 
base, maintain or achieve beauty and variety in the physical environment, accommodate 
complex and unique land uses and, in sum, make a community livable.

With the US 340 Corridor East Gateway Plan, there may be an opportunity to create or amend 
existing zoning districts that would better facilitate the types of activity outlined.  An overlay 
district or similar mechanism could be used on a section or the entire corridor to ensure 
development patterns is in keeping with the plan.  Such a district could include design 
guidelines or other elements specific to this corridor.  The adoption of a PUD (Planned Unit 
Development) or a mixed use district would provide the applicant an opportunity to create a 
project that could result in a better development and greater flexibility in design with less 
regulatory barriers.  The community could gain a unique development that is appropriate for its 
particular setting.  Mixed used developments that provide dense walkable communities with 
New Urbanism/Smart Growth design principles should be encouraged in locations delineate on 
the Future Land Use Map that is part of this Plan.  The zoning ordinance could provide
incentives or density/intensity bonus for development plans that preserve key features.  All 
petitions for rezonings should be in conformance with the Plan.

Subdivision Regulations

Subdivision regulations are adopted to provide quality control for public improvements 
constructed by private development.  Subdivision regulations also let a local government require 
minimum or maximum thresholds for improvements in a subdivision and site plans, such as 
roads, sidewalks, bike paths, storm water systems, sanitary sewers and open space.  While 
zoning is often considered “what and where can I do an activity”, subdivision regulations are 
considered “how do I build a project.”  

The 340 East corridor plan promotes efficient layout and design of new sites along the corridor.  
This permits greater and more intense use of the land.  Standards should be established for 
design guidelines for new development (layout, facades, signage, lighting) that provide a sense 
of place.  Design guidelines achieve a more consistent development by conveying preferences 
to the applicant for parking, building siting, design and architectural style.  This would result in 
development patterns that are appropriate for the corridor.  The Subdivision Regulations should 
promote road, trail, and sidewalk interconnectivity between and among developments.  Active 
and passive open space standards should be reviewed to ensure proper amount of open space 
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is being created.  The subdivision regulations should encourage development layout patterns 
that preserve key features, both natural and built, without losing any development rights.  

Transportation

This Plan has been drafted with assistance West Virginia Department of Highways (WVDOH), 
Hagerstown/Eastern Panhandle Metropolitan Planning Organization (HEPMPO) and Michael 
Baker Corporation.  Their assistance has been vital to the analysis of the transportation 
components found in this Plan.  Moving forward to implementation of the transportation 
improvements, the partners at the WVDOH and HEPMPO are critical in assisting with funding 
any projects.  If an effort to create a parkway like setting and associated improvements for the 
corridor is to be implemented, the WVDOH assistance is needed to permit such activity.  Both 
the WVDOH and HEPMPO are local links to federal transportation funding sources.  

Efforts towards purchasing easements is an inexpensive way to protect land for public needs. 
The property owner retains ownership and use of the property, but the government gains the 
right to use it and make improvements on it.  During development review, the applicant may 
grant an area or build around future transportation improvements.  Such dedications or 
reservation of future improvement areas should not result in a loss of development rights to the 
applicant.  Such development rights could be exercised elsewhere on the property.  Maintain 
balance between public and private sector responsibility for transportation improvements.  
Require interconnectivity for roads, sidewalks and trails to other neighboring developments and 
property. 

Jefferson County Development Authority 

The Jefferson County Development Authority is a partner in implementing the Plan.  If the Plan 
is a “how to grow” tool, the development community provides the ability to carry out the plan.  
The Future Land Use Map for the corridor shows significant areas for growth, business and job 
creation around nodes at transportation intersections.  The plan promotes a variety of business 
expansion and retention opportunities such as retail, small business, office, commercial, and 
federal agencies.  The regulatory agencies should ensure that development review and 
permitting processes are transparent and predictable for business investment. 

State Enabling Legislation 

Sections of State Law should be amended to provide for more land use planning tools and 
greater flexibility in review time frames.  Currently the state law has prescriptive time frames that 
must be met in order to achieve some uniformity across the state for land development review
process.  While the attempt is well intended, the law has inadvertently resulted in some 
potentially mutually agreeable development options to not be considered since the mechanism 
cannot be fit into a rigid time frame or results in a process taking longer since the steps have to 
be broken into separate segments in order to meet state law.  Changes in the State Law do not 
need to change existing language, but permit for additional options in addition to the codified 
language.  There may be opportunities to amend State Law where the intent of the legislature is 
achieved, the needs of local community and applicants exercising their development rights are 
balanced. 
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Capital Improvement Plan

The Capital Improvement Plan should be used to continue to increase emergency services as 
growth along the corridor increases.  Police, fire and rescue response times would be improved 
as enhancements are made to these services. 
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6.3Table of Recommendations

1. Community Services and Infrastructure

REC. 
NO.

PAGE RECOMMENDATION

Ensure availability of adequate water and sewer capacity prior to approval of new 
development
Protect private well and septic systems.

 Upgrade the Harpers Ferry water system.
 Ensure affordability of water and sewer services.
 Develop additional infrastructure to expand the availability of water and sewer 

services in the US 340 corridor.
 Encourage public ownership of water and sewer services.
 Take steps to enhance the quality and safety of area water supplies, including but 

not limited to the following:
a) Improve water treatment
b) Require area water providers to ensure the safety of water
c) Limit the amount of new development served by septic systems

 Develop a countywide comprehensive clean water plan.
 Review local land development regulations to consider a requirement that all 

potential private wastewater operators enter into an agreement with the PSD to 
ensure that all private plants are built to a standard that can be managed by the PSD 
if that is necessary in the future.

 Work with the Jefferson County Board of Education to ensure that area schools are 
adequately funded.

 Develop safe routes for children to walk and bike to school.
 Encourage programs promoting environmental awareness, school gardens and 

beautification projects (similar to Page Jackson school model – available for public 
use during non-school times).

 Improve school organization, communication with the local community, and size 
planning vis-à-vis planned residential development yields. 

 Improve public library access/technical access for those persons without internet 
access.

 Promote use of libraries as community centers.
 Enhance existing volunteer-based firefighting capacity by the provision of 

permanent, full time fire services.  
Develop a long-range funding plan for area Fire and EMS services.

 Consider County funding of Harpers Ferry police for provision of emergency services 
for accidents on the section of US 340 located between the two bridges.

 Ensure the availability and adequacy of fire hydrants in the 340 corridor planning 
area, including the following recommendations:

a) Provide hydrants in underserved areas, using dry hydrants at ponds and 
streams or other means

b) Improve hydrant water pressure
c) Ensure that standards and testing of hydrants are adequate
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2. Economic Opportunities

REC. 
NO.

PAGE RECOMMENDATION

Improve appearance of corridor (design of development, litter, wayfinding signage)
Address traffic congestion (especially on weekends)

 Review the adequacy of current impact fee structure
 Create parking for recreational/tourism sites as well as for commuters

Retain scenic beauty, historic resources and farming to promote natural and heritage 
tourism opportunities

 Weekend train between Harpers Ferry and DC and between Harpers Ferry and 
Charles Town

 Promote additional tourism and entertainment opportunities 
 Encourage Harpers Ferry restaurants to stay open later in the evenings
 Promote the development of a wide variety of types of businesses, including but not 

limited to: Small businesses, "Green" jobs, tourism / entertainment, high tech / data 
centers, white collar (professional, IT, clerical), medical office, agri-business and 
agri-tourism, and retreat/training/convention center

 Retain existing businesses
 Promote the creation of businesses that support Appalachian Trail, C&O Canal, and 

bike path users
 Achieve a balance of retail, federal, industrial and historical/tourism job opportunities
 Enhance educational opportunities and workforce development
 Identify incentives to encourage employment opportunities in historic facilities, and 

review the efforts of other communities in achieving this objective
 Improve appearance of corridor (design of development, litter, wayfinding signage)

3. Environmental / Natural Resources

REC. 
NO.

PAGE RECOMMENDATION

Preserve natural features, such as scenic beauty, rural viewsheds, significant tree 
stands, green infrastructure, the Shenandoah River and other water resources.
Recognize the importance of trees in the suburban environment by encouraging the 
retention of existing native trees and the establishment of street and shade trees in 
residential neighborhoods and commercial developments (land use regulations 
amendments may be required).
Require vegetative buffers along US 340 in key areas to promote a parkway-like 
character along the corridor 
Protect the Elks Run Watershed, water source for Harpers Ferry and Bolivar
Encourage the integration of wetlands, woodlands and meadows into site 
development as aesthetics and functional features. 
Encourage the retention of agricultural lands, forest lands and ecological corridors 
through available mechanisms such as open space and farmland conservation 
easements and conservation easements, as well as zoning incentives.
Implement open space residential and commercial development design standards to 
preserve scenic views, rural character, farmland, meadows, woodlands, steep
slopes and wetlands with a target of preserving these characteristics within a 
development.
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4. Historic Resources and Viewshed

REC. 
NO.

PAGE RECOMMENDATION

 Identify existing historic resources within the US 340 Corridor 

 
Assist local, state and federal entities in their efforts to retain historic resources 
within the context of their original setting

 Educate land owners about the benefits of historic properties and the process for 
seeking listing on the National Register of Historic Places

 Educate and assist landowners with structures on the National Register of Historic 
Places regarding available funding mechanisms for the restoration and/or 
maintenance of historic resources

 Update current Zoning Ordinance requirements regarding development adjacent to  
historic resources

 Consider establishing a review process for demolition permits for historic structures
 Encourage rehabilitation and redevelopment of historic resources
 Create standards that require preservation of historic structures if land is developed 

 Promote heritage and recreational tourism near Harpers Ferry, including sites such 
as such as the location of the Battle of Harpers Ferry 

 Coordinate with "Journey through Hallowed Ground" on tree planting along Corridor 
(part of National program)

 Explore opportunities for additional cultural events, including music- and food-related 
festivals 

 Establish pedestrian trails to connect historic resources such as those sites along 
the Washington Heritage Trail

 Identify existing historic and rural landscapes, vistas and viewsheds in the Corridor 
and develop regulations to retain the same

 Prohibit neon,  blinking signs or electronic message signs that are not static for a 
certain period of time

 Install landscaping buffers adjacent to existing development 
Establish standards to prevent light pollution

 Promote a variety of land uses to discourage duplication of services such as gas 
stations and small shopping centers

 Encourage appropriate rural/historic design for new or redeveloped public buildings 
in the corridor 

 Install historic signage at appropriate locations along the US 340 Corridor, such as 
the location of the Visitors Center 

 Minimize development along the US 340 frontage in the vicinity of the battlefield, to 
preserve a prominent gateway feature for the entry into West Virginia

 Improve US 340 Corridor aesthetics by creating a continuous green gateway 
landscaped with native species providing all-season color, developed in cooperation 
with community groups
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5. Land Use

REC. 
NO.

PAGE RECOMMENDATION

 Promote development that adequately balances the protection of key historic, 
agricultural and natural features with high-quality development

 Establish a Transfer of Development Rights program
 Work with National Park Service and residents to prioritize areas for land acquisition
 Identify mechanisms to allow for productive and profitable agri-businesses and agri-

tourism. 
 Provide development incentives for properties within the UGBs
 Develop new zoning categories in order to implement areas identified for mixed-use 

development at major intersections or along arterial roads within UGBs
 Identify areas for low- to high-density residential development within UGBs
 Establish design standards for new development (layout, facades, signage, lighting) 

that reflect a town center character to create a sense of place
 Use design standards to reduce typical strip commercial development image that

lacks a sense of place
 Develop ordinance amendments that will enable mixed use developments to result 

in dense walkable communities based on  New Urbanist/Smart Growth design 
principles

 Develop a new mixed use zoning district that promotes quality mixed employment 
development (light industrial, wholesale, retail, office) with design standards 

 Amend the current mixed use zoning district to eliminate industrial uses and to 
create a true mixture of uses based on New Urbanist/Smart Growth principles

 Allow properties to rezone to mixed-use development at key intersection
 Encourage mixed-use zoning for properties within the Urban Growth Boundaries
 Require commercial development to be blended within a mixed use context to 

achieve a balance between retail and residential uses 
 Plan for a limited section of the Old Standard Quarry property to develop as a mixed 

use development
 Promote cluster development to preserve open space
 Identify additional agriculture-related land uses appropriate for the Rural District
 Allow flexible standards (such as gravel driveways and Low Impact Stormwater 

Design) for Rural land uses
 Promote heritage and recreational tourism and agritourism
 Establish design standards for any new development  in the Rural District (layout, 

facades, signage, lighting) that replicates the architectural and contextual features 
found in rural settings 
Provide design elements that allow for view of mountains to not be blocked

 Protect the quality of life elements that are important to Jefferson County residents 
and visitors 

 Establish standards to provide efforts to minimize blight control, deteriorating 
structures, and dangerous buildings

 Increase awareness of the historic and rural character of the US 340 Corridor in all 
planning phases (i.e. Comprehensive Plan, etc.)

 Collaborate with Federal agencies located in the County regarding “greening” of 
Jefferson County & energy use reduction

 Develop a consistent approach to development and signage specifications in this 
corridor (i.e. water treatment facility next to historic property)
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REC. 
NO.

PAGE RECOMMENDATION

 Explore options for applicability of local codes to Old Standard Quarry property 
 Ensure coordination between appropriate agencies for the creation of a true 

Gateway transition
 Refer all proposed developments within designated UGBs or adjacent to 

incorporated areas to the municipality for comment and coordination of development
 Coordinate with the West Virginia Division of Highways to establish  a master plan 

for the approval of new entrances onto US 340 and intersecting state roads
 Coordinate with local utility providers to establish standards for approval of water line 

and sewer line extensions
 Plan for urban level of service for police, fire, and school resources within the UGBs

 

6. Parks, Trails and Greenways

REC. 
NO.

PAGE RECOMMENDATION

 Provide trail connectivity for health, exercise, recreation, ecotourism and access 
purposes in areas such as, but not limited to:
Between Harpers Ferry and Charles Town
Between Harpers Ferry and WV 9 trail
Across US 340 from Bolivar to HFNPS resources such as Murphy Farm
Between rivers along Millville/Bakerton Roads
Linking parks, athletic fields and neighborhoods
Develop Greenways on the Blue Ridge that connect with the valley, and along the 
Shenandoah and Potomac Rivers

 Provide new connecting trails with all new development
 Provide trailhead parking
 Consider developing trails on “paper streets” (platted, unbuilt rights-of-way) in 

incorporated areas
 Provide Shenandoah River access at southern end of Old Standard Quarry property 

for recreational opportunities
 Upgrade bridge and C&O Canal / Harpers Ferry for easier bike portage to C&O 

Canal towpath. 
 Retain existing landscaping and create additional landscape design along 340 to 

create a continuous “parkway” aesthetic
 Plant low maintenance native plant species along the US 340 corridor
 Plant trees along the corridor, such as a variety of flowering trees that change color 

at different times of the season to provide for continuous color change. 
 Protect historic views
 Improve appearance of corridor by creating standards for the design of new 

development 
 Create new parks to serve a variety of users (such as passive recreation, sports, 

and dog parks)
Improve access to rivers for fishing and recreation

 Restore recreational activities to lower Harpers Ferry (including picnics, swimming, 
fishing)

 Provide additional park/recreation resources on the Blue Ridge Mountain 
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REC. 
NO.

PAGE RECOMMENDATION

 Provide “wayfinding” signage along the corridor and trails which indicate historic 
sites in addition to nearby shops, restaurants, towns, etc.
Improve online availability of trail maps on the County’s website, in addition to 
websites of other organizations

 Use Google Maps to upload trail information
 Utilize National Park Service education programs to build community awareness of 

County trails 
 Identify public and private funding sources for trails, bike paths, parks and 

greenways
 
Amend local planning and zoning regulations should be amended to require the 
dedication of or reservation for trail easements in conjunction with proposed 
residential and/or commercial development and/or redevelopment plats and plans.

 The appropriate regional and state transportation planning entities should be made 
aware of the proposed trails plan so that it can be utilized as a part of the design of 
future road improvements.

7. Transportation

REC. 
NO.

PAGE RECOMMENDATION

 Promote a land use pattern that is consistent with the capacity of roadway networks.
 Regulate the number, location and type of access points by implementing access 

management standards. 
 Remove local traffic from through traffic lanes through the use of frontage and/or 

other parallel routes to reduce the speed differential of through traffic lanes.
 Increase the connectivity between existing and proposed neighborhoods and 

commercial developments to allow increased dispersion of local traffic
 Minimize the delay impact of traffic signals at intersections by setting the phase 

timing of the traffic signals to maximize capacities.
 Collaborate with HEPMPO and WVDOH on long range funding for improvements to 

the corridor.  
 Reduce the number of potential conflict points, particularly at unsignalized 

intersections, through the use of raised medians, underpasses, controlled left turn 
lanes, right turn lanes, combined access points, frontage roads and/or rear access 
drives, and connected parking facilities.

 Improve safety at signalized intersections along the 340 corridor through the 
coordination of signals

 Improve safety at all intersections by considering alternative design options
 Support the development of safe pedestrian & bike facilities through the use of 

medians and median islands, and bike lanes within and outside the right of way.
 Reduce the speed of traffic in urbanized areas with traffic calming practices such as 

green buffers with sidewalks, landscaping, green median islands, and street trees 
plantings.

 Enhance enforcement of speeding and red-light running
 Build frontage (service) roads or other parallel interconnected roads adjacent to US 

340, to allow for separation of through traffic and local traffic
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REC. 
NO.

PAGE RECOMMENDATION

 Improve existing intersections to enhance capacity
 Develop connectivity, interconnectivity and improve other existing roads to divert 

traffic from 340
 Evaluate any needed improvements to Cattail Rd./Marlow Rd. following the opening 

of the new WV 9 
 Minimize installation of new traffic lights
 Coordinate transportation improvements with US Customs & Border Patrol 

development
 Improve directional signage
 Improve access to US 340 from Bolivar (especially on weekends)
 Ensure that any required improvements to US 340 and surrounding roads occur 

concurrent with development activity
 Consider a variety of solutions to improve traffic flow, if recommended by 

transportation engineers,  including, but not limited to, traffic circles (“roundabouts”); 
underpasses/overpasses (particularly at Route 27); eliminate “no turn on red” 
restriction at various intersections; synchronize stoplights, especially on weekends;

 Improve Potomac Street to connect to Bakerton Road and work with CSX and other 
appropriate agencies to re-establish connection
Develop western or northern bypass around Charles Town and Ranson

 Increase the availability and frequency of Public Transit Connections 
 Consider development of a Park and Ride/Commuter Lot
 Increase rail access to Charles Town and Ranson 
 Provide weekend train service from Harpers Ferry to Washington, D.C., both 

directions 
 Adopt zoning and access management standards compatible with the plan 

recommendations that regulate access points and encourage shared access through 
frontage roads, rear service drives, shared driveways and connected parking lots. 
Coordinate access management with local land use planning.

 Discourage strip commercial development along highways and direct development 
to commercial nodes with managed access points by inclusion in comprehensive 
plan and land use regulations.

 Educate local units of governments, businesses and general public on importance of 
coordinating access management with land use planning.

 Connect existing hike/bike routes, such as the C&O Canal path, the Ranson Flowing 
Springs Trail (under construction) and the WV 9 path; and construct new hike/bike 
routes

 Install pedestrian/bike crossings at intersections along US 340
 Build sidewalks in areas with pedestrian traffic
 Install speed bumps near area schools
 Coordinate improvements to US 340 within the UGB to accommodate additional 

traffic volumes associated with new development 
 Provide interconnectivity within and between developments to create a more 

continuous street network, including connections between neighborhoods and 
commercial areas where appropriate 

 Coordinate improvements to US 340 outside the UGB to handle existing traffic and 
expected incremental increases in traffic volumes
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7.0 APPENDICES

Appendix A
TECHNICAL ADVISORY COMMITTEE AND 
CITIZENS ADVISORY COMMITTEE

Appendix B MAJOR SUBDIVISONS WITHIN CORRIDOR

Appendix C LAND USE SCENARIOS

Appendix D
COUNTY COMMISSION AND PLANNING 
COMMISSION MEMBERS

Appendix E MAP DISCLAIMER AND MAP SOURCES

Appendix F DEFINITIONS 
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The U.S. Route US 340 Corridor Study consists of both a primary and extended study area.  
There are major subdivisions located within each.  According to the 1979 Jefferson County 
Subdivision Regulations, a Major Subdivision is a subdivision containing more than three lots.
The major subdivisions (Map 27) located within the primary study area will have the most impact 

on traffic.  However, it must be acknowledged that the major subdivisions located within the 
extended study area will have additional impact on U.S. Route 340 traffic flow no matter how 
minimal.  There are twenty four major subdivisions found within the U.S. Route US 340 Corridor
Primary Study Area.  The Extended Study Area is home to thirty five major subdivisions. 

APPENDIX B:  MAJOR SUBDIVISONS WITHIN 
CORRIDOR 

Map 27:  Major Subdivisions, Source:  Jefferson County, WV GIS/Addressing
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However, not all of the subdivisions are built. 

The major subdivisions found with the US 340 Corridor primary study area are:

Jefferson Terrace Road
Miller Station Commercial
Spring Run Apartments
Patrick Henry Estates
Jefferson Estates
Sloan Square Apartments
Sleepy Hollow Estates
Mark Kramer Commercial
Yorkville
Nansfield Hunt
Conestoga

Carriage Park
Sheridan 
Carriage Park II
Renview
Allstadts Corner
Buglers Rest
Windmill Cross
Schaeffer’s Crossing
Demory Farm
Southerly
Willow Brook Village

The major subdivisions found inside the US 340 Corridor extended study area are:
Daniel’s Forest
Stonecrest
Aspen Green
Walnut Hills
Walnut Dell
Flowing Springs 
Estates
Security Hills
Cambridge*
Breckenridge*
Bellair West*
Butler Farm
Breckenridge North
Bellair*

Breckenridge East*
Gap View Village
Stafford
Stonebrook
Orchard Crest
Norwood
Meadow Brook
Amber Knolls
Engle Crossing
Brentwood
Cavasback Ridge
Stonewall Estate*
Shenandoah 
Overlook

Blue Ridge Acres
Blue Ridge 
Reserve
Westridge Hills
Limberlost Estates
Harpers Ferry 
Campsites
Keys Ferry Acres
Shenanwood
Wide River Farm
Shenandoah 
Ranch

*Indicates subdivisions that may be considered to be located in both study areas.
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Overview of the Land Use Alternatives 

During the public outreach meetings held in March and June of 2011, the public 
presented their ideas and vision for the corridor.  From the extensive public participation 
and information provided by the public, both at public meetings and from the MetroQuest 
site, 3 different and distinct land use scenarios began to emerge.  Staff developed and 
refined the 3 scenarios between June and the September 2011 meeting based on input 
gathered.  At the September 17, 2011 meeting the following scenarios were presented at 
a public meeting:

(1) Growth within the Urban Growth Boundary
(2) Planned Mixed Use
(3) Full Built Out 

Each scenario has different land use implications and transportation impact on the 
corridor.  The 3 growth scenarios will be discussed in greater detail below. 

The growth scenarios were intended to represent a projected 25 year build out.

The scenarios listed below were intended to:

Represent a broad range of general patterns for different locations along the US 
340 Corridor

Reflect the broad feedback received during the two previous workshops and from 
the MetroQuest survey 

Show a menu of choices to represent different values and policy choices 

Show general locations of possible future land use activities 

Act as the starting point in the selection of a Preferred Land Use Scenario

The scenarios are not intended to represent a plan to rezone any individual property or 
locate land uses on individual parcels.  

Growth within the Urban Growth Boundary

This scenario proposed commercial and housing growth to be located within the urban 
growth boundary (Map 28) in order to retain the rural character along the corridor.  The 
urban growth boundary for Ranson, as it applies to this study, is the north side of US 
340 to Old Country Club Road, continuing north along Old Country Club Road, thereafter 

APPENDIX C:  LAND USE SCENARIOS 
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north on Flowing Springs Road and turning northward onto Daniels Road.  The urban 
growth boundary for Charles town, as it applies this study, is the south side of US 340
just east of Marlow Road, and returns to the south following various properties, then 
returning to Cattail Road and continuing south to the current two lane WV 9.

 
Map 28: Alternative Land Use Scenario 1:  Growth within the Urban Growth Boundary, Source:  Jefferson County, 
WV GIS/Addressing

The purpose of this scenario is intended to provide urban level services in the defined 
urban core and retain a rural feel outside the urban growth boundary.  For the 
underdeveloped parcels within the urban growth boundary, much of the land use is 
shown as residential/commercial mixed use and medium density residential.  It is 
anticipated that development, particularly in the residential/commercial mixed use area 
would be walkable, landscaped and architecturally attractive.  A typical suburban style 
retail center disjointed from a mix of housing types is not envisioned. 

With development retained in the area noted above, the rural, historic and scenic 
features of the corridor would be maintained.  There would be limited pockets of low 
density residential outside the UBG.  The gateway corridor into the county and state that 
is valued by travelers would be preserved and enhanced.  

With growth retained in the urban areas and limited development along the remaining 
corridor, limited transportation improvements would be expected outside the UGB.  It is 
anticipated that the transportation congestion along the existing corridor would not see a 
significant decrease outside of the urban growth boundary.  

One of the significant challenges with this growth scenario is that broad sections of the 
corridor are currently zoned for uses greater than those permitted in the 
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Rural/Agricultural District and there are significant properties that have vested 
development rights.  To be able to maintain the rural feel in this scenario, compensation 
would be required to those land owners with vest property rights.  This could be in the 
form of a transfer of development rights program, purchasing the development rights –
which would most likely require public funding or allowing owners’ developments rights 
to be transferred to another property they own elsewhere in the County.  

Additional improvements and amenities along the corridor, such as road improvements 
and bike paths would likely require public funding to complete those projects.  

Planned Mixed Use

The Planned Mixed Use (Map 29) is an attempt to balance additional growth beyond the 
urban growth boundary, while respecting the area's rural character, environment, and 
history.  The scenario combines commercial, housing, rural development, and 
employment.  It is acknowledged that there may be a reduction in some of the area’s 
rural character, environment, and history.  However, some elements may be 
counterbalanced.  For example, a historic home may require continued maintenance that 
can be costly, but allowing for some development around structure could allow an 
infusion of funding to the structure and the structure could be a feature of the 
development.  The context of the home on an open farm would be lost and the structure
could be saved.    

 
Map 29: Alternative Land Use Scenario 2: Planned Mixed-Use, Source:  Jefferson County, WV GIS/Addressing
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Proposed land use along the north side of the corridor from Old Country Club Road to 
Shepherdstown Road is Mixed use Residential/Commercial.  As the name indicates, the 
mixing of residential and commercial is expected.  In order to allow such uses, design 
standards would play an important role in site development.  Further to the north and 
extend to the east down to US 340 is shown as low and medium density residential, 
which is a departure from the Growth within the Urban Growth Boundary scenario where 
a rural land use was indicated.  The residential land use designation reflects the existing 
land use rights and entitlements in that are currently in place.  

Across from the area mentioned above, a section is shown as rural and an area to the 
east of Blair Road is shown as industrial.  Each of these designations reflects the current 
land use of each property.  The rural designation presented would provide some rural 
feel to the corridor that is attempted in this scenario.  The industrial/commercial would 
allow office uses and further extraction on the site, as has been done along Blair Road 
for decades.

The node at Bakerton/Millville proposes traditional highway commercial and is buffered 
by existing residential.  The largest change to this location is showing the Old Standard 
Quarry with Mixed Use Commercial/Office along the northern section of the property.  
This would facilitate some development of the property while retaining the remaining 
portion as rural.  

Unlike the scenario 1, this scenario would allow for some private funding of road 
improvements, parks, pedestrian and bike paths.  Where there is development, there
may be a need for transportation improvements to maintain current level of service.  

Full Build Out

In the Full Build Out Scenario (Map 30), a maximization of the development potential is 
shown, allowing for a larger area of retail, office, manufacturing, and other types of 
commercial and industrial land uses. Additionally, this scenario envisions an expanded 
area for residential development, at higher densities. This scenario will result in high 
intensity use of the land within the US 340 study area. It is anticipated that there would 
be rezonings to higher classifications.   
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Map 30:  Alternative Land Use Scenario 3:  Full Build-Out, Source:  Jefferson County, WV GIS/Addressing

Significant portions of the corridor from the Route 340/WV 9 interchange to Blair Road 
has traditional commercial frontage along both sides of the corridor.  To the rear of the 
commercial is Mixed Use Residential/Commercial.  Beyond the Mixed Use 
Residential/Commercial to the north and extend to the east down to US 340 is shown 
primarily as medium density residential.  As in the Planned Mixed Use scenario, the 
property to the east of Blair Road is shown as industrial/commercial and would allow 
office uses and further extraction on the site, as has been done along Blair Road for 
decades.

The area surrounding Halltown is shown as commercial, industrial and high density 
housing.  With the existing industrial paper plant and small industrial park located behind 
the plant, it is an opportunity to develop a high density node in that location.  This option 
would allow for reinvestment of the Halltown area.   

The land use options at the intersection of Bakerton/Millville Road provide for high 
intensity uses.  The non-federally owned property at that area is shown as either 
commercial or Mixed Use Office/Commercial.  A significant consideration of this area is 
that all of the Old Standard Quarry is shown as Mixed Use Office/Commercial.  The 
proposed uses are a significant change to this location.  

With respect to the natural, scenic and historic resources, in this scenario, those 
resources would be impacted the most.  As noted in scenario 2, historic structures might 
be saved, but the context would be lost.  Natural and scenic views would be greatly 
diminished and in a number of instances lost.  
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With the nature of growth and development in this case, the extension of trails and parks 
through the various developments could be provided.  The transportation network would 
need upgrades and improvements to support the additional growth. 
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Most maps in this document were generated using a Geographic Information 
System (GIS).  While every attempt is made to portray current and accurate 
data, no guarantees are made regarding their quality or accuracy.  The data is 
considered fit for geographic analysis of this nature.  The geographic data 
layers comprising these maps come from a variety of source organizations.  
Data and map sources include the following: 

Map Sources
Jefferson County Assessor Appalachian Trail Conservancy (ATC)

Jefferson County GIS/Addressing US National Park Service (NPS)

Jefferson County Planning and Zoning Eastern Panhandle Transit Authority
(EPTA)

Jefferson County Green Infrastructure 
Assessment

National Highway Traffic Safety 
Administration (NHTSA)

Jefferson County Historic Landmarks 
Commission (HLC)

WV Department of Transportation
(WVDoT)

American Battlefield Protection Program
(ABPP)

US Census Bureau (USCB)

University of Vermont (UVM) US Customs & Border Protection (USCBP)

Cities of Charles Town and Ranson, WV Federal Emergency Management Agency
(FEMA)

Loudoun County, VA Google Earth and Google Maps

Canal Towns Partnership TomTom GPS

Hagerstown/Eastern Panhandle 
Metropolitan Planning Organization

APPENDIX E:  MAP DISCLAIMER AND MAP 
SOURCES 
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(HEMPO)

build-out

A planner’s reference to a hypothetical point in the future when all land that can 
be developed has been developed.

corridor

A street or roadway identified as a principal link or gateway within the community.

density

The permitted ratio of residential units to land area or the permitted ratio of 
building size to land area.

design standards

Specific criteria and limitations placed on development and uses which are 
intended to protect the public health, safety, and welfare.

infrastructure

Facilities and services needed to sustain development and land-use activities 
including but not limited to utility lines, streets, fire stations, parks, schools, and 
other public facilities.

land use

The type of use activity occurring on a land parcel or within a building situated 
upon a land parcel.

mixed-use development

A project which integrates a variety of land uses including residential, office, 
commercial, service, and employment and can result in measurable reductions in 
traffic impacts.

APPENDIX F:  DEFINITIONS 
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open space 

Any land or area, the preservation of which in its present use would: (1) conserve 
and enhance natural or scenic resources; or (2) protect streams or water supply; 
or (3) promote conservation of soils, wetlands, beaches, or tidal marshes; or (4) 
enhance the value to the public of abutting or neighboring parks, forests, wildlife 
preserves, nature reservations, or sanctuaries; or (5) enhance recreation 
opportunities.

overlay zoning district

A special district or zone which addresses special land use circumstances or 
environmental safeguards and is superimposed over the underlying existing 
zoning districts.  Permitted uses in the underlying zoning districts shall continue 
subject to compliance with the regulations o the overlay zone or district.

pedestrian-friendly

The density, layout, and infrastructure that encourages walking and biking within 
a subdivision or development, including short setbacks, front porches, sidewalks, 
and bike paths. 

planning commission

A board of the local government consisting of such [elected and appointed or 
appointed] members whose functions include advisory or nontechnical aspects of 
planning and may also include such other powers and duties as may be assigned 
to it by the legislative body.

quality of life

The attributes or amenities that combine to make an area a good place to live.
Examples include the availability of political, educational, and social support 
systems; good relations among constituent groups; a healthy physical 
environment; and economic opportunities for both individuals and businesses.

sense of place 

Community features that add up to a feeling that a community is a special place, 
distinct from anywhere else.

site plan

A required submission, prepared and approved, that is a detailed engineering 
drawing of the proposed improvements required in the development of a given 
lot.
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smart growth

Development that enhances mixes land uses, foster distinctive, attractive 
communities with a strong sense of place, creates a range of housing 
opportunities and choices, create walkable neighborhoods, and analyzes site 
development layout that is sensitive to the natural and built resources. 

streetscape

An area that may either abut or be contained within a public or private street 
right-of-way or accessway that may contain sidewalks, landscaping or trees, and 
similar features.

traffic, peak period

For any given roadway, a daily period during which traffic volume is highest, 
usually occurring in the morning and evening commute periods.

transit-oriented development

Moderate- or high density housing concentrated in mixed-use developments that 
encourage the use of public transportation.

urban growth boundary (UGB)

The boundary or line marking the limit between the urban growth areas and other 
areas such as rural and resource areas where urban growth is intended to be 
less intense, as designated by the county in consultation with cities, under the 
requirements of (state law).

vested property right

The right to undertake and complete the development and use of property under 
the terms and use of property under the terms and conditions of an approved 
specific site development plan or an approved phased development plan for a 
specific time, regardless of changes in the ordinance.

zoning categories

The classification of land by types of uses permitted and prohibited and by 
densities and intensities permitted and prohibited.

zoning map

A map that geographically shows all zoning district boundaries and classifications 
within the city, as contained within the zoning code



1 
 

JEFFERSON COUNTY, WEST VIRGINIA 
Department of Planning & Zoning 

116 East Washington Street, 2nd Floor 
P.O. Box 338 

Charles Town, West Virginia 25414 
 

Email: planningdepartment@jeffersoncountywv.org    Phone:     (304) 728-3228 
  zoning@jeffersoncountywv.org    Fax:     (304) 728-8126  

MEMO 

TO: Planning Commission Members 

FROM: Steve Barney, Zoning Administrator 

DATE: June 12, 2012 

RE: Draft Zoning Ordinance Amendments – Article 5 (New Zoning Districts) 

 ______________________________________________________________________  
 

On April 10th and April 24th, the Planning Commission conducted a public hearing 
regarding amendments to the Zoning Ordinance for the proposed addition of new 
commercial zoning districts and related amendments.   
 
As a result of the public hearing, staff has prepared a list of comments received and 
recommendations related to these comments.  Staff has also made changes to the draft 
recommended amendments, as a result of the comments.  
 
In addition to this memo, the agenda packet for this item includes the following 
components: 
 

1. A matrix listing the public comments received during the public hearing, in 
addition to staff’s recommendation regarding each comment. 

2. A revised draft of the ordinance amendments, reflecting the proposed changes to 
address comments received during the public hearing, including Appendices A, B, 
and C. 

3. A memo providing staff recommendations regarding consistency of the proposed 
amendments with the Comprehensive Plan. 

4. A memo citing other nearby communities’ zoning ordinances, which staff 
consulted in the course of developing recommendations for the proposed new 
zoning districts. 

5. A list of other amendments related to the proposed new commercial zoning 
districts. 

 
In addition to the recommended revisions to the proposed amendments listed in the 
matrix of public comments, staff has also made the following changes to the list of 
proposed, new land uses in Appendix C and Section 2.2 (Definitions): 
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 Deleted use names “Barber / Beauty Shop”, “Duplicating Services”, “Video 
Rental Store” from Appendix C because these uses are included within the 
definition of the land use “Personal Services”. 

 Deleted use “Furniture stores, carpet or related furnishing sales or service” 
because this use is covered under “Retail Store.” 

 Changed name of the proposed land use name, “Bank without drive-through 
facility” to “Bank”. 

 “Car Wash” added as a land use, permitted in the same districts in which a Gas 
Station is allowed. 

 

Because the public hearing for the proposed amendments has been completed, at the 
June 12th meeting the Planning Commission may vote to recommend the proposed 
amendments to the County Commission for adoption.  
 

For more information, please contact me at zoning@jeffersoncountywv.org. 
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JEFFERSON COUNTY, WEST VIRGINIA 
Department of Planning & Zoning 

116 East Washington Street, 2nd Floor 
P.O. Box 338 

Charles Town, West Virginia 25414 
 

Email: planningdepartment@jeffersoncountywv.org    Phone:     (304) 728-3228 
  zoning@jeffersoncountywv.org    Fax:     (304) 728-8126  

MEMO 

TO: Planning Commission Members 

FROM: Steve Barney, Zoning Administrator 

DATE: June 12, 2012 

RE: Comprehensive Plan Consistency - Draft Zoning Ordinance Amendments – New 
Zoning Districts 

 ____________________________________________________________________________  
 

Background 

The West Virginia code (Section §8A-7-8) states that, before amending the Zoning Ordinance, 
the governing body (i.e. the County Commission) must make a finding regarding consistency 
with the Comprehensive Plan.  To approve the amendment, the Commission must either: 
 

1. Find that the amendment is consistent with the adopted comprehensive plan; or 
2. If the amendment is found to be inconsistent with the Comprehensive Plan, then the 

governing body – with the advice of the Planning Commission – must find that there 
have been major changes of an economic, physical or social nature within the area 
involved which were not anticipated when the Comprehensive Plan was adopted and 
those changes have substantially altered the basic characteristics of the area. 

 
As is noted above, the Planning Commission’s role is to advise the County Commission 
regarding Comprehensive Plan consistency. 
 
Staff Recommendation Regarding Comprehensive Plan Consistency 

Staff finds that the Comprehensive Plan supports the proposed amendments and has identified 
sections related to the proposed amendments, below: 
 

Plan Vision (page 8): This Plan encourages new development patterns that foster mixed-
use neighborhoods so that a sense of community begins at the subdivision level… This 
plan encourages economic development so that residents can live and work in the 
County. 
 
Comment: The proposed amendments would provide the opportunity for commercial 
development that is compatible with residential areas, and encourage the development 
of planned, mixed-use neighborhoods.  Additionally, by creating a range of commercial 
zoning categories, the proposed Zoning Ordinance amendments would contribute to 
encouraging economic development. 
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Plan Vision (page 8): This Plan identifies strategies to assure that community facilities 
and transportation infrastructure are provided in sequence with new development. 
 
Comment: The proposed amendments identify the appropriate locations for the new 
zoning districts.  In all cases, these districts are intended for location within the vicinity of 
existing transportation infrastructure, such as four-lane primary roads. For the proposed 
industrial districts, the districts’ “purpose” section includes a statement regarding 
availability of “adequate public or community water and sewerage service.” 

 
Recommendation 3:19 (page 67):  The County should explore the adoption of innovative 
planning concepts as discussed in the following section, including transferrable 
development rights and traditional neighborhood designs.  

 

Comment: The proposed amendments contain innovative planning concepts such as 
districts intended to encourage traditional neighborhood designs, in addition to the 
proposed Planned Neighborhood Development district. 

 

Recommendation 3.21 (page 68):  [T]he County should review different zoning methods 
to see if LESA is still the zoning of choice for the County. 
 
Comment: While the proposed amendments would have little effect on the applicability 
of the LESA system, the new districts would provide property owners with additional 
options for pursuing land use entitlements – i.e. options other than LESA and the 
County’s current limited set of zoning districts.   

 

Recommendation 3.23 (page 71):  A concept plan for an entire tract in this district and 
other districts should be required when submitting an application seeking to develop only 
a portion of that tract, including codified standards for what should appear on the 
concept plan. 
 

A subsection associated with Recommendation 3.23 also includes the following text: 

 
There are two issues regarding this district that should be studied as part of planned 
amendments to the Zoning Ordinance.  First, most ordinances that have “mixed use” 
zones require certain minimum percentages of land usage in residential, commercial and 
dedicated open space.  Jefferson County’s Ordinance doesn’t.  Land in this district can 
be developed entirely for commercial or residential use or any combination thereof. 

 

Comment: The proposed amendments address the issues raised in this section. The 
PND district requires a Preliminary PND Plan, to be prepared based on the submittal 
requirements for a Concept Plan.  Additionally, both the Office/Commercial Mixed Use 
district and the PND district have minimum requirements for percentages of non-
residential uses. 

 

If you have any questions, please feel free to contact me at zoning@jeffersoncountywv.org. 
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JEFFERSON COUNTY, WEST VIRGINIA 
Department of Planning & Zoning 

116 East Washington Street, 2nd Floor 
P.O. Box 338 

Charles Town, West Virginia 25414 
 

Email: planningdepartment@jeffersoncountywv.org    Phone:     (304) 728-3228 
  zoning@jeffersoncountywv.org    Fax:     (304) 728-8126  

MEMO 

TO: Planning Commission Members 

FROM: Steve Barney, Zoning Administrator 

DATE: June 12, 2012 

RE: Draft Zoning Ordinance Amendments – Article 5 (New Zoning Districts) 

 ____________________________________________________________________________  
 

As part of the process of developing recommendations for new commercial zoning districts for 
Jefferson County, staff reviewed examples of other nearby communities’ ordinances, such as 
Loudoun County, VA, Clarke County, VA, Washington County, MD, and Adams County, PA.   
Staff also reviewed the zoning ordinances of two West Virginia communities. 
 

These ordinances can be found at the following links. 
  

Loudoun County, VA 

http://inter4.loudoun.gov/Default.aspx?tabid=310&fmpath=/1993 Zoning Ordinance Revised 
  

Clarke County, VA 

http://www.clarkecounty.gov/planning/zoning.html 
  

Washington County, MD 

http://washco-md.net/county_attorney/pdf/ZoningOrd_Rev16.pdf 
  

Adams County, PA 

http://adamscounty.us/LinkClick.aspx?fileticket=ADbYkLrZTgs%3d&tabid=154&mid=523 
  

Fairmont, WV 

http://www.fairmontwv.gov/documents/zoningcode/Article%201319.1%20Factory%20Built%20Home%20
Neighborhood.pdf 
  

Morgantown, WV 

http://www.conwaygreene.com/Morgantown/lpext.dll/morgantown/38b3/40c7/45f3/460b?f=templates&fn=
document-frame.htm&2.0#JD_135702 

 

 

For more information, please contact me at zoning@jeffersoncountywv.org. 

 



ARTICLE 3: ADMINISTRATION AND ENFORCEIVIENT

Section 3.1 Administration

A. The provisions of this Ordinance will be governed by the County Commission or the
Zoning Administrator and Staff in accordance with § 8A- 1-1 et seq of the West Virginia
State Code, as amended. With enactment of the Ordinance, the County Commission shall
designate a Zoning Administrator for the day to day administration of the ordinance.5’17’2’

B. An appeal to this Ordinance, however, may be made to the Jefferson County Board of
Zoning Appeals subject to the provisions of §8A-1-l et seq of the West Virginia Code, as
amended.’7’2’

C. The Jefferson County Board of Zoning Appeals shall evaluate all Develo,ment Review
applications and approve or deny issuance of a conditional use permit.2’I ,21

D. All departments, officials, and public employees of Jefferson County which are vested
with the duty or authority to issue peniiits or licenses shall issue no permit or license for
any use, building, or purpose if the same would be in conflict with the provisions of this
Ordinance.

Section 3.2 Zoning Administrator

A. The Zoning Administrator shall administer and enforce the Zoning and Land
Development Ordinance. This includes but is not limited to the following:23

1. Make determinations that all applications required by the Ordinance are complete and
that all fees are paid.

2. Interpret the provisions of the Ordinance as required by law.

3. Issue Zoning Certificates as permitted by the Ordinance.

4. Calculate the LESA point scores and detennine the adequacy of the Support Data for
all applications for a Conditional Use Permit.

5. Issue all permits and Certificates as pennitted by the Ordinance.

6. Prepare and submit reports as required by the Ordinance or the Board of Zoning
Appeals or Planning Commission.

‘7. Conduct meetings and conferences pursuant to the Zoning and Land Development
Ordinance.’7’21’23

8. Determine that a proposed use not listed in Appenuix u, rermitted Uses Table, is
11wable in accordance with the following requirements:

The Zong Admmistrator may determine that a land use not listed in A
1’ermitted Uses Table is permitted if all of the following fin

,1-. ,,

substantially similar to those of one or more of the uses listed in Appendix
C, Permitted Uses Table as allowable in that zoning district, and will not

34



involve a higher level of activity or populaon density thur “‘

in the district

ii. The proposed use will iI1CL uie purpose! intent of the zonir
applied to the site and

iii. The proposed use will be consistent with the goals, objecti
n1-...

b. When the Zoning Administrator determines that a proposed, but unlisted, use is
eciuivalent to a listed use, the yroposed use will be treated in the same manner as
the listed use in determining where it is allowed, what permits are required and
what other standards and requirements of this ordinance apply.

c. The Zoning Administrator may forward questions about equivalent uses directly
to the Board of Zoning Appeals for a determination at a public hearing.

B. Any decision or action by the Zoning Administrator based on Section 3.2(a) above is
subject to appeal to the Board of Zoning Appeals.’7’21

C. It shall be unlawful to develop, construct, alter, or reconstruct any structure or to change
the use of any structure or property without first obtaining a zoning certificate from the
Zoning Administrator. This provision may not apply to the general maintenance or repair
or any addition deemed not a major addition as defined in Section 2.2 of this
Ordinance.’7’21’23

D. Each application for a zoning certificate shall be accompanied by a copy of an approved
site plan, if applicable, or by a legible drawing either drawn to scale or accurately
indicating dimensions which show property boundaries and existing and proposed
structures and other proposed changes or land development. The plans shall be retained
in the office of the Departments of Planning and Zoning. 17,21,23

E. Use of any property, developmental arrangement, or construction on any property other
than that authorized in the zoning certificate is a violation of this Ordinance. All
provisions of this Ordinance and amendments shall be maintained perpetually.

F. The Zoning Administrator shall approve or disapprove issuance of a zoning certificate
within sixty (60) days of the initial filing date providing the application is complete and
fees are paid when filed and the request is in compliance of the provisions of this
Ordinance.’7’2’

G. A zoning certificate and/or conditional use permit shall become void eighteen (18)
months after the date of issuance if the construction or use for which the permit was
issued has not commenced. A one-time extension of this time frame may be granted by
the Board of Zoning Appeals after evaluation of the hardship involved with
noncompliance of this regulation. The length of time extended shall be at the discretion
of the Board of Zoning Appeals and shall not exceed eighteen (18) months. Pursuant to
Chapter 8A of the West Virginia Code as amended, a Zoning Certificate or Conditional
Use Peniiit associated with a subdivision or land development plan - whether recorded or
not yet recorded, valid under West Virginia law and outstanding as of January 1, 2010 -

shall remain valid until July 1, 2012, provided that the land development plan or plat
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Section 4.4 Prohibited Uses

A. Any existing or proposed use which is determined to be in conflict with any existing
ordinance or laws of Jefferson County or law or regulation of the State of West Virginia
or other governmental agency shall be prohibited even though such use may be allowed
under the terms of this ordinance.

B. No land use shall be conducted that creates any injurious, noxious, or otherwise
objectionable fire, explosive heat, or other hazard; noise, or vibration; smoke, dust, odor,
gases, or other form of air pollution; or emit dangerous radioactivity in such a manner
that if permitted would adversely affect the uses of an adjacent property or contaminate
the ground water or surface waterways of the County. All land uses generating such
conditions shall comply with the appropriate State and Federal Codes. Such compliance
with applicable State and Federal laws shall be deemed as compliance with this
Ordinance.

C. Any development which would destroy the historical character of a property listed on the
West Virginia or National Register of Historic Places shall not be permitted.

D. No materials or waste should be stored on a property in a form that could be transported
to adjacent property by wind or water or other natural causes or forces.

E. All methods of industrial waste or sewage treatment and disposal shall be in accordance
with County, State and Federal Codes.

F. Jails, prisons and/or penal institutions shall be prohibited in all zones-zoning districts
except the +Industrial/-eCommercialzie District and the Major Industrial District. The
Development Review System does not supersede this prohibition.5

G. No gambling or casino type game of chance (video or mechanical) that provides any type
of payoff or remuneration shall be permitted anywhere in Jefferson County unless
expressly and explicitly permitted and authorized by the West Virginia Code as amended.
Provided, however, that such use shall only be permitted in the Industrial/Commercial
Zfn-District and the Major Industrial District and shall be processed through the
Development Review System (Article 6 and 7)6 23

This prohibition does not apply to betting on horses or pari-mutuel betting on horses.
Furthermore, this prohibition does not apply to such uses that existed at the time of the
adoption of this ordinance. The Development Review System shall not supersede this
prohibition in any zoning district other than the Industrial - Commercial District or the
Major Industrial District. 4—Reide+4ial Growth Zone, the Rural A-gi4eu-ltural Zone, the
Village Zone, or the 4n4uCornmerci-Z&n-e23

H. For parcels located east of the Shenandoah River or whjch are in a natural, undisturbed
condition within 1000 feet of the Potomac and Shenandoah Rivers and Opequon Creek,
no use shall be pennitted without adherence to the requirements for retention of land in a
natural, undisturbed area as spelled out in Section 22.504 of the Jefferson County
Subdivision and Land Development Regulations.5’23

I. No sales of fireworks are permitted outside the-eommereial zonesof the Industrial -

Commercial, Residential - Light Industrial - Commercial, General Commercial, Highway
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Commercial, Light Industrial, and Major Industrial zoning districts, and are subject to the
requirements of for such use in Article 8.8,23

J. Vehicle signs left parked or standing on a public right-of-way, public property or private
property.’2

K. Adult arcades, adult bookstores, adult cabarets, adult mini motion picture theaters, adult
saunas, adult theaters, sexual encounter establishments, sexual paraphernalia stores,
massage parlors and any sign advertising the operation thereof, shall only be permitted in
the industrial-Commercial District and the Major Industrial DistrictRot be permitted in
the Rural, Village. Residential Growth and Residential hi-ghr Industrial Commercial
Districts.23

No conditional use permit shall be approved for any of these adult uses in a zoning
district other than the Industrial - Commercial District or the Major industrial District.
This provision does not apply to any specific existing use that legally qualifies as a
nonconforming use.15’ 16

L. Salvage yards unless established in accordance with the Jefferson County Salvage Yard
Ordinance.23

M. Heavy industrial uses listed in Section 5.6(B) of this Ordinance are permitted only in the
Industrial - Commercial District and the Major Industrial District and require approval
via the Development Review System.23

Section 4.5 Agricultural Uses Permitted Generally

Except for compliance with distance requirements for a building set forth in Section 4.6, nothing
in this ordinance shall prohibit the use of land for agricultural purposes or the construction or use
of building or structures incidental to the use for agricultural purposes.

Section 4.6 Distance Requirements

A. Any uses or building subject to compliance with this section shall be located at least
200 feet from:

1. Any lot in a residential district;

2. A dwelling, school, church or institution for human care not located on the same lot
as the said use or buildings;’

3. Any lot which is part of a recorded subdivision; and

4.Any parcel, historic structure, or designated historic district which has been listed on
the West Virginia or National Register of Historic Places.

4-5.Industrial uses are subject to this section, unless otherwise specified in this ordinance.

B. Adjacent uses or buildings subject to compliance with this section shall be located at least
75 feet from:7

1. Any lot in the Residential Growth District;
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2. Any lot with a dwelling, school, church, or institution for human care not located on
the same lot as said use or building;

lAny parcel, historic structure, or designated historic district which has been listed on
the West Virginia or National Register of Historic Places.23

3-4.Commercial uses are subject to this section, unless otherwise specified in this
ordinance.

C. A commercial use located in the Neighborhood Commercial district or the
Office/Commercial Mixed Use shall be located at least 25 feet from a land use identified
in Section 4.6.B.l-3.

Section 4.7 Essential Utility Equipment

Essential utility equipment, as defined in Section 2.2, shall be permitted in any district, as
authorized and regulated by law and ordinances of Jefferson County, it being the intention hereof
to exempt such essential utility equipment from the application of this ordinance. Wireless
telecommunication towers, however, shall conform to the requirements of Article 4B.7’22

Section 4.8 Buildable Lot

Any lot which was a buildable lot under the terms or regulations in effect at the time of the
adoption of this ordinance and which was established or recorded at that time shall be deemed a
buildable lot for the erection of a single-family dwelling, subject to the provisions of the
appropriate district regulations of this ordinance.

Section 4.9 Traffic Visibility Across Corner Lots

On any corner in all districts, there shall be no obstruction to traffic visibility within thirty-five
(35) feet of the intersection of the two (2) street property lines of the corner lot. Site plan and
subdivision applications must comply with the Intersection Design requirements of the
Subdivision and Land Development Regulations.23

Section 4.10 Site Plan Requirements

A. A 4j &-i&+Submittal and approval of a site plan is requirede4 for all
commercial, townhouse and multi-family residential, industrial, and institutional
development in any district and for all major additions or expansions of existing uses as
defined in Article 2, in accordance with the recuirements of the Subdivision and Land
Development Regulations and this Ordinance.

B. Site plan submittal is not required for single-family or two-family dwelling units unless
planned as part of a multi-unit or mixed use development plan.

C. The site plan format and informational requirements that must be followed are referenced
in the Jefferson County Subdivision and Land Development Regulations, and this
Ordinance.23
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D. The Planning Commission has the authority to waive any site plan standards in
accordance with the Subdivision and Land Development Regulations.10’17,21 23

Section 4.11 Landscaping, Screening and Buffer Yard Requirements

A. All commercial development adjacent to any Residential district, or any lot with a
residence, school, church, or institution of human care shall have a fifty (50) foot or
greater unscreened green space buffer or a fifteen (15) foot screened green space buffer
along common property lines. The screening may be either vegetative or opaque fencing
and may be placed anywhere within the buffer. No structures, materials, or vehicular
parking shall be permitted within the side and rear yard buffers. All commercial
development adjacent to all other uses must maintain ten (10) foot side and rear yard
landscape buffers.5

All industrial development adjacent to any Residential district, or a residence, school,
church, or institution for human care shall i-’emeet the following buffer yard
requirements:

.L....aAn unscreened buffer yard of no less than two hundred (200) feet; and

2. A screened buffer yard with a minimum width of fifteen (15) feet, which may be
included within the 200-foot -buffer required in this subsection—:çj

4-3. No structures, stored materials, or vehicular parking shall be permitted within the
buffer yard. A1--idustial L$pnicnt shall ha-eftc:t yard
ene4ialf f—fl-cfront -‘artl building setback.5’

Table 4.11 — 1 Setbacks, Buffers and Distance Requirements for Non-Residential Uses

PARKING &
‘ BUILDING ACCESS BUFFERS DISTANCE

‘, SETBACKS DRIVE UNSCREENED!SCREENED REQUIREMENTS
‘. ADJACENT USE SETBACKS

... ‘‘

.‘ ., - .‘rs
‘S. ¶ii

‘-,‘

U , c_I U

PROPOSED USE “ I

FRONT CommI Lot <ci 5 ac 50’ unscreened or 15’ screened NfA N)A

Commi Lot> 1 Sac 00’ unscreened or 15’ screened N/A N/A

Induslrial 200’ unscreened and 15’ screened 25’ screened N/A

Crurch OC’ unscreened or 15’ screened N/A -4 A

MuIIifamiIy N/A L44A15’ screened

SIDE Commi Lot <ct5 SC’ unscreened or 15’ screened 10’ screened 10’ screened

Comm’I Lot> 1 5 ac 50’ unscreened or 15’ screened Ii’ screened 10’ screened

Industrial
,

200’ unscreened and 15’ screened’ 20 screened 20 screened

50’ unscreened or 10’ screened 10’ screened 10’ screened

Multi-fanily , , ‘4/A t-1,ALl2 screened

REAR Commi Lot <=1 5 SC’ unscreened or 15’ screened 10’ ocreened 10 screened

Cc’nrn’I Lot > 1 5 ac 50 unscreened or 16’ screened 10’ screened 10’ screened

IndusrrjI 200’ unscreened and 15’ screened’ 20’ screened 20’ screened

Churc5 50’ unscreened or 15’ screened tO’ screened 10’ screened

Multlanily N/A t-J.15 screened
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*J5’ screened buffer may be included within required 200’ unscreened buffer.

Note: When Table 4.11-1 is in conflict with another section of the Zoning & Development Review
Ordinance, this table shall prevail. See Article 8 of the Zoning and Land Development Ordinance for
building setbacks for certain land uses.23

BC. In all buffer yards, the exterior width beyond the vegetative screen shall be
planted with grass, seed, sod, or ground cover.

D. All buffer yards shall include a fence or a dense screen planting of trees, shrubs,
or other plant materials or both, to the full length of the lot line to serve as a barrier to
visibility, air borne particles, glare or noise. Such screen planting shall meet the
following requirements.

1. Vegetative screening shall comply with Standard Details M52, M53 or M54, or other
applicable Standard Details, depending on the buffer width. At the time of the
planting the vegetation shall be at least four (4) feet in height.7’23

2. It will be the responsibility of the landowner to replace any trees that die and shall be
so noted on the site plan.

3. Screen planting shall be a minimum often (10) feet wide but shall be placed so that it
is no closer than four (4) feet at maturity from a property line or from any street.

4. No structure, fence, planting, or other obstruction shall be permitted which would
interfere with traffic visibility.

D-E. In any Commercial, Industrial, Institutional, or Residential development, all
dumpsters shall be screened from any residences or from view of a public highway.23

________All

buffer yards shall be maintained by the property owner.

________All

development adjacent to a Sensitive Natural Area shall have a buffer of
natural vegetation. Environmental standards contained in Section 8.9(A), 1 through 7,
will apply. The buffer shall meet the current Federal standard except as required in Table
4.11 -2 below:23

5,823Table 4.11 - 2 Wetland Size in Acres

Greater Than Less Than Buffer Width in Feet
0.05 0.10 30
0.10 0.16 35
0.15 0.21 40
0.20 0.26 50
0.25 0.31 55
0.30 0.36 60
0.35 0.41 65
0.40 0.46 70
0.45 0.51 75
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0.50 0.66 80
0.65 0.81 85
0.80 0.96 90
0.95 1.21 95
1.20 —— 100

GH. All required landscape plans shall contain the following elements:7

1. Deciduous street trees for shade and aesthetics, planted at the following average
spacing:23

a. Site with street frontage of up to 200 feet: 1 tree per 50 feet.

b. Site with street frontage exceeding 200 feet: The greater of 4 trees or I tree per
100 feet.

2. Evergreen buffer planting, as required, for full screening.

3. Parking lot and internal drive plantings (mix of evergreen and deciduous) for partial
screening and limited shade.

4. Structure plants for aesthetics and limited shade.

5. Schedule of plants including common name, scientific name, minimum size (height,
caliper, etc.) quantity and specific limitation notes.

I. Required landscape buffers for a non-residential use are indicated in Table 4.11-1.

Section 4.12 Design Standards for Multi-Family Developments23

A. Common open space shall be oriented to the interior of the development and shall consist
of land suitable for passive and active recreational use. No more than 50 percent of land
dedicated to recreational use shall be within the 100 year Floodplain.

B. Impervious surface coverage for interior streets, parking areas, and residential structures
shall not exceed fifty (50) percent of the gross land area.

C. Tot lot or play areas shall be centrally located in areas convenient to residential buildings
and at least twenty-five (25) feet from any street right-of-way.

Section 4.13 Development Adjacent to the Potomac and Shenandoah Rivers23

A. Any development, other than residential development, that takes place after the adoption
of this Ordinance must maintain a five hundred (500) foot buffer strip from the existing
banks of the Potomac and Shenandoah Rivers.
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ARTICLE 5: DISTRICT ESTABLISHMENT; ZONING MAPS; DISTRICT
BOUNDARIES; DISTRICT REGULATIONS

Section 5.1 Establishment of Districts1

For the purpose of this Ordinance, all land within the County, exclusive of the incorporated
towns, is hereby designated as one of the following zoning districts:

R-G Residential/Growth District

I-C Industrial/Commercial District

R-A Rural/Agricultural District

R-L-C Residential/Light Industrial/Commercial District

V Village District23

NC Neighborhood Commercial

GC General Commercial

HC Highway Commercial

LI Light Industrial

Ml Major Industrial

PND Planned Neighborhood Development

OC Office / Commercial Mixed-Use

Section 5.2 Boundaries of Districts

Unless otherwise indicated on the zoning district maps, the boundary lines of the districts shall
follow lot lines, centerlines of streets, alleys, corporate limit lines, or centerlines of waterways as
existing at the time of the adoption of this Ordinance.

Section 5.3 District Maps

The districts shall be of the size and shape shown on the Jefferson County Zoning Maps and
shall hereby he made a part of this ordinance. A copy of the said maps shall be signed by the
County Commissioners upon the adoption of these regulations and recorded within the
Courthouse.

The Jefferson County zoning layer is parcel-based, maintained in a Geographic Information
System (GIS), and shall be the basis for the County’s official zoning map. Within 30 days of
final County Commission action on a zoning map amendment, GIS/Addressing staff will update
the digital zoning layer and make the new data available online.23

On an annual basis, in December, and within 30 days of final County Commission action on a
zoning map amendment, a new zoning map will be printed which includes the most up to date
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base layer data, all approved zoning designations since the last printed map, and an effective
date, certified by the President of the County Commission, filed with the County Clerk’s office,
and a copy provided to the Planning Commission. This annual ma update shall not require a
public hearing and such certification shall occur administratively.2

Section 5.4 Residential-Growth District

The Residential-Growth District is intended to provide for a variety of residential uses and
densities which can be supported by central or public water and sewer and adequate roadways
and services. This district encourages commercial growth provided that such growth is deemed
to be appropriate and compatible by the Development Review System.

The following regulations govern development within the Residential-Growth District.

A. Principal Permitted Uses23

1. Uses that are permitted, conditional, and not permitted in this district shall be as indicated
in Appendix C, Principal Permitted Uses Table.

2. Uses shown as conditional uses for this district in Appendix C, Principal Permitted Uses
Table shall be subject to the Compatibility Assessment Meeting process pursuant to
Article 7, Section 7.6 inclusive.

1. Dwelling, Single Family

2. Dw11in uupiex

3. Dwelling, Two Family

4. Dwelling, Townhouse

5. Dwelling, Multi Family

6. Mobile Home ParkG (Subject to the JeffcrGon County Subdivision and Land
Development Regulations)

7. Elementary or Secondary iiuui

8. Hospital

9. Vocational andlor Trning Facility for Adu1ts

10. Church

11. Day Care Center, Small

12. Day Care Center, Large

13. Essential Utility Equipment

14. Public Safety Facility

15. Publicly Owned Facility

16. Accessory Uses
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17. Group Residential Facility

18. Home Occupation, Level i

19. Home Occupation, Level 2

20. Nursing or Retirement Home

21. Model Homes/Sales Office

22. Preschool

23-1. Wireless Telecommunication Facilities pursuant to Article 4B

B. Minimum Lot Area, Height, and Yard Requirements

1. Setbacks, height, and other site development standards shall be as indicated in
Appendix A, Residential Site Development Standards, and Appendix B, Non
Residential Site Development Standards, except as provided elsewhere in this
ordinance. Mi+ tet-Aru. Height, and Yard Requirem -are-as shown in Table
5.4 1 below. The minimum lot area requirements are based on the availability of
central or public water and sewer facilities and West Virginia Board of Health
regulations.23

2. When computing the dwelling unit yield for a parcel of land, use the total area of
parcel minus (1) lands contained in a wetland and (2) hillside lands to be retained in a
natural, undisturbed condition as provided for in the Jefferson County Subdivision
and Land Development Regulations. The balance square footage between the ADU
(Area per Dwelling Unit) and the MLA (Minimum Lot Area) shall not include land
set aside in a Sensitive Natural Area, Buffer to a Sensitive Natural Area, land
qualifying as Hillside development or a 100 Year Flood Plain. 5,23

23.All detached accessory structures under 144 square feet in size shall have a setback of
6’.

-Table 5.4 1 Residential urmvin irw - ffpiv’ V..4
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2 Duplex Dwelling
T-‘uhcCna1 ‘ “

L’uDltcJ(...entrat water :inu sower

L’uDilc1.Mnfla1 water or sewer

3,200 q. ft MLA

7.500 g. ft. ADU

10,000 q. ft. ADU

44

44

44

44

44

45

0

0

40

40

Minimum Lot Area (MLA) Required Trd2 tft Maximum

Development Type
Area per Dwelling 1.t (J)t) Sirr

Reef Height (ft)*

4 Single Family Dwelling 000 ft. MLA 44

Public/Centnl water and Dewer 1D.O9C zg. ft AD

Public/Central water or zewer :c.xci . ft.

No Public/Central water or zewer

I ownnoue uwoimig

4 MulriFnmilvDwefling 20,000zg.ft.MLA 44 44 44 30 40

ublic.’Centralwaterand3ewer 2.000zq.ft.ADU

*Subjcct to Section 9.2

NOTE: ALL detached accessory stcmreo under 111 square feet in size 6’ setback.[Note:
Deleted text moved to 5.4.B.3]

f”tno AfT I grid th MI A ‘hnll iint include lnnd n’it1p in

ubhcJCentra1 water unu sewer 1,100 zq. ft.

3,500 zq. ft. ADU

.:... x i .. . c4:,.-. A..,.,. i.-.....i

Flo..d P1ain.fNote: Deleted text moved to 5.4. 2]

C. Commercial Services in Residential Developments23

1. Commercial services may be included in a residential development providing the
commercial uses are intended to serve the residential community proposed and shall
relate well to residential areas in terms of pedestrian and vehicular circulation.

2. The gross area for commercial uses shall not exceed 5 acres or 10 percent of the gross
tract area, whichever is less.

3. Commercial uses shall not be built or established prior to the residential development
unless built in phases consistent with phasing of the residential construction.

4. These uses shall be located within the interior of the project.

5. Commercial uses shall be subject to the Compatibility Assessment Meeting process
as outlined in Article 7 of this Ordinance. Any proposed commercial use that is
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served from a road that is located on the perimeter of the project or on a State Road
shall be subject to the entire Development Review Process.5

D. Standards for Commercial or Light Industrial Uses23

1. Commercial or Light Industrial uses are subject to the following access requirements:

a. Such uses will not use adjacent residential roads for through traffic; and

b. Will connect to principal and major arterial highways as directly as feasible
considering access restrictions.5

2. Commercial and Light Industrial uses are subject to the requirements of Section 5.6D
and the requirements for such standards in Article 8.

Section 5.5 Reserved23

Section 5.6 Industrial - Commercial District23

The purpose of this district is to provide locations for manufacturing, processing, and
commercial uses which may require extensive transportation and central or public water and
sewer services. it is not the purpose of this district to encourage the use of land within the
district for retail services; however, it is anticipated that there may be areas or locations where
retail services can be reasonably and logically considered due to their relationship with other
uses existing within the district, as well as their relationship with the district boundary line or the
configuration of the property and the relative scale of the project.

A. Principal Permitted Uses23

1. Uses that are permitted, conditional, and not permitted in this district shall be as indicated
in Appendix C, Principal Permitted Uses Table and this section.

2. Uses shown as conditional uses for this district in Appendix C, Principal Permitted Uses
Table shall be subject the requirements of this section and to the Compatibility
Assessment Meeting process nursuant to Article 7, Section 7.6 inclusive.

1. Light Industrial Uses

2. Heavy Industrial Uses

3. Commercial Uses

4. Day Care Center, Small

5. Day Care Center, Large

6. Home Occupation, Level 1

7. Home Occupation, Level 2

8. Cottage Industry

9. MedicaL’Dental/Optical Office, Small
I — -— T .____1
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ii. Antique Shop

12. ATM

13. Branch Bank

14. Kennel (subject to the reguirem A

15. Dry Cleaner

16. Florist

17. Restaurant, Limited

18. Restaurant, Fast Food, Limited

19. Retail Food Store, Limited

20. Veterinary Services

1 Vii-lpn Rntn1 Stnr

22. Country Inn

23. Non/Not for Profit Commercial Uses

24. Non profit Community Centers

25. Publicly Owned Facility

26. Public Safety Facility

27. Essential Utility Equipment

28. Wireless Telecommunications Fjljtjes n’ninnf to Article 4B

29. Private or Public Shooting Ranges

30. cultural Facility

3-4-- Industrial related accessory uses including residential dwellings including a mobile
home on sitc for a caretaker or watch keeper.

4-JA4u14 U-s ibject•retffl n+s-se4 -ftr4i- fei-

B. The following uses shall be evaluated by the Development Review System and shall not
be located less than 1000 feet from any Residential property line or property listed on the
National and State Historic Register/Survey.

1. Bituminous concrete mixing and recycling plants

2. Concrete and ceramic products manufacture, including ready mixed concrete plants

3. Petroleum products refining or storage (subject to the requirements for such standards
in Article 8)23

4. Commercial sawmills

5. Salvage Yards (subject to the Jefferson County Salvage Yard Ordinance)

6. Garbage or dead animal reduction or processing

7. Slaughterhouses, Stockyards
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8. Acid or heavy chemical manufacturer, processing or storage

9. Cement or lime manufacture

10. Explosive manufacture or storage

11 Foundries and/or casting facilities

12. Mineral extraction, mineral processing

13. Jails and Prisons (subject to requirements for this use in Article 8)23

C. Height Regulations

No structure shall exceed seventy-five (75) feet in height except as provided in
Section 9.2.

D. Yard Requirements as follows: (These requirements are also for an .nnrnved C(

or industrial use propose€l4-oi any other zone5’23

1. Front yard building setback
Commercial sites 25 feet
Industrial sites 50 feet

2. Side yard building setback
Commercial sites greater than 1.5 acres 50 feet
Commercial sites 1.5 acres and smaller 25 feet
Industrial sites 50 feet

3. Rear yard building setback
Commercial sites greater than 1.5 acres 50 feet
Commercial sites 1.5 acres and smaller 25 feet
Industrial sites 50 feet

4. Parking, Driveway and Internal Access Drive Front Setbacks
Commercial sites greater than 1.5 acres 15 feet
Commercial sites 1.5 acres and smaller 15 feet
Industrial sites 25 feet

5. Parking, Driveway and Internal Access Drive Side and Rear Setbacks
Commercial sites greater than 1.5 acres 10 feet
Commercial sites 1.5 acres and smaller 4 feet
Industrial sites* 25 feet

* Driveways and Internal Access Drives Only. Parking must abide by buffer require!nents.

6. Compliance with Sections 4.11 and 8.9(A)(1-9)723

7. Distance Requirements

a. Commercial shall comply with Section 4.6(b)

b. Industrial shall comply with Section 4.6(a)7’23

E. Lot Area
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A minimum lot size of three acres shall be required for any industrial use unless the site
is located in an approved Industrial Park.23

F. Commercial and Industrial Design Standards

1. Commercial Design Standards23

a—-L—an4seap-g--seieei-i-n-g. u44er yards, and setbacks for cornrn on1,Pnt

are subject teeei-4-1---l-

he4ous site coverage
geaei4iun- SO°

a.Adequate provision shall be made for storage and collection of refuse. Refuse
containers are subject to Section 4.1 le.

b.PermeabIe areas of the site shall be planted with ground cover, shrubs and trees.

$Lighting shall be provided for all parking areas which will receive night use.
Such lighting shall be directed to the parking area and be shielded to prevent
adverse glare on adjacent public highways, streets and properties.

2. Industrial Design Standards

a- Imperviou ecerag-+paiking areas, bu:Iding-areas and -other pa’e4 surfaces-)
shall not be te tef-tIa+--cO-7-o-fthe uros-afea-ethe-sft

‘-a.Adequate provision shall be made for storage and collection of refuse, subject to
Section 4.lle.

eb.Perrneahle areas of the site shall he planted with ground cover, shrubs or trees if
subject to Section 4.6.

74



Section 5.7 Rural District23

The purpose of this district is to provide a location for low density single family residential
development in conjunction with providing continued farming activities. This district is
generally not intended to be served with public water or sewer facilities, although in situations
where the Development Review System is utilized, it may be. A primary function of the low
density residential development permitted within this section is to preserve the rural character of
the County and the agricultural community. All lots subdivided in the Rural District are subject
to Section 5.7d. The Develo,ment Review System does allow for higher density by issuance of
a Conditional Use Permit.8’2

A. Principal Permitted Uses23

1. Uses that are permitted, conditional, and not permitted in this district shall be as indicated
in Appendix C, Principal Permitted Uses Table.

2. Uses shown as conditional uses for this district in Appendix C, Principal Permitted Uses
Table shall be subject to the Compatibility Assessment Meeting process pursuant to
Article 7, Section 7.6 inclusive.

1. Agricultural uses as defined in Article 2

2. Church

3. Elementary or Secondary School

4. Vocational and/or Training Facility for Adults°

5. Dwelling, Single Family

6. Mobile Home (subject to the Jefferson County Subdivision and Land Development
Regulations)

7. Dwelling, Two Family8

8. Cottage try8

9. Hnrn Occupation, Level l

10. Home Occupation, Level 2

11. Day Care Center, Small

12. Public Safety Facility

13. Cultural Facility

14. Farm Market uojec w me rnuiremenft for such a use in Article g)%

15. Horticultural nurseries and commerc

16. Hospital

17. Essential Utility Equipment

l Accessor’

19. Group Residential Facility
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A D-1 ..4 D1-C, A.4:,1.

21. Publicly Owrid
1 - . A1... 40

‘-I

23. Model Homes/Sales Office (subject to the requirements for such a use in Aicle 8j’

24. Non profit Community Centcrs

25. Landscaping business outside of Planning Commission approved subdivisions

26. Veterinary services outsidc of Planning Commission approved subdivisions’s

27. Feed and/or Farm Supply Center

28. Aicu1tural Repair Center

29. Kennels (subject to the requirements for such a use in Aicle 8)

Shootmnn ‘““1’ubiect to the requirements for such a

-

use in Aiclc
r

U Arrc’u1iiirn1 Tourism

32. Farm Vacation Enterprise

33. Farm Brewery or Winery

34. Rental of Existing Farm
existed for 5 ‘nr’

B. Minimum Lot Area, Lot Width and Yard Requirements23

1. Setbacks, height, and other site development standards shall be as indicated in
Appendix A, Residential Site Development Standards, and Appendix B, Non
Residential Site Development Standards, except as provided elsewhere in this
ordinance.Minirnuin lot sizes, lot width, and yard requirements for principal
nerniittM i’ nr qhpwn in Tnhle S7 I

-

-) U,-.. i;-- .,;fl-, 4-k, tl,rS

_,-1---.-. 1--.1Ik-

Table 5.7-1 — Lot Area,
the Rural District

Width, and Yard Requirementsfor Principal Permitted Uses in

Front Side Reaf
bet Yard Yard Yard

Land Use Lot Area Width Depth Depth Depth
Dwellings 40,000 sq. ft. 4-00 40 44

Churches 2 acres 200 2.5 0 .50
Schools, Grades K 4 10 acres — .500 4-00 4-00 4-00

Schools, Grades 5 8 20 acres + .500 -1-00 -1-00 4-00

A

35-1. Preschool

£1 fli fl’JTflflJU VYI Ill 1X’..L t’I UI 3 UJ1 IL5.d 3trLaiLi3I
— ---— .- - 1________ _--_
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be increased accordingly.

4-2.Comrnercial and Light Industrial uses are subject to the requirements of Section 5.6D
and the requirements for such standards in Article 8.23

—3.Any building or feeding pens in which farm animals are kept shall comply with
distance requirements specified in Section 4.6 and the requirements for barns and
feeding pens specified in Article 8. Also, any buildings used to store manure shall
comply with distance requirements specified in Section 4.6(a).23

C. Height Regulations

No structure shall exceed thirty five (35) feet in height as provided in Section 9.2.

D. Maximum Number of Lots Allowed

All parcels of land that were on record as of October 5, 1988 are entitled to subdivide for
single family detached residences based on Subsections 5.7(d)l, 5.7(d)2 or 5.7(d)3
below. A property owner may use a combination of these subsections, provided that the
number of lots are prorated by density.8

1. A property owner may create one (I) lot for every fifteen (15) acres with a minimum
lot size of three (3) acres.17’21

a. Acreage shall be computed using existing acreage at the time application is
submitted. Total acreage does not include acreage which was subdivided off of
present parent parcel between October 5, 1988 and time of application.

b. A property owner may transfer rights to adjacent parcels which are owned by the
same entity.17’2’

2. Clustering

a. Purpose and Intent

i. To encourage the conservation of farmland in the Rural Zoning District by
planning the residential development allowed in the zone to provide for the
best obtainable siting, access and location of lots on a tract.

ii. To provide for a well planned development while minimizing the use of prime
agricultural land.

b. Requirements

i. One (1) lot may be subdivided for every ten (10) acres.17’21’23

3. Lot area for schools (K 12) a shown in Table 5.7 1 shall be increased by one (1)
additional acre for every 1 00 pupils. Minimum lot size for Vocational Schools shall
Fii hn’a”d Stntr nfWrcf Virginia Co Tfn treatment plant and retention
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(a) Acreage shall be computed using existing acreage at the time application
is submitted. Total acreage does not include acreage which was
subdivided off of present parent parcel between October 5, 1988 and time
of application.

ii. Minimum lot size shall be 40,000 square feet for lots that will be served by
individual wells and septic systems; 20,000 square feet for lots that will be
served by a central water OR central sewerage system; and 10,000 square feet
for lots that will be served by both a central water AND central sewerage
system. 17,21

(a) Setbacks shall be 25’ front, 12’ sides and 20’ rear.
(b) All clusters of three (3) or more lots shall be served by an internal road.23

(c) Clusters of three (3) or more lots shall not be along an existing public
road.

(d) A property owner may transfer rights to adjacent parcels which are owned
by the same entity.’7’2’

(e) Maximum lot size shall be 3 acres.17’21

iii. Procedures23

(a) Concept Plan. For the subdivision of tracts eligible for cluster lots, a
concept plan must be submitted pursuant to the requirements of the
Jefferson County Subdivision and Land Development Regulations. All
cluster developments must be processed as a Major Subdivision)721’23

(b) The Staff will have final approval over the location layout of the proposed
clustering of lots. The Staff shall consider the following when reviewing
concept plans:

(1) Soils: The cluster plan should minimize the use of the higher quality
soils (class I, II and III as designated in the soils classification study)
and maximize the use of steeper sloped areas, areas of poorer soils and
areas which are otherwise less productive for agricultural uses.

(2) Surrounding land use and zoning: The cluster plan shall consider the
existing land uses and zoning in the vicinity. Generally, new lots
which are adjacent to existing development or residential zoning are
preferred to creating an isolated cluster of new houses.

(c) If the concept plan is approved by the Planning Commission, the applicant
may then proceed with platting of the clustered development in
accordance with the Jefferson County Subdivision and Land Development
Regulations and the approved concept plan. The plat shall bear a
statement indicating “The land lies within an approved rural cluster
development and no further subdivision of the remaining land is permitted
unless the property is placed in another zone or further subdivision is
allowed by ordinance or regulation”.23
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3. Not in addition to subsections 5.7(d)l and 5.7(d)2 above, any property that was a lot
of record as of October 5, 1988 may create 3 total lots (including the residue) during
any five year period. Applications which exceed this number during any five year
period shall be processed utilizing the Development Review System. Subdivisions
involving transfers of land between parent and child shall not be subject to this
section. All lots that qualify under this section must meet subdivision requirements.
Only the residue or parent parcel may qualify under this provision once the original
subdivision takes place. Parent to child or child to parent lots are not entitled to
further subdivide except as another parent to child or child to parent transfer.

4. Once the maximum number of lots are created under 5.7(d), the property cannot be
further subdivided unless the Ordinance is amended to allow such.

Section 5.8 ResidentiaLILight IndustriaL/Commercial District’

The purpose of this district is to guide high intensity growth into the designated growth area.
Light industrial uses are defined in Section 2.2. All other perceived light industrial uses shall be
referred to the Jefferson County Development Authority for a recommendation on whether a use
is a light industrial or heavy industrial use. The final decision on use classification shall be made
by the Zoning Administrator.23

A. Principal Permitted Uses23

1. Uses that are permitted, conditional, and not permitted in this district shall be as
indicated in Appendix C, Principal Permitted Uses Table.

2. Uses shown as conditional uses for this district in Appendix C. Principal Permitted
Uses Table shall be subject to the Compatibility Assessment Meeting process
pursuant to Article 7, Section 7.6 inclusive.

1. Light Industrial Uses

2. Commercial Uses

3. Medical/DentaL’Optical Office, Small

4. Barber/Beauty Shop, Limited

5. Antique Shop

6. ATM

7. Branch Bunk

8. Kennel (subject to tile requirements for such ue in Article 8)

9. Dry Cleaner

10. Florist

11. Restaurant, Limited

12. Restaurant, Fast Food, Limited

13. Veterinary Services
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14. Video Rental Store

15. Country Inn

16. Dwelling, Single Family

17. Dwelling, Two Family

18. Dwelling, Duplex

19. Dwelling, Townhouse

20. Dwelling, Multi Family

21. Mobile Home Parks

22. Home Occupation, Level 1

23. Home Occunation. Level 2

24. Cottage Industry

25. Elementary or Secondary School

26. Hospital

27. Vocational and/or Training Facility for Adults

28. Church

29. Cultural Facility

30. Day Care Center, Small

31. Day Care Center, Large

32. Essential Utility Equipment

33. Publicly Owned Facility

34. Public Safety Facility

35. Accessory Uses

36. Group Residential Facility

37. Nursing or Retirement Home

38. Model Home/Sales Office (subject to requirements for this use in Article 8)

39. Non Profit Community Center

10. NonfNot for Profit Commercial Uses

41. Preschool

421.3,LiFeless Telecommunications Facilities -p-u sm4-te- Article 4B

B. Standards23

1. Industrial uses permitted in this district shall be of types that require daily water use
of no more than 0.25 gallons per gross square feet of floor space.
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2. Light industrial and commercial uses are subject to the standards for such uses in
Article 8 of this Ordinance.23

23. Impervious surface coverage shall not exceed eighty (80) percent of the gross land
area.

C. Site Development Standards Other-Regulations23

1. All sections of this ordinance applying to the F esidential gGrowth district with the
exception of Section 5.4(a) will apply to residential uses in this District.

2. Setbacks, height, and other site development standards shall be as indicated in
Appendix A, Residential Site Development Standards, and Appendix B, Non
Residential Site Development Standards, except as provided elsewhere in this
ordinance. All commercial uses must conform with the commercial design standards
and yard requirements cited in Sections 5.6(d) 1 6 and 4.6(b). All industrial uses
must conform with the—hm-d-u-strial Design Standards and yard req-uiremen—e4-ir
g-d}4-a44-€-. All commercial or industrial uses Ei-the-r-use--must be
in compliance the requirements for such use in Article 8. In addition, a site plan, if
required, must demonstrate that traffic patterns created by Commercial or Light
Industrial uses (1) will not use adjacent residential roads for through traffic and (2)
will connect to principal and major arterial highways as directly as feasible
considering access restrictions.5’7’23

3. Restaurants where the primary mode of food distribution is by pick-up counter or
drive in window and convenience stores (food stores not in excess of 10,000 square
feet gross floor area) shall be subject to the Compatibility Assessment Meeting
process pursuant to Article 7, Section 7.6 inclusive.23This requirement shall not apply
to a building located within a shopping center shown on an approved site plan.

4. Proposed uses in this zone do not have to conwl-y-withare exempt from the distance
requirements in Sections 4.6 (a-b) if part of a master planned community. This
provision shall only apply to the internal use of land under the same ownership.7

Section 5.9 Reserved23

Section 5.10 Village District8’23

The purpose of this district is to allow recognized villages the ability to provide low level
services within their boundaries.

A. Principal permitted uses23

I. Uses that are pennitted, conditional, and not permitted in this district shall be as
indicated in Appendix C. Principal Permitted Uses Table.

1. Dwelling, Single Family

2. Dwelling, Duplex

3. Dwelling, Two Family
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4. Home Occupation, Level 1

5. Home Occupation, Level 2

6. Cottage Industry

7. Public Safety Facility

8. Essential Utility Equipment

9. Medical/Dental/Optical Office, Sma1l

10. Group Residential Facility

11. Cultural Faeility

4-2-A. Wii eles—Te1ecommunications 1aei1ities pursuant to

B. Conditional Uses23

1. Uses shown as conditional uses for this district in Appendix C, Principal Permitted
Uses Table shall be subject to the Compatibility Assessment Meeting process
pursuant to Article 7, Section 7.6 inclusive.

The following uses may be approved after being evaluated by the Development Review
System (Article 7). The LESA point system would not apply

1. Barber/Beauty Shop, Limited

2. Dry Cleaners

3. Video Rental Stores

4. Retail Food Store, Limited

5. Church

6. Day Care Center, Large

7. Country Inn

8. Bed and Breakfast (subject to me requirements ior iuun a use in Article Xi

9. Restaurant, Limited

10. ATM

11. Branch Bank

12. Antique Shop

13. Florist

441. Restaurant, Fast Food Limited

C. Setbacks

I. Setbacks, height, and other site development standards shall be as indicated in
Appendix A, Residential Site Development Standards, and Appendix B, Non
Residential Site Development Standards, except as provided elsewhere in this
ordinance.Residential
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a. Section 9.7, Residential Growth standards

2. Commercial

a. 25’ front, 10’ side and 40’ rear

b. Setbacks may bc reduced as a result of a Compatibility Assessment Meeting
h-aeier--s-t:uctures existin’ in the ncighborhood.

2. Existing Structures

a. As exists not less than 6’ on sides and rear.

D. Commercial uses shall not cause any odor, dust, smoke, vibration, noise, or
electromagnetic interference, which can be detected at or beyond the property line.

E. Proposed uses in a recognized historic district shall obtain approval from the Historic
Landmarks Commission and/or other appropriate state or federal agency prior to
processing.23

F. There will be no outdoor storage of equipment, materials or other stock.

G. Parking requirements may be modified as a result of a compatibility meeting.23

H. Other Requirements23

1. With the exception of setback requirements specified in this section, Commercial and
Light Industrial uses are subject to the requirements of Section 5.6D and the
requirements for such standards in Article 8.

Section 5.11 Neighborhood Commercial District

A. Purpose. The purpose of this district is to permit the development of small scale
commercial uses which serve the convenience needs of residential neighborhoods
immediately adjacent to or within walking distance of the commercial use. Developments
in the NC district should be designed, landscaped and buffered so as to be compatible
with neighboring development. Uses should be appropriate in scale to the residential
character of their context.

B. Location. This zoning category is intended for use in the following locations:

1. Properties located on Primary or Secondary roads as shown on the Highway
Classification map in the Jefferson County Comprehensive Plan

2. Locations within ¼ mile of an existing residential subdivision or development of at
least 20 dwelling units

3. Locations adjacent to existing non-residential development

4. Locations with safe vehicular access on roads that function as collector roads
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5. Properties currently zoned Residential-Light Industrial-Commercial or Industrial-
Commercial.

C. Permitted Uses

1. Uses that are permitted. conditional, and not permitted in this district shall be as
indicated in Appendix C, Principal Permitted Uses Table.

2. Uses shown as conditional uses for this district in Appendix C, Principal Permitted
Uses Table shall be subject to the Compatibility Assessment Meeting process
pursuant to Article 7. Section 7.6 inclusive.

D. Site Development Standards
1. Setbacks, height, and other site development standards shall be as indicated in

Appendix A, Residential Site Development Standards, and Appendix B, Non
Residential Site Development Standards, except as provided elsewhere in this
ordinance.

2. For a non-residential use abutting a commercial or industrial use at a side lot line:
a. No side yard building setback is recuired, unless required by Building Code or

other law or regulation
b. Section 4.1 lA-B does not apply to the side property line that abuts a

commercial or industrial use
3. For a non-residential use abutting a commercial or industrial use at a rear lot line:

a. A rear yard building setback may be reduced to 10 feet
b. Section 4.1 lA-B does not apply to the rear property line

4. Section 4.11 A-B does not apply to the front lot property line.

5. Vehicular parking requirements shall be 80% of the required number of parking
spaces indicated in Article 11 of this ordinance.

6. On-street vehicular parking spaces located within 100 feet of the property where the

development is located may compose up to 50% of the number of required parking
spaces indicated in Article 11 of this ordinance.

E. Additional Requirements
1. Any off-street parking shall be located in the rear or on the side of a building and may

not be located between a street and the front facade of a building.
2. Each building shall be limited to a maximum building footprint of 3,500 square feet.

3. For new development or the substantial redevelopment of an existing site, a fifteen
foot-wide pedestrian zone is required, consisting of a ten-foot-wide landscaped buffer
yard measured from the edge of the right-of-way (or from the back of the adjacent
street curb) and five-foot-wide sidewalks. If the Comprehensive Plan or the
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Subdivision and Land Develonment Regulations identify the property location as
appropriate for a trail in lieu of a sidewalk, a trail may be installed.

4. One bicycle parking space shall be provided for each ten vehicular parking spaces.

5. Buildings shall be oriented toward the street with one or more entrances facing the
principal street adjacent to a building.

6. Commercial and Industrial uses are subject to the requirements for such uses in
Article 8.

Section 5.12 General Commercial District

A. Purpose. The purpose of this district is to provide for general destination business uses
which provide a broad range of commercial products and services necessary for large
regions. The uses in this district may be characterized by medium-to-large buildings (up
to 50,000 square feet of gross floor area for an individual building), more intensive
commercial activity, and more vehicular traffic than would be permitted for uses in the
NC district.

B. Location. This zoning category is intended for use in the following locations:

1. Properties located on four-lane Primary roads as shown on the Roadway
Classification map in the Jefferson County Comprehensive Plan.

2. Properties currently zoned Residential-Light Industrial-Commercial or Industrial-
Commercial are eligible for the GC designation.

C. Permitted Uses

1. Uses that are permitted, conditional, and not permitted in this district shall be as
indicated in Appendix C, Principal Permitted Uses Table.

2. Uses shown as conditional uses for this district in Appendix C, Principal Permitted
Uses Table shall be subject to the Compatibility Assessment Meeting process
pursuant to Article 7, Section 7.6 inclusive.

D. Site Development Standards
1. Setbacks, height, and other site development standards shall be as indicated in

Appendix A, Residential Site Development Standards, and Appendix B, Non
Residential Site Development Standards, except as provided elsewhere in this
ordinance.

2. A development that complies with all requirements of Section 5.11E may be
developed in accordance with the requirements of Section 5.11 D(2-6) and the front
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setback requirements for the Neighborhood Commercial District as indicated in
Appendix A, Residential Site Development Standards, and Appendix B, Non
Residential Site Development Standards.

E. Additional Requirements
1. Commercial and Industrial uses are subi ect to the requirements for such uses in

Article 8.

Section 5.13 Highway Commercial District

A. Purpose. The purpose of this district is to provide appropriate locations for high-intensity.
motor-vehicle oriented commercial uses fronting on major roadways. The uses in this
district may be characterized by a broad scale of building sizes, including buildings that
exceed 50,000 square feet of gross floor area for an individual building. This district may
include land uses that are more intensive than other commercial districts and
incompatible with nearby adjacent residential uses.

B. Location. This zoning category is intended for use in the following locations:

1. Properties located within 1000’ feet of major intersections on four-lane Primary roads
as shown on the Roadway Classification map in the Jefferson County Comprehensive
Plan.

2. Properties designated for Highway Commercial uses in the Comprehensive Plan.

C. Permitted Uses

1. Uses that are permitted, conditional, and not permitted in this district shall be as
indicated in Appendix C, Principal Permitted Uses Table.

2. Uses shown as conditional uses for this district in Appendix C. Principal Permitted
Uses Table shall be subject to the Compatibility Assessment Meeting process
pursuant to Article 7, Section 7.6 inclusive.

D. Site Development Standards
1. Setbacks, height, and other site development standards shall be as indicated in

Appendix A, Residential Site Development Standards, and Appendix B, Non
Residential Site Development Standards, except as provided elsewhere in this
ordinance.

E. Additional Requirements
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1. Commercial and Industrial uses are subject to the requirements for such uses in
Article 8.

Section 5.14 Light Industrial District

A. Purpose. The purpose of this district is to provide locations for lighter manufacturing
processes which are not as extensive as those provided in the Major Industrial District
and can be served with adequate public or community water and sewerage service.
Properties with this designation are generally located within 1,000 feet of four-lane
Primary roads as shown on the Roadway Classification map in the Jefferson County
Comprehensive Plan. In this district, most manufacturing is composed of processing or
assembly of previously processed materials.

B. Location. This zoning category is intended for use in the following locations:
1. Properties located in Industrial Parks
2. Properties with Industrial-Commercial zoning
3. Properties designated as appropriate for either Light or Major Industrial land uses in

the Comprehensive Plan

C. Permitted Uses

I. Uses that are permitted, conditional, and not permitted in this district shall be as
indicated in Appendix C, Principal Permitted Uses Table.

2. Uses shown as conditional uses for this district in Appendix C, Principal Permitted
Uses Table shall be subject to the Compatibility Assessment Meeting process
pursuant to Article 7, Section 7.6 inclusive.

D. Site Development Standards
1. Setbacks, height, and other site development standards shall be as indicated in

Appendix A, Residential Site Development Standards, and Appendix B, Non
Residential Site Development Standards, except as provided elsewhere in this
ordinance.

E. Additional Requirements
1. Commercial and Industrial uses are subject to the requirements for such uses in

Article 8.
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Section 5.15 Major Industrial District

A. Purpose. This district is intended to provide sufficient space in appropriate locations for
a wide variety of industrial activities, generally located within 1,000 feet of four-lane
Primary roads as shown on the Roadway Classification map in the Jefferson County
Comprehensive Plan. The uses in this district can be served with adequate public or
community water and sewerage service, and may be characterized by extensive
warehousing, frequent heavy trucking activity, and broader manufacturing activity than
would be permitted in the Light Industrial district.

B. The following locations are eligible for Major Industrial zoning:
1. Properties located in Industrial Parks
2. Properties with Industrial-Commercial zoning
3. Properties designated as appropriate for Major Industrial land uses in the

Comprehensive Plan

C. Permitted Uses

1. Uses that are permitted, conditional, and not permitted in this district shall be as
indicated in Appendix C, Principal Permitted Uses Table.

2. Uses shown as conditional uses for this district in Appendix C, Principal Permitted
Uses Table shall be subject to the Compatibility Assessment Meeting process
pursuant to Article 7, Section 7.6 inclusive.

D. Site Development Standards
1. Setbacks, height, and other site development standards shall be as indicated in

Appendix A, Residential Site Development Standards, and Appendix B, Non
Residential Site Development Standards, except as provided elsewhere in this
ordinance.

E. Additional Requirements

1. Heavy industrial land uses shall not be located less than 1000 feet from an adjacent
property with a dwelling, school, church or institution for human care or a residential
zoning district.

2. Commercial and Industrial uses are subject to the requirements for such uses in
Article 8.

Section 5.16 Planned Neighborhood Development District
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A. Purpose. The purpose of the PND District is to:
1. Encourage flexibility in the development of land in order to promote its most

appropriate use;
2. Improve the design, character and quality of new developments;
3. Provide and promote redevelopment and reuse opportunities;
4. Encourage a harmonious and appropriate mixture of uses and/or housing types:
5. Facilitate the adequate and economic provision of streets, utilities and services:
6. Promote safe and convenient travel for pedestrians, bicyclists, transit users, and

motorists;
7. Promote connections to adjacent properties, developments, and transportation routes;
8. Preserve critical natural environmental and scenic features of the site;
9. Encourage and provide a mechanism for arranging improvements and sites so as to

preserve desirable features and to provide transitions between land uses; and
10. Mitigate the problems which may be presented by specific site conditions.

B. Location. This zoning category is intended for use in the following location(s):

1. Properties identified as being located in the Growth Area in the Comprehensive Plan.

C. Permitted Uses

1. Uses that are permitted, conditional, and not permitted in this district shall be as
indicated in Appendix C, Principal Permitted Uses Table.

2. The Planning Commission may restrict land uses shown as permitted or conditional
uses in Appendix C, Principal Permitted Uses Table, as part of the approval of a
Preliminary PND Plan.

3. Uses shown as conditional uses for this district in Appendix C, Principal Permitted
Uses Table shall be subject to the Compatibility Assessment Meeting process

pursuant to Article 7, Section 7.6 inclusive.

D. Site Development Standards
1. Setbacks, height, and other site development standards shall be as indicated in

Appendix A, Residential Site Development Standards, and Appendix B, Non
Residential Site Development Standards, except as provided elsewhere in this
ordinance.

2. Modification of Development Standards Allowed
a. The Planning Commission may approve modification of the development

standards of this ordinance and the Jefferson County Subdivision and Land
Development Regulations may as part of the approval of a Preliminary PND Plan.
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b. Modification of these standards pertains only to developments associated with the
Preliminary PND Plan for which the modifications are approved.

3. The minimum site area for a PND development is three acres.

E. Additional Requirements

1. A PND development shall include the following mix of uses:
a. 10-30% commercial
b. 10-30% high density residential
c. 20-40% medium density residential
d. 0-60% low density residential

2. Open Space Requirements
a. A minimum of 20% of the total tract area of a PND development shall be

composed of common and open space. Up to one-half of the common and
open space may be used for active recreation. Acreage within the 100-year
floodplain, as designated by the Federal Emergency Management Agency’s
(FEMA) Flood Insurance Rate Maps (FIRM), may constitute up to 25% of the
required common and open space area.

b. At least 20% of the total of the site’s existing tree canopy area shall remain
undisturbed and shall be so noted on any site plan or subdivision approval
associated with the development.

3. Connectivity Requirements. The development shall provide pedestrian and vehicular
connections to each adjacent property. If a connection to an adjacent property cannot
be made at the time that the Preliminary PND Plan for the development is submitted,
the plan shall include a cross-access easement in a logical location to allow for future
connection when the conditions on the adjacent property will allow for connection.

4. Street Network. An interconnecting network of internal streets shall be designed to
accommodate the various uses found within a PND development. Where possible, all
access to sites shall be from these internal streets.

5. Commercial and Industrial uses are subject to the requirements for such uses in
Article 8.

F. Review and Approval Process

The review and approval of a development in the PND district includes the following steps:
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1. Pre-Application Conference. Prior to filing a formal application for a Zoning Map
Amendment for a PND district, the applicant shall schedule and attend a Pre
Application Conference with staff of the Planning, Zoning, and Engineering
Departments. The purpose of the conference is for the applicant to present a general

concept for the development, and for staff to inform the applicant of relevant policies,
requirements, adopted plans, planning principles, and recommendations. This
conference is informal and has no binding effect.

2. Preliminary PND Plan. Submittal of a Preliminary PND Plan is required prior to
submittal of a petition for a map amendment to change the zoning designation of a
property to the Planned Neighborhood Development district.
a. The format and content requirements for a Preliminary PND Plan shall be the

same as the Submission and Completeness Review requirements for a Major Site
Plan Concept Plan as described in the Jefferson County Subdivision and Land
Development Regulations, with the exception of the public workshop and
advertising requirements. Additionally, a Preliminary PND Plan shall include the
following:

i. Graphic illustration of locations of proposed land uses: landscaping areas;
pedestrian amenities: interconnectivity of roads, trails, sidewalks, and

adjacent parcels: open space areas and areas of undisturbed tree canopy:
passive or active recreational areas: setbacks for buildings, parking, drive
aisles, and other features associated with the proposed development.

ii. Proposed square footages of development by type and proposed residential
densities

iii. Proposed building heights
iv. Any requested modifications to the standards of the Zoning Ordinance or

the Subdivision and Land Development Regulations.

b. Following a staff determination that the Preliminary PND Plan is sufficient, the

applicant may present a petition for a zoning map amendment to the Planning
Commission. The Preliminary PND Plan is a required component of the petition
submission.

3. Zoning Map Amendment. The procedure for processing a map amendment petition
shall be in accordance with the requirements of Article 12 and this Article.
a. Presentation of petition for map amendment. The applicant shall present the

petition for map amendment to the Planning Commission. As part of the petition,
the applicant shall provide a Preliminary PND Plan to the Planning Commission.
as described in this article.

b. Planning Commission review and public hearing. The Planning Commission shall
conduct a public hearing on the proposed zoning map amendment in accordance

91



with Article 12 and this Article. The Preliminary PND Plan shall be considered
during the public hearing. In addition to the review criteria for a Concept Plan as
required by the Subdivision and Land Development Regulations, the Planning
Commission shall utilize the following criteria in its consideration of a
Preliminary PND Plan and any requested modifications to the Zoning Ordinance
and/or the Subdivision and Land Development Regulations:

i. Consistency with the purpose of the PND district as described in this
Article;

ii. General conformance with the Zoning Ordinance, with the exception of
requested modifications of development standards;

iii. Consistency with the Comprehensive Plan

c. As part of its recommendation to the County Commission regarding approval or
disapproval of a zoning map amendment as described in Article 12, the Planning
Commission shall make a recommendation to the County Commission regarding
the Preliminary PND Plan, including any changes proposed by the Planning
Commission.

d. County Commission review and public hearing. The County Commission shall
conduct a public hearing on the roosed map amendment in accordance with
Article 12 and this Article.

e. In its deliberation of a proposed map amendment to change a zoning designation
to a PND district and any requested modifications to the Zoning Ordinance andlor
the Subdivision and Land Development Regulations, the County Commission
shall consider:

i. Consistency with the purpose of the PND district as described in this
Article

ii. General conformance with the Zoning Ordinance, with the exception of
requested modifications of development standards

iii. Consistency with the Comprehensive Plan
f. The County Commission shall approve, amend, or deny the Preliminary PND

Plan and the zoning map amendment request; and may apply conditions to the
approval of a zoning map amendment to a PND district.

g. County Commission approval of a zoning map amendment to change the zoning
designation of a property to a PND district shall have the following effect:

i. Approval of the change in zoning designation;
ii. Approval of the Preliminary PND Plan;

iii. Approval of any modifications to the Subdivision and Land Development
Regulations and the Zoning Ordinance; such modifications being
associated with the Preliminary PND Plan; and
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iv. Establishment of any conditions of approval applied by the County
Commission.

4. If a request to amendment the zoning map designation of a tract to a PND district is

approved, the applicant may submit applications for the development of the property

as a PND development.
a. Compliance with Other Ordinances. With the exception of any modifications

granted by the County Commission, all applicable requirements of the Zoning

Ordinance, the Subdivision and Land Development Regulations, and all other

County ordinances must be met, including but not limited to any applicable site

plan and subdivision reciuirements.
b. Consistency with Preliminary PND Plan. All applications submitted for the site

must be consistent with the requirements of the approved Preliminary PND Plan

and shall clearly state any modifications granted.
c. Any modifications to the Zoning Ordinance or the Subdivision and Land

Development Regulations approved by the County Commission are associated

with and indivisible from the approved Preliminary PND Plan.

5. Amendment. Minor changes to a Preliminary PND Plan may be reviewed and

approval administratively if the Planning and Zoning Department determines that
such changes are consistent with the purpose and general character of the Preliminary

PND Plan. An applicant’s reciuest for revisions determined substantive by the
Planning and Zoning Department shall follow the approval process for a Preliminary
PND Plan as described in this Article. Substantive changes include but not are limited

to changes that would exceed one or more of the percentages noted in a-c below.

a. A change in total square footage of the development by ±10%

b. A change in the area of any land use by ±10%
c. A change in the residential density by ±5%

Section 5.17 Office I Commercial Mixed-Use District

A. Purpose. The purpose of the OC district is to allow for well-designed employment
centers. Developments in the OC district contain a mix of land uses, primarily oriented
to commercial and office uses but also allowing multi-family and attached single-family
residential uses. Developments are oriented to principal streets, contain substantial
public space and streetscaping, allow for pedestrian movement within the site and
between adjacent sites, and meet the design standards provided for this district.

B. Location. This zoning category is intended for use in the following location(s):
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1. Properties designated by the Comprehensive Plan as appropriate for
Office/Commercial development.

C. Permitted Uses

1. Uses that are permitted, conditional, and not permitted in this district shall be as
indicated in Appendix C, Principal Permitted Uses Table.

2. Uses shown as conditional uses for this district in Appendix C, Principal Permitted
Uses Table shall be subject to the Compatibility Assessment Meeting process
pursuant to Article 7, Section 7.6 inclusive.

D. Site Development Standards
1. Setbacks, height, and other site development standards shall be as indicated in

Appendix A, Residential Site Development Standards, and Appendix B, Non
Residential Site Development Standards, except as provided elsewhere in this
ordinance.

2. For a non-residential use abutting a commercial or industrial use at a side lot line:
a. No side yard building setback is required, unless required by the Building Code or

other law or regulation
b. Section 4.11 .A-B does not apply to the side property line that abuts a commercial

or industrial use
3. For a non-residential use abutting a commercial or industrial use at a rear lot line:

a. A rear yard building setback may be reduced to 10 feet
b. Section 4.11 .A-B does not apply to the rear property line

4. Section 4.11 .A-B does not apply to the front lot property line.
5. Vehicular narking requirements shall be 80% of the required number ofparking

spaces indicated in Article 11 of this ordinance.
6. On-street vehicular parking spaces located within 100 feet of the property where the

development is located may compose up to 50% of the number of required parking
spaces indicated in Article 11 of this ordinance.

E. Additional Requirements
1. At least 75% of the gross floor area of land uses in a development in this district shall

be non-residential uses.
2. Buildings fronting a principal street must be at least 2 stories in height.
3. A minimum of 75% of the total gross floor area located on the ground floor of

buildings in a development in this district shall be composed of non-residential space
4. Any off-street parking shall be located in the rear or on the side ofbuildings and may

not be located between a street and the front façade of a building.
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5. For new development or the substantial redevelopment of an existing site, a fifteen-
foot-wide pedestrian zone is required, consisting of a ten-foot-wide landscaped buffer
yard measured from the edge of the right-of-way (or from the back of the adjacent
street curb) and five-foot-wide sidewalks. If the Comprehensive Plan or the
Subdivision and Land Development Regulations identify the property location as
appropriate for a trail in lieu of a sidewalk, a trail may be installed.

6. One bicycle parking space shall be provided for each ten vehicular parking spaces.
4-7. Buildings shall be oriented toward the street with one or more entrances facing

the principal street adjacent to a building.
8. Commercial and Industrial uses are subject to the requirements for such uses in

Article 8.
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ARTICLE 6: DEVELOPMENT REVIEW SYSTEM

Section 6.1 Development Review System (DRS)

The purpose of the Development Review System (also referred to as DRS) is to assess a
particular site’s development potential based on criteria which determine the agricultural
longevity of the parcel in combination with the presence of and compatibility with public
services adjacent to and in close proximity to the site. The DRS is a numerical rating system
designed to function within the framework of the traditional zoning districts referenced in this
ordinance. All commercial uses and those uses which are not permitted in zoning districts shall
be governed by the procedures set forth in Article 7 and all sections that reference requirements
to obtain a conditional use permit. It shall be unlawful to commence construction of any
commercial uses or uses which are not permitted uses in a zoning district without obtaining
conditional use permit approval.

Section 6.2 Issuance of a Conditional Use Permit

Application for a conditional use permit shall be made before construction of any uses not listed
as permitted uses within the appropriate zoning district. Upon receipt of an application, the site
will be evaluated by the Departments of Planning and Zoning Staff using the Development
Review System. The two major components of the System, the Soils Assessment and the
Amenities Assessment, consist of criterion which each possess a numerical value that is
weighted relative to its importance as an indicator of a parcel’s agricultural significance or its
development potential. The total numerical value of the combined criteria is 100 points: the Soil
Assessment contributes 25 points and the Amenities Assessment contributes 75 points. The
highest total numerical value of the combined criteria indicates that a parcel is more suitable for
agriculture, whereas, the lowest numerical value indicates that development is more appropriate
for the site. A score of 60 points or less advances the application to the Compatibility
Assessment as provided in Section 7.6,14,17,21,23

Section 6.3 The Soils Assessment

A.The Soils Assessment evaluates a particular parcel for development based on the soil
types it possesses.

B. The Soils Assessment of a proposed development is not applied when:
1. the development proposal is located within the Residential/Growth District or the

Industrial/Commercial District or [note: Moved from Section 6.5D]
2. the development is proposed to be located in an existing building, on an existing

paved or disturbed area, or entails an expansion of less than 1,000 square feet total
of an existing building and/or an existing paved area.

1-3. The following soils types will be combined into soil groups.
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G. Emergency Service Availability

The purpose of this criterion is to assess the distance of potential site development to
emergency services: fire department (4.5 points) and ambulance service (4.5 points).

Distance to Emergency Services

Distance to Fire Points Distance to Ambulance Points
Less than 2 miles 0 points Less than 2 miles 0 points
2 to 5 miles 2.5 points 2 to 5 miles 2.5 points
Over 5 miles 4.5 points Over 5 miles 4.5 points

Distances for Fire and Ambulance will be measured by vehicular miles from a
subdivision entrance by the most direct route to the closest entrance of the appropriate
fire or ambulance station.

Section 6.5 Computation of Soils/Amenities Assessment

A. At the completion of evaluation of a site with the Soils and Amenities Assessment
Criteria, there should be a total number of points awarded to each Assessment. Since the
Soils Assessment utilized was based on a 100 points relative point value in itself, a minor
conversion must be made to the total relative value. The Development Review System
allots a maximum of 25 points to the Soils Assessment therefore the conversion to be
made is expressed as follows: 100 x .25 = 25 pts. (For example, if a parcel receives the
maximum point value of 100 points, in actuality only 25 points will be awarded for the
Soils Component of the Development Review System.)

B. The Amenities Assessment has a 75 point maximum point value.

C. The combined maximum total for both Assessments is 100 points. The most
agriculturally significant parcel would rate 100; the most developable parcel would rate
0. A total of 60 points or less advances the application to the Compatibility Assessment
Meeting.’4’17,21

D. The Soils Assessment of a proposed development is not applied when -th&’vekment
proposal is located within-the-Residential/Groh District or the Industrial/Commercial
District. fNote: moved to Section 6.2J

Any land in the Rural District that is located on a primary or secondary road, as
defined in the Comprehensive Plan, shall not have to process through the LESA points
process for a commercial or industrial project and shall be advanced directly to the
Compatibility Assessment Meeting.’7’2’
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ARTICLE 8: SUPPLEMENTAL USE REGULATIONS23

Section 8.1 Adult Use Requirements16’23

Adult arcades, adult bookstores, adult cabarets, adult mini motion picture theaters, adult saunas,
adult theaters, sexual encounter establishments, sexual paraphernalia stores, massage parlors and
any sign advertising the operation thereof shall only be permitted in the Industrial-Commercial
District under the following conditions:

A. All elements of the use, including parking areas, shall be located at least 1,500 feet from
any Rural, Residential-Growth, Village or Residential Growth-Light Industrial-
Commercial, Neighborhood Commercial, Planned Neighborhood Development, or
Office/Commercial Mixed Use Zoning District not separated from the subject property
by a public road or railroad right-of-way.

B. A proposed adult arcade, adult bookstore, adult cabarets, adult mini motion picture
theaters, adult saunas, adult theaters, sexual encounter establishments, sexual
paraphernalia stores, massage parlors or any sign advertising the operation thereof, shall
not be permitted within 2,500 feet of a lot with an existing adult use or a lot with a sign
advertising an adult use.

C. All elements of any use described in this section, including parking areas, shall be located
at least 1,500 feet from any lot, regardless of its zoning classification, that contains a
dwelling unit, a school, a church or house of worship or an institution for human care,
regardless it is separated by a public road or railroad right-of-way.

This provision does not apply to any specific existing use that legally qualifies as a
nonconforming use; provided, however, that an existing nonconforming use cannot add
any of the uses described in this section to their operations as existing on May 1, 2003.

Section 8.2 Barns and Feeding Pens23

Barns and feeding pens must be set back a minimum of 75’ from a residential district, a lot with
a residential use, a church, a school, or an institution for human care.

Section 8.3 Bed and Breakfast23

A bed and breakfast may contain up to 7 bedrooms, and may conduct up to 4 receptions per year,
with 1 tent per reception. Breakfast is the only meal served, and is served only to overnight
tenants and their guests. An owner or designated caretaker must reside on the premises while the
bed and breakfast is occupied. Up to 2 bedrooms may be located in an accessory dwelling unit,
provided that the total number of bedrooms associated with the land use does not exceed 7.

Section 8.4 Kennels23

All portions of a Kennel land use must be buffered pursuant to Article 4 and set back at least 500
feet from any property that contains a residence. Kennels cannot be located within a Planning
Commission approved residential subdivision.’5
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The following setback requirements will apply to the location of any container which
holds flammable liquids or gasses:

Container Setback from Lot Lines

Water Capacity Containers Between
per Container Underground Above Ground Above Ground

(Gallons) (Feet) Containers (Feet) Containers (Feet)

Oto 2,000 25 25 3

2,000 to 30,000 50 50 5

30,000 to 60,000 50 75

In excess of 60,000 75 100 ¼ the sum of diameters
of adjacent containers

9. Frontage Road

Easements or fee simple dedications will be provided along all limited access
highways at the site plan or subdivision phases. Said easement/dedication shall not
exceed 60 feet in width. The width may vary but must be adequate for extension,
continuation or establishment of a minimum 20’ wide paved frontage road.

10. Landscape Buffer

All commercial and industrial developments shall comply with Section 4.11 unless
otherwise specified in this ordinance.

A fifty (50) foot wide landscape buffer strip will be provided along all limited access
highways. Said buffer shall be adjacent to the frontage road. In the case where
existing roads not adjacent to controlled access highway serve as frontage road the
landscape buffer may be placed against the highway right-of-way.

All front setbacks (building and parking lot) are to be measured from the landscape
buffer. (See diagram)

ROW LIMITS OF
CONTROLLED ACCESS

HIGHWAY

*** ** * * **

< >< >< >< >< >< >< >

* Maximum 60’ easement or dedication for frontage road
** 50’ landscaped buffer strip
*** Setbacks

This provision shall also apply to any ramps or access roads connecting to a
controlled access highway within 1/2 mile of a controlled access highway.5

114



Section 8.10 Model Homes/Sales Offices23

Model homes with a staffed sales office for sales exclusively within the residential subdivision in
which they are located are permitted provided that they are contained on the first lot on either or
both sides of any road/right-of-way that enters the subdivision; provided also that they are so
designated on the preliminary and final plats during the subdivision process.

Model homes with a staffed sales office in any other location within the subdivision must be
approved or denied by the Board of Zoning Appeals after a public hearing advertised for 15

17 1days.

Model homes without staffed sales offices are permitted internally within the subdivision.12

Section 8.11 Petroleum Products Refining or Storage23

Petroleum refining or storage (above ground in tanks) requires adherence to all state and federal
laws, as well as National Fire Underwriters Codes.

Section 8.12 West Virginia Legal Fireworks23

Sales of fireworks are e-4--permitted in the commercial Industrial - Commercial, Residential -

Light Industrial - Commercial, General Commercial, Highway Commercial, Light Industrial. and
Major Industrial zoning districtsi’nes provided all other restrictions such as setbacks and the
requirements of the Jefferson County Subdivision and Land Development Regulations are met.8

Section 8.13 Dormitory23

A dormitory shall be located on the same property or campus as the use it is intended to serve. A
dormitory shall not offer accommodations to the general public or to persons who are visiting the
property or campus primarily for the purpose of being a spectator at a sporting event or other
gathering held at the facility. A dormitory may include one common kitchen or dining facility
and common gathering rooms for social purposes for use only by its temporary occupants.
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ARTICLE 12: MAP AND TEXT AMENDMENTS

Section 12.1 Purpose

A. These regulations, restrictions, provisions, and the boundaries of districts provided herein
may from time to time be amended, modified, or repealed by the County Commission.
Any person, individual, board, commission or bureau of the County may petition the
County Commission for such change.

B. The County Commission shall refer any amendment or alteration of this Ordinance to the
Plaiming Commission for analysis, study, report, and recommendations regarding
compatibility with the Comprehensive Plan as well as consideration as to whether a
Conditional Use Permit (CUP) or other process may be a more appropriate process.17’21’
23,25

Section 12.2 Procedure for Amendment by County Commission”25

A. After the enactment of the Zoning Ordinance, the governing body of the County may
amend the Zoning Ordinance without holding an election.’7’2’

B. Before amending the Zoning Ordinance text or map, the governing body, with the advice
of the Planning Commission, must find that the amendment is consistent with the adopted
Comprehensive Plan, or if it is inconsistent, must make findings in accordance with the
requirements of §8A-7-8 et seq of the West Virginia State Code, as amended.’7’21’25

C. All amendments to the Zoning Ordinance Map require a Public Hearing to be held by the
Planning Commission for the purpose of making a recommendation to the County
Commission. Subsequently, all recommended map amendments require a Public Hearing
before the County Commission prior to a final determination.

1. Public Notice of the Public Hearing for a Zoning Map amendment before the
Planning Commission requires the following:

a. A legal advertisement describing the location and identification of the subject
parcel for which the zoning is proposed to be changes, including the current tax
district, map and parcel number, and the date, time and place of hearing regarding
the amendment at least 15 days prior to the date set for such hearing in a
newspaper with local circulation;

b. Any property affected by the proposed zoning map amendment shall be posted at
least 30 not less than 20 and not more than 28 days prior to the Public Hearing.
The posting shall state the time, date, and location of such hearing, as well as,
what new zone is being requested on the property; and

c. All property owners adjoining the property proposed to be rezoned shall be
noticed by first class mail not less than 20 and not more than 28 aea-3-Qdays
prior to the Public Hearing. The adjoiner letters shall be mailed by the
Department staff and shall state the time, date, and location of such hearing, as
well as, what new zone is being requested on this particular property. The letter
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shall also describe the location and identification of the subject parcel proposed to
be rezoned, including the current tax district, map and parcel number.

2. Public Notice of the Public Hearing before the County Commission requires
compliance with the appropriate State Code for amending Ordinances.

D. All amendments to the Zoning Ordinance Text require a Public Hearing to be held by the
Planning Commission for the purpose of making a recommendation to the County
Commission. Subsequently, all recommended text amendments require a Public Hearing
before the County Commission prior to a final determination.

1. Public Notice of the Public Hearing for a Zoning Text Amendment before the
Planning Commission requires the following:

a. A legal advertisement describing the Sections of the Ordinance proposed to be
revised, with a summary of the revision(s), and the date, time and place of hearing
regarding the amendment at least 15 days prior to the date set for such hearing in
a newspaper with local circulation.

2. Public Notice of the Public Hearing before the County Commission requires
compliance with the appropriate State Code for amending Ordinances.

Section 12.3 Procedure for Map Amendment by Petition25

A. Map Amendments by Landowners

The procedure for processing a map amendment petition initiated by the owners of fifty
percent or more of the real property to which the petition relates shall be as dictated in
§8A-7-9 et seq of the West Virginia State Code, as amended.

The procedure for processing a map amendment petition to change the zoning map
designation of a property to the Planned Neighborhood Development district shall also
include the applicable requirements of Article 5.

Petitions for a map amendment initiated by landowners shall be submitted to the Planning
Commission and shall contain the following information:

1. Substantiation for the request

2. Tax District, Map and Parcel number

3. Deed Book reference

4. Plat or sketch pursuant to Section 7.4 (b)

5. Tract size

6. Discussion on:

a. Comprehensive Plan compatibility of the proposed change.

b. Any change of transportation characteristics and neighborhood from when the
original ordinance was adopted.’7’2’

7. A petition for a map amendment to change the zoning designation for a property to
the Planned Neighborhood Development (PND) district shall include a Preliminary
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PND Plan for the subject property. The submittal review process for a Preliminary
PND Plan is described in Article 5 of this ordinance.

Planning Commission is required to set a public hearing on the proposed Zoning Map
amendment within 60 days of the date upon which a complete petition is presented to the
Planning Commission at a Planning Commission meeting. A complete petition, and
related fees, shall be submitted to the office of the Departments of Planning and Zoning
for placement on a Planning Commission agenda at least two (2) weeks prior to the
meeting date at which the petition will be presented. Upon request, the Departments of
Planning and Zoning staff can present the petition to the Planning Commission on behalf
of the applicant for the purpose of setting the public hearing date.

Notice of the Planning’s Public Hearing shall be in accordance with Section 12.2 of this
Ordinance. At the conclusion of the Planning Commission’s Public Hearing, or at the
next regular Planning Commission meeting, the Planning Commission shall make a
recommendation to the County Commission regarding approval or disapproval of the
requested Map Amendment. This recommendation shall be forward to the County
Commission within four weeks of final Planning Commission action.

B. Map Amendments by the Planning Commission

The procedure for processing a formal map amendment petition initiated by the Planning
Commission shall be as dictated in §8A-7-9 et seq of the West Virginia State Code, as
amended.

Petitions for a map amendment initiated by the Planning Commission shall be presented
to the County Commission and submitted to the County Clerk for filing on the same date.
On such petitions a map amendment shall be clearly labeled as “8A-7-9 Petition” in the
heading and contain the following information:

1. Substantiation for the request

2. Tax District, Map and Parcel number

3. Deed Book reference

4. Plat or sketch pursuant to Section 7.4 (b)

5. Tract size

6. Discussion on:

a. Comprehensive Plan compatibility of the proposed change.

b. Any change of transportation characteristics and neighborhood from when the
original ordinance was adopted.’ 21

The County Commission is required to set a public hearing on the proposed Zoning Map
amendment within 60 days of the date of the meeting at which the petition is presented to
the County Commission. The petition and related agenda request form must be submitted
to the County Commission office for placement on a County Commission agenda at least
one (1) week prior to the meeting date or in accordance with the agenda request
procedure of the County Commission.
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Planning and Zoning Departments, Jefferson County, WV  1                May 31, 2012 

Public Comments Received at 4/10/12 and 4/24/12 Planning Commission Public Hearings  
Proposed Zoning Text Amendment regarding New Commercial Zoning Districts (and Related Amendments) ‐ 

Zoning and Land Development Ordinance 

#  Source  Section   Current Language in Draft 
Ordinance 

Request  Comment  Staff Recommendation 

1 
 

Gordon & 
Associates 

4.6  See Section 4.6  Removal of the distance requirement and all references from the 
ordinance. 

Elimination of all distance requirements is 
beyond the scope of the current 
amendments but could be considered as 
part of future amendments. 

No change recommended. 

2  Gordon & 
Associates 

4.6  See Section 4.6  Recommend eliminating text and simply use Table 4.11 to govern 
setback criteria. 

Staff concurs with the goal of including all 
relevant standards in one table. (Text 
should also remain in 4.6 because of 
multiple references to this section 
throughout the ordinance.)  

The standards of Section 4.6 
are now reflected in the 
revised draft Appendix B. 
 
To clarify applicability of 
Section 4.6, the following 
changes are also 
recommended: 
 
Add new subsection 5 to 
Section 4.6.A: 
 
Industrial uses are subject to 
this section, unless otherwise 
specified in this ordinance. 
 
Add new subsection 4 to 
Section 4.6.B:  
 
Commercial uses are subject 
to this section, unless 
otherwise specified in this 
ordinance. 
 
 
 



Planning and Zoning Departments, Jefferson County, WV  2                May 31, 2012 

#  Source  Section   Current Language in Draft 
Ordinance 

Request  Comment  Staff Recommendation 

3  Gordon & 
Associates 

4.11.B.2  “2. A screened buffer yard 
with a minimum width of 
fifteen (15) feet” 

Suggest adding to 4.11.B.2 that “the 15’ screened buffer may be 
included within the 200’ unscreened buffer.” 

Staff concurs.  Amend 4.11.B.2 to read: 
 
“2. A screened buffer yard 
with a minimum width of 
fifteen (15) feet, which may 
be included within the 200‐
foot buffer required in this 
subsection . .” 
 

4  Gordon & 
Associates 

4.11.B.3  “3. No structures, stored 
materials, or vehicular 
parking shall be permitted 
within the buffer yard.” 

Conflicts with Appendix B and should be removed since the 
Appendix supersedes text conflicts. 

Staff concurs that Appendix B does not 
include this standard.  
 
Section 4.11.B.3 (as renumbered), which 
applies only to industrial uses, is existing 
language in the ordinance. It also reflects 
an existing requirement of Section 5.6.D.5. 

Add clarifying text to 
Appendix B for consistency. 
 
This change is reflected in the 
revised draft of Appendix B. 

5  Gordon & 
Associates 

4.11  (See Table 4.11‐1)  Suggest removing the requirement for a buffer between multi‐
family and lots with residential uses. 

Currently, multi‐family development 
requires a landscaped buffer when 
adjacent to a lot with a residential use.  
Because a multi‐family use has offsite 
impacts such as noise, parking, and height, 
planning principles support a buffer 
requirement adjacent to single‐family uses. 

No change recommended. 

6  Gordon & 
Associates 

Section 
5.6.F. 
1.a&b, 
and F.2.a 

“a. Landscaping… subject to 
Section 4.11.” 
“b. Impervious site coverage 
… shall not be greater than 
80% of the gross area”   

Should be removed since they are already specified in 4.11 or 
Appendix B. 

Staff concurs, and has made 
recommendations to ensure that sufficient 
references are in place to replace the text 
in 5.6.F. 

Delete Section 5.6, F. 1.a&b, 
and Section 5.6.F.2.a and 
renumber accordingly. 
 
Add to Section 8.9.A.10: 
 
All commercial and industrial 
developments shall comply 
with Section 4.11 unless 
otherwise specified in this 
ordinance. 
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#  Source  Section   Current Language in Draft 
Ordinance 

Request  Comment  Staff Recommendation 

7  Gordon & 
Associates 

5.7.B  1. Minimum lot sizes, lot 
width, and yard 
requirements … are shown 
in Table 5.7‐1. 
 
2. For any residential use 
that complies with the 
Development Review 
System, the setbacks and lot 
size shall be as outlined in 
Article 5.4.5 
 
3. Lot area for schools (K‐12) 
… shall be increased by one 
(1) additional acre for every 
100 pupils...” 

These requirements should be removed since they are covered by 
Appendix A or B. 

Staff concurs.  Delete Table 5.7‐1; delete 
5.7.B.2‐3; replace 5.7.B.1 
with the following text:  
 
Setbacks, height, and other 
site development standards 
shall be as indicated in 
Appendix A, Residential Site 
Development Standards, and 
Appendix B, Non‐Residential 
Site Development Standards, 
except as provided elsewhere 
in this ordinance. 

8  Gordon & 
Associates 

5.8.C.2  2. All commercial uses must 
conform with the 
commercial design 
standards and yard 
requirements cited in 
Sections 5.6(d) 1‐6 and 
4.6(b). All industrial uses 
must conform with the 
Industrial Design Standards 
and yard requirements cited 
in Sections 5.6(d) 1‐6 and 
4.6(a). 

There are references to sections that should be removed and 
replaced with Appendix A and B. 

Staff concurs, and has made 
recommendations to ensure that sufficient 
references are in place to replace the text 
in 5.8.C.2. 

Amend Section 5.8 as 
follows: 
 
Replace “C. Other 
Regulations” with “C. Site 
Development Standards” 
 
Replace the first two 
sentences of Section 5.8. C.2 
with the following text: 
 
Setbacks, height, and other 
site development standards 
shall be as indicated in 
Appendix A, Residential Site 
Development Standards, and 
Appendix B, Non‐Residential 
Site Development Standards, 
except as provided elsewhere 
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#  Source  Section   Current Language in Draft 
Ordinance 

Request  Comment  Staff Recommendation 

in this ordinance. 
 
In the 3rd sentence of C.2, 
replace the words “Either 
use” with “All commercial or 
industrial uses”. 
 
Add new subsection I to 
Section 4.11: 
 
I. Required landscape buffers 
for a non‐residential use are 
indicated in Table 4.11‐1. 

9  Gordon & 
Associates 

5.10.C  1. Residential 
a. Section 9.7, Residential 

Growth standards 
2. Commercial 

a. 25' front, 10' side and 
40' rear 

b. Setbacks may be 
reduced as a result of 
a Compatibility 
Assessment Meeting 
based on other 
structures existing in 
the neighborhood. 

3. Existing Structures 
a. As exists not less than 

6’ on sides and rear. 

Should be removed since it is covered by Section 4.11 or 
Appendix A and B. 

Staff concurs. 
 
Staff also recommends clarifying the intent 
of Section 5.10.C.3.a 
 
 

Replace Section 5.10.C.1&2 
with the following text, and 
renumber accordingly: 
 
Setbacks, height, and other 
site development standards 
shall be as indicated in 
Appendix A, Residential Site 
Development Standards, and 
Appendix B, Non‐Residential 
Site Development Standards, 
except as provided elsewhere 
in this ordinance. 
 
Amend Section 5.10.C.3.a (as 
renumbered) as follows: 
 
The side and rear yard 
setbacks are 6’ for an existing 
structure to be used for a 
land use as provided in this 
article. 
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#  Source  Section   Current Language in Draft 
Ordinance 

Request  Comment  Staff Recommendation 

10  Gordon & 
Associates 

Various  Eligibility.   The following 
locations are eligible for 
Neighborhood Commercial 
Zoning… 

We would suggest two options to make these new categories 
able to be used: 
• If the eligibility sections are met, the rezoning would happen at 
an administrative level (i.e. If a property meets section 5.11.B.1‐5, 
it could be rezoned at the staff level). If the eligibility section is 
not met, an applicant could still apply, but they would go through 
the rezoning process as outlined currently. They would not be 
restricted from applying. 
• Eliminate the eligibility sections since staff evaluates these 
criteria with every rezoning. 

Staff concurs with the general principle that 
the Zoning Ordinance should provide 
guidance as to appropriate locations of 
zoning categories, but does not need to 
establish eligibility. 
 
 

Amend subsection B of 
sections 5.11, 5.12, 5.13, 
5.14, 5.15, 5.16, and 5.17 to 
read: 
 
B.  Location. Eligibility.   
This zoning category is 
intended for use in tThe 
following locations: are 
eligible . . . 

11  Gordon & 
Associates 

5.11.E.1  Any off‐street parking shall 
be located in the rear or on 
the side of a building and 
may not be located between 
a street and the front facade 
of a building. 

Suggest adding to the end of the sentence “unless an exception is 
granted by the County Planner based upon site constraints”. 

Staff finds that the variance process would 
be more appropriate than a staff‐level 
waiver.  It should also be noted that the 
requirements of this section would not 
prohibit the use of an existing building or 
parking area. 

No change recommended. 

12  Gordon & 
Associates 

5.11.E.2 
E. Additional Requirements 

2. Each building shall be 
limited to 3,000 
square feet of gross 
floor area.  

 

3,000 square feet is extremely small for a Neighborhood 
Commercial District and would eliminate even small professional 
offices that would seem to be ideal. Suggest increasing the square 
footage for commercial to 7,500 square feet to allow for a multi‐
level building. 

Staff concurs.  The intent of the square 
footage threshold is to limit the building 
footprint rather than the gross floor area.  
As such, the standard should be expressed 
as a building footprint limit, to allow 
greater square footage for a multi‐level 
development. 

Replace Section 5.11.E.2 with 
the following: 
 
Each building shall be limited 
to a maximum building 
footprint of 3,500 square 
feet. 

13  Gordon & 
Associates 

5.11.E.4 
5.17.F.6 

E. Additional Requirements 
3. One bicycle parking 

space shall be 
provided for each ten 
vehicular parking 
spaces. 

This bike requirement appears in several additional locations. We 
would suggest a simplified statement of “A bicycle parking area 
shall be provided.” 
A “space” and rigid requirement indicates that it would literally 
be in the parking lot, when typically a bike rack for multiple bikes 
is provided on a widened section of sidewalk. 

The issue is acknowledged.  Staff proposes 
adding a definition of “bicycle parking 
space” to the ordinance to clarify this. 

Amend Section 2.2 to add: 
 
Bicycle Parking Space.  A 
volume of space that can 
accommodate locked storage 
of one (1) bicycle at a bicycle 
rack, i.e. a fixture to which 
one or more bicycles can be 
securely locked. 
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#  Source  Section   Current Language in Draft 
Ordinance 

Request  Comment  Staff Recommendation 

14  Gordon & 
Associates 

5.12.B  Eligibility. Properties located 
on four‐lane Primary roads 
… are eligible for the GC 
designation. 
 

Refer to the Section above regarding eligibility. General 
Commercial will only be permitted on four‐lane primary roads for 
buildings under 50,000 square feet. 
There are many other areas in the County where General 
Commercial uses should be permitted. Suggest eliminating the 
eligibility requirement… 

Staff concurs.  Addressed in #10 above.  See #10 above. 

15  Gordon & 
Associates 

5.13.B  Eligibility. Properties located 
within 1000’ feet of major … 
are eligible for the Highway 
Commercial district. 

Refer to the recommendations above regarding eligibility. 
Highway Commercial will only be permitted within 1,000 feet of 
major intersection on four‐lane primary roads. There are many 
other areas in the County where Highway Commercial uses 
should be permitted, specifically along four lane primary roads. 

Staff concurs.  Addressed in #10 above.  See #10 above. 

16  Gordon & 
Associates 

5.16  (See Section 5.16)  The PND has been very extremely complex to implement in other 
jurisdictions and has very limited applications. In other 
jurisdictions we have found that these types of requirements are 
rarely used. No comment has been provided on this section, but 
we would suggest re‐evaluation of whether this section is 
necessary. 

The PND district provides flexibility for 
property owners and developers, by 
enabling them to request custom site 
development standards tailored to a 
particular property. 
 

This district would also allow for the 
limitation of certain permitted uses as part 
of the approval of a zoning request.  The 
County Commission currently does not 
have this ability. 

No change recommended. 

17  Gordon & 
Associates 

Appendix 
B 

(See Appendix B, Impervious 
Surface Limit column) 

General Commercial Impervious Limit should be 80% to be 
consistent with existing limits for commercial uses. Light and 
Major industrial should be 90% to be consistent with existing 
requirements and zones. 

Staff concurs re: General Commercial and 
Major Industrial impervious surface limit.  
Additionally, PND impervious surface 
should change to mirror General 
Commercial impervious surface change. 

Amend Appendix B as 
follows: 
 

In the column labeled 
“Impervious Surface Limit”, 
change designations in the 
following zoning districts, as 
shown below: 
 

General Commercial: 70% 
80% 
Major Industrial  80% 90% 
Planned Neighborhood 
Development 70% 80%   
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#  Source  Section   Current Language in Draft 
Ordinance 

Request  Comment  Staff Recommendation 

18  Gordon & 
Associates 

Appendix 
C 

(See Appendix C)  Mobile home parks are permitted in RG and R‐LI‐C, however 
mobile homes are not. 
Suggest adding mobile homes being permitted in R, RG, and R‐Ll‐
C 
 

This is existing ordinance language.  The 
intent of the ordinance appears to be to 
allow mobile home parks but not the 
installation of mobile homes on infill lots, 
which may be located in a single‐family 
residential subdivision.  Individual mobile 
homes are permitted in the Rural District. 

No change recommended. 

19  Gordon & 
Associates 

Appendix 
C 

(See Appendix C)  Electric vehicle charging stations will likely be an accessory use to 
things like restaurants, hotels, etc. Suggest adding these as 
permitted uses in all commercial districts. 
 

Staff concurs (with the exception of the 
Village District – the County’s most limited 
commercial district – where the use should 
be conditional.) 

Amend Appendix C as 
follows: 
 

In the row labeled “Electric 
Vehicle Charging Station,” in 
the column for the NC 
district, replace “PC” with “P” 

20  Gordon & 
Associates 

Appendix 
C 

(See Appendix C)  Suggest combining passive and active recreational uses. 
 

Staff concurs.  Amend Appendix C as 
follows: 
 

Park, Active Recreational 
Uses 
 

“Park, Passive Recreational 
Uses”  

21  Gordon & 
Associates 

Appendix 
C 

(See Appendix C)  In general, we feel that breaking out over 100 individual uses is 
not necessary. The zoning administrator can make a preliminary 
determination of whether the proposed use is a commercial use 
or not. The addition of so many categories makes things chart 
very complicated and leaves too much open to interpretation. 
Many of the commercial uses are duplicated throughout the chart 
with regard to where they are permitted. 
‘ The commercial uses should be allowed in NC, GC, HC, PND, CC, 
R‐Ll‐C, I‐C and V 
• Light Industrial should be allowed in LI, Ml, R‐LI‐C, and I‐C 
• Heavy Industrial uses should be allowed in Ml and I‐C 
• As a general example, a Sheetz convenience store would not be 
allowed in the General Commercial or Office Commercial zones 
due to its size. 

The main purpose of the proposed zoning  
districts is to establish a scale of 
commercial district, from less intense (i.e. 
Neighborhood Commercial) to more 
intense (i.e. Highway Commercial).  A key 
element of the differentiation of these 
districts is the types of uses permitted – the 
uses should vary in intensity by district. 
 
Staff has made efforts to simplify the use 
table and combine categories.  For 
example, the use “Personal Services”, as 
defined, combines 17 different land uses 
(barber shop, shoe repair, laundry, etc). 

No change recommended. 
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#  Source  Section   Current Language in Draft 
Ordinance 

Request  Comment  Staff Recommendation 

22  PC 
Member 
Ed Burns 

4.6  N/A  Distance requirements of Section 4.6 should be included in 
Appendix B 

Staff concurs, and recommends that 
distance requirements also be moved from 
Table 4.11‐1 to Appendix B. 

This change is reflected in the 
revised draft of Appendix B 
and Table 4.11‐1. 

23  PC 
Member 
Ed Burns 

4.4K  “No conditional use permit 
shall be approved for any of 
these uses.” 

Language stating “any of these uses” should be more specific.  Staff concurs.    Change Section 4.4K to “… 
shall be approved for any of 
these adult uses…” 

24  PC 
Member 
Ed Burns 

  N/A  Ensure that Light Industrial includes warehousing and limited 
assembly. 

The land uses “Manufacturing, Limited” 
and “Warehousing and Distribution, 
Limited” are proposed as permitted uses in 
the Light Industrial district (see Appendix C). 

No change recommended. 

25  Mike 
Cassell 

  N/A  Additional definitions of uses are needed.  Staff concurs.  Additional land use 
definitions will be included in 
the agenda packet for the 
6/12/12 Planning 
Commission meeting. 

26  Mike 
Cassell 

  N/A  Appendix B table should be simplified.  Agree with general goal of simplifying 
table.  However staff acknowledges that 
the intent of Appendix B is to consolidate 
various setback requirements previous 
scattered throughout the ordinance, 
including Section 4.6 as requested by a 
Planning Commission member.   

Changes are reflected in the 
revised draft of Appendix B. 

27  Mike 
Cassell 

5.16.B  “Eligibility.  Only properties 
identified as being located in 
the Growth Area in the 
Comprehensive Plan are 
eligible for [PND] zoning.” 

Amend language to add “in the Growth Area as defined in the 
2004 Comprehensive Plan” 

The standard practice of the Zoning 
Ordinance is to refer to the Comprehensive 
Plan generally rather than to a specific 
version of the Comprehensive Plan.  (For 
example, see multiple references to 
“Comprehensive Plan” in Article 6.)   

No change recommended. 

28  Mike 
Cassell / 
Chip 
Dorman 

3.2.A.8  “The Zoning Administrator 
may determine that a land 
use not listed in Appendix 
C… is permitted if all of the 
following findings are 
made…” 

For a change of use to a land use that this not specified in the 
ordinance, notice should be sent to adjacent property owners. 

Staff has determined that this subsection is 
unnecessary.  Section 3.2 states that the 
Zoning Administrator is responsible for 
interpreting the ordinance, which implicitly 
includes interpretation of permitted uses. 

Remove Section 3.2.A.8. 
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#  Source  Section   Current Language in Draft 
Ordinance 

Request  Comment  Staff Recommendation 

29  Chip 
Dorman 

3.2.A.8  “The Zoning Administrator 
may forward questions 
about equivalent uses 
directly to the Board...” 

If the Board of Zoning Appeals reviews a change of use to a land 
use that this not specified in the ordinance, what is the process? 
The ordinance should specify this. 

Staff proposes to delete this subsection. 
(See discussion in #28 above.)  
 

Remove Section 3.2.A.8. 

30  Mike 
Cassell 

Section 
12.2 

b. Any property affected by 
the proposed zoning map 
amendment shall be posted 
at least 30 not less than 20 
and not more than 28 days 
prior to the Public Hearing. 
 
c. All property owners 
adjoining the property 
proposed to be rezoned 
shall be noticed by first class 
mail not less than 20 and 
not more than 28 at least 30 
days prior to the Public 
Hearing. 

The posting and notice time periods for a zoning case should 
remain 30 days as currently in the ordinance. 

Jefferson County’s posting and notice 
requirements far exceed those of the West 
Virginia code.  State law does not require 
adjoiner letters; nor does it require 
property posting for zoning map 
amendments initiated by owner petition. 
 

The 30‐day period in the County’s recently‐
adopted notice requirements inadvertently 
prevents a map amendment case from 
being scheduled on the next PC meeting 
following the presentation of a map 
amendment petition.  To ensure that the 
public hearing schedule for map 
amendments is consistent the 60‐day 
public hearing deadline in the West Virginia 
Code, this change is recommended. 

No change recommended. 
 
 

31  Ted Schultz  N/A  N/A  Scenic area protection should address historic and cultural areas, 
meadows, and geologic features thereby preserving the character 
of Jefferson County.  This would require that designated areas 
would not be subject to significant disturbance and the natural 
appearance of scenic resources be maintained.  

Staff concurs that this is a worthy objective, 
but is beyond the scope of the proposed 
amendments.  This can be pursued as part 
of a broader stakeholder process regarding 
rural and agricultural land uses. 

No change recommended. 

32  Ted Schultz  N/A  N/A  A provision should protect lands located east of the Shenandoah 
River and Opequon Creek, as recommended in the 
Comprehensive Plan (identified for a possible “Rural‐
Environmental” District).  These requirements are not reflected in 
the proposed amendments.  Also, commercial development 
within 500’ of the rivers forbidden. 

Protection of environmentally sensitive 
areas is addressed in Section 4.4H and 
Section 4.13 of the Zoning Ordinance. 
 

The currently proposed districts are 
intended to be commercial in nature. The 
“Rural Environmental District” appears to 
have been intended as a conservation 
district, and is beyond the scope of the 
proposed amendments. 

No change recommended. 
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#  Source  Section   Current Language in Draft 
Ordinance 

Request  Comment  Staff Recommendation 

33  Ted Schultz  5.16.D.3  “The minimum site area for 
a PND development is three 
acres.” 

PND District: If minimum required land area is 3 acres and a 
specific land use breakdown is required (i.e. 10‐30% commercial 
etc), is 3 acres sufficient for the various required development 
types as well as well/septic and other requirements? 

Because uses can be mixed vertically (i.e. 
ground floor retail with multi‐family on 
upper floors), the land use mix can be 
achieved on a smaller parcel.  Such 
developments should also generally be 
located in areas that can be served by 
public/central water and sewer.  Staff 
recommends allowing property owners the 
flexibility to determine the viability of a 
PND project on a given parcel.  

No change recommended. 

34  Ted Schultz  N/A  N/A  ; limited development acres – all open streams, ponds, etc should 
be excluded from land area used by the applicant in determining 
land area for construction. 

For residential development, this is 
currently addressed in a footnote in 
Appendix A: “The balance square footage 
between the ADU [area per dwelling unit] 
and the MLA [minimum lot area] shall not 
include land set aside in a Sensitive Natural 
Area, Buffer to a Sensitive Natural Area, 
land qualifying as Hillside development or a 
100 Year Flood Plain.” 

No change recommended.   
 
(It should also be noted that 
the Subdivision Regulations 
require a setback from any 
such sensitive natural area.) 

35  Ted Schultz  5.16  N/A  The proposed PND district would not improve the ordinance.  As 
a “Planned Neighborhood Development” district, it is unclear how 
PND fits into the category of commercial districts. 

Developments in the PND District will be 
mixed use, including both residential and 
commercial uses on the same parcel.  The 
PND district is unique in that it permits 
customization of development standards, 
and allows for restriction of land uses. 

No change recommended. 

36  Staff  Appendix 
B 

(See Appendix B)  Remove new category of Street Side Setback for non‐residential 

uses (this would apply to corner lots). 

Staff has determined that creating a Street 
Side Setback category for non‐residential 
uses would add little value.  To simplify 
Appendix B, staff recommends removing 
the column for Street Side Setbacks. 

Remove column for Street 
Side Setbacks from Appendix 
B. 

37  Staff  Section 
4.6 

  Reduce distance requirement for commercial uses in the 
Neighborhood Commercial District and Office/Commercial Mixed 
Use District from 75’ to 25’. 

Per Section 4.6, all commercial uses have a 
distance requirement of 75’.  This 
requirement is excessive for these two 
proposed districts, which are intended to 
have a more walkable, urban character.  A 

In Section 4.6, add a new 
subsection C: 
 
A commercial use located in 
the Neighborhood 
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#  Source  Section   Current Language in Draft 
Ordinance 

Request  Comment  Staff Recommendation 

shorter distance requirement of 25’ is 
recommended for these 2 districts. 

Commercial district or the 
Office/Commercial Mixed 
Use shall be located at least 
25 feet from a land use 
identified in Section 4.6.B.1‐
3. 

38  Staff  5.4    Section 5.4 contains a table for residential setbacks in the 
Residential Growth district.  This table duplicates the setback 
information shown in Appendix B. 

Table 5.4 – 1 (Residential Growth District ‐ 
Height and Yard Requirements) can be 
removed. 

Delete Table 5.4‐1 and 
amend the first sentence of 
Section 5.4.B.1 to read: 
 
Setbacks, height, and other 
site development standards 
shall be as indicated in 
Appendix A, Residential Site 
Development Standards, and 
Appendix B, Non‐Residential 
Site Development Standards, 
except as provided elsewhere 
in this ordinance. Minimum 
Lot Area, Height, and Yard 
Requirements are as shown 
in Table 5.4 – 1 below.  
 
Delete text: 
*Subject to Section 9.2  
(Appendix B covers this)  
 
Move text “NOTE:  ALL 
detached accessory 
structures under 144 square 
feet in size ‐ 6' setback.” to 
new subsection 5.4.B.3 with 
minor rewording. 
 
Move sentence beginning 
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#  Source  Section   Current Language in Draft 
Ordinance 

Request  Comment  Staff Recommendation 

with “The balance square 
footage between the ADU 
and the MLA…” to subsection 
5.4.B.2, with minor edits to 
clarify acronyms. 

39  Staff  5.11E, 
5.17E 

(See Section 5.11 and 
Section 5.17) 

For the two new zoning districts that are intended for walkable, 
pedestrian‐oriented developments, clarify that buildings should 
be oriented to the street.  

  Add new Sections 5.11.E.5 
and 5.17.E.7 and renumber 
accordingly: 
 
Buildings shall be oriented 
toward the street with one or 
more entrances facing the 
principal street adjacent to a 
building. 

40  Staff  5.16.E  (See Section 5.16)  The current language in the PND section of the ordinance does 
not contain standards related to street network requirements.  As 
a PND is intended to be a well‐planned development that 
integrates a variety of land uses, street network standards are 
recommended. 

  Add new 5.16.E.4 as follows, 
and renumber accordingly: 
 
Street Network.  An 
interconnecting network of 
internal streets shall be 
designed to accommodate 
the various uses found within 
a PND development. Where 
possible, all access to sites 
shall be from these internal 
streets. 

41  Staff  4.11, 
Table 
4.11‐1 

(See Table 4.11‐1)  The buffer and screening requirements, as shown in this table, 
have at times been a source of confusion.  

Staff recommends amending Table 4.11 to 
clearly distinguish between screened and 
unscreened buffers. 

Amend Table 4.11‐1 to  
clarify screened vs. 
unscreened buffers. 
 
Add footnote to Table 4.11‐1 
to clarify the applicability of 
the 15’ screened buffer for 
industrial uses. 

 



 Appendix A, Residential Site Develoment Standards Table [DRAFT 4/10/12]

Front Side
Street 
Side Rear

Residential 
Growth Single family detached dwelling Public/Central water and sewer 6,000 10,000 N/A 40 25 12 15 20

Public/Central water or sewer 20,000 N/A N/A " " " " "

No Public/Central water or sewer 40,000 N/A N/A " " " " "
Small lot single-family detached dwelling Public/Central water and sewer 3,200 7,500 35' 40 20**** 5 10 20
Duplex dwelling unit Public/Central water and sewer 3,200 7,500 N/A 40 25 15** 15 20

Public/Central water or sewer N/A 10,000 N/A " " " " "
Townhouse Public/Central water and sewer 1,400 3,500 N/A 40 25 12** 15 20
Multi-family dwelling Public/Central water and sewer 20,000 2,000 N/A 40 25 12** 15 30

Single-family dwelling with setbacks not previous 
stipulated by Planning Commission Over 40,000 square feet -- N/A N/A N/A 40 25 12 ‡ 12

30,000 sq. ft. to 40,000 sq. ft.-- N/A N/A N/A 40 20 10 ‡ 12
Under 30,000 square feet -- N/A N/A N/A 40 20 8 ‡ 12

Rural Dwellings 40,000 N/A 100 35 40 15 ‡ 50
Single-family dwelling with setbacks not previous 
stipulated by Planning Commission Over 2 acres -- N/A N/A N/A 35 40 15 ‡ 50

40,000 sq. ft. to 2 acres -- N/A N/A N/A 35 25 12 ‡ 12

30,000 sq. ft. to 39,999 sq. ft. -- N/A N/A N/A 35 20 10 ‡ 12

under 30,000 sq. ft. -- N/A N/A N/A 35 20 8 ‡ 12
Cluster Subdivision 
Residential use that complies with the 
Development Review System

Village Residential uses
Residential / 
Light Industrial / 
Commercial Residential uses
Industrial-
Commercial Residential uses
Neighborhood 
Commercial Residential uses
General 
Commercial Residential uses
Highway 
Commercial Residential uses
Light Industrial Residential uses

Major Industrial Residential uses
Planned 
Development Residential uses
Office / 
Commercial 
Mixed Use Residential uses
This table is for reference purposes only.  In the event of a conflict with the text of the Zoning and Land Development Ordinance, the Ordinance this table shall prevail.
* Maximum height subject to Section 9.2
**Exterior side only
*** The balance square footage between the ADU and the MLA shall not include land set aside in a Sensitive Natural Area, Buffer to a Sensitive Natural Area, land qualifying as Hillside development or a 100 Year Flood Plain.
****The front setback for a Small lot single-family detached dwelling may be reduced to 10' if the front yard does not contain a driveway.
‡See setback requirements noted in Sec. 2.2, definition of "Lot, Corner."

NOTE: All detached accessory structures under 144 square feet in size - 6' setback. (Res Growth District)
For all lots approved prior to Sept. 1, 1989, lots under 40,000 square feet side and rear setbacks for residential accessory structures shall be 6'.

N/A
N/A

N/A
See Residential Growth.  Note: the Planning Commission may amend site development standards for a land use in the 

Planned Neighborhood Development district.

See Residential Growth

Land Use Subtype

Setbacks (feet)

See Residential Growth

See Residential Growth
See Residential Growth

See Residential Growth

See Residential Growth

See Residential Growth

See Residential Growth

Land useZoning District

Lot 
Width 
(feet)

Minimum Lot 
Area (MLA) in 
square feet***

Maximum 
Building 
Height 

Area per Dwelling 
Unit (ADU) in 
square feet

Page 1



 Appendix B, Non‐residential Site Develoment Standards Table [DRAFT 6/12/12]

Front Side Rear Front Side Rear

Industrial - Commercial** Commercial sites 1.5 
acres and smaller N/A N/A 75 80% 15 4 4 75

Commercial sites greater 
than 1.5 acres N/A N/A 75 80% 25' 15 10 10 75

Industrial 3 acres*** N/A 75 90% 25 200

Residential / Light Industrial 
/ Commercial Commercial or Industrial N/A N/A 60 80%

75 (commercial)
200 (industrial)

Rural Churches 2 acres 200 35 N/A 25 50 50 N/A

Schools, Grades K-4**** 10 acres + 500 35 N/A N/A

Schools, Grades 5-8**** 20 acres + 500 35 N/A N/A

Schools, Grades 9-12**** 30 acres + 500 35 N/A N/A

Hospitals 10 acres 500 35 N/A N/A
Other Rural principal 

permitted uses 
40,000 sq. 

ft. 100 35 N/A 40 50 50 N/A

Commercial or Industrial**
75 (commercial)
200 (industrial)

Village District Commercial¥ N/A N/A 35 N/A 25 10 40 75
Industrial** 200

Residential Growth Commercial or Industrial**
75 (commercial)
200 (industrial)

Neighborhood Commercial Commercial N/A N/A 35 70%
15' (min)
25' (max) 10 10 25

General Commercial Commercial N/A N/A 60 80% 20 10 25 75
Highway Commercial Commercial N/A N/A 60 80% 25 25 25 75

Light Industrial Commercial or Industrial N/A N/A 60 80% 25 25 25
75 (commercial)
200 (industrial)

Major Industrial Commercial N/A N/A 75 90% 25 10 50 75
Industrial 3 acres*** N/A 75 90% 25 50 50 200

Planned Development Commercial 3 acres N/A 60 80% 20 10 25 75
Office / Commercial Mixed 
Use Commercial N/A N/A 60 80%

15' (min)
25' (max) 10 10 25

This table is for reference purposes only. In the event of a conflict with the text of the Zoning and Land Development Ordinance, this table shall prevail. All dimensions are in feet unless otherwise indicated.

* Maximum building height is subject to Section 9.2.
*These yard requirements are also for an approved commercial or industrial use proposed for any other zone. [Source: Section 5.6(d)]
**If land use(s) approved via Neighborhood Compatibility Meeting process or Development Review System process in accordance with the Zoning and Development Review this Ordinance.

***MLA for Industrial uses does not apply if the site is located in an approved Industrial Park [Source: Section 5.6(e)]
****For schools in Rural district: Plus one (1) additional acre for every 100 pupils. Minimum lot size for Vocational Schools shall be based on State of West Virginia Code.
 If a sewer treatment plant and retention ponds are required, acreage shall be increased accordingly. [Source: 5.7(b)]
¥Village Commercial setbacks may be reduced as a result of a Compatibility Assessment Meeting based on other structures existing in the neighborhood [Source: 5.10c]
‡Setback may be reduced if adjacent to industrial use.
ɸFor an industrial use, no structures, stored materials, or vehicular parking shall be permitted within the buffer yard.  For a commercial use, no structures, materials,  or vehicular parking shall be permitted within 
the side and rear yard buffers.

100

See Industrial - Commercial District

See Parking/Drive Aisle Setbacks for commercial 
sites (greater or less than 1.5 acres, depending on 

lot size) in the Industrial - Commercial District.

See Industrial-Commercial District

See Industrial-Commercial District

See Industrial-Commercial District

See Industrial-Commercial District

See Industrial-Commercial District

100

100

25'

Building Setbacks

50' (or 25' if adjacent 
to industrial use)

50' (or 25' if adjacent to 
industrial use)

100

Distance (if 
required by 
Section 4.6)

25 (or 20' if adjacent to industrial 
use)

Parking/Drive Aisle Setbacksɸ
Zoning District Development Type

Minimum 
Lot Area 

(MLA)

Minimum 
Lot Width

Maximum 
Building 
Height*

Impervious 
Surface 

Limit



APPENDIX C:    PERMITTED USES TABLE

This table is for reference purposes only.  In the event of a conflict with the text of the Zoning
and Land Development Ordinance, the Ordinance this table shall prevail.

[Note: Blue text indicates proposed new districts and new land use name, or other text changes]
[Highlighted text indicates proposed change in permitted status for an existing land use type.]

Land Use NC GC HC LI MI PND OC R RG
R-LI-

C
I-C V

General
Standards

Additional
Standards

Residential Uses
Dwelling, Single Family P NP NP NP NP P NP P P P NP P
Dwelling, Single Family, Small Lot P NP NP NP NP P P NP P P NP NP
Dwelling, Two Family NP NP NP NP NP P NP P P P NP P
Dwelling, Duplex NP NP NP NP NP P NP NP P P NP P
Dwelling, Townhouse P NP NP NP NP P P NP P P NP NP
Dwelling, Multi-Family P NP NP NP NP P P NP P P NP NP
Day Care Center, Small P NP NP NP NP P NP P P P P P
Mobile Home NP NP NP NP NP NP NP P NP NP NP NP
Mobile Home Park NP NP NP NP NP NP NP NP P P NP NP
Model Homes/Sales Office P PC NP NP NP P P P P P NP NP Sec. 8.10
Home Uses
Home Occupation, Level 1 P NP NP NP NP P P P P P P P 4A.3 4A.1
Home Occupation, Level 2 P NP NP NP NP P P P P P P P 4A.4 4A.1
Cottage Industry P NP NP NP NP P P P P P P P 4A.5 4A.1
Institutional Uses
Airport NP NP NP P P NP NP NP NP NP PC NP
Church P P P P PC P P P P P NP P
Convention Center NP P P P PC P P NP NP P PC NP
Day Care Center, Large P P P P PC P P NP P P P PC
Electric Vehicle Charging Station PC P P P P P P NP NP P P PC
Hospital NP P P P PC P P P P P NP NP
Group Residential Facility P P P NP NP P P P P P NP P
Group Residential Home P P P NP NP P P P P P NP P
Heliport PC PC PC P P PC PC NP NP PC PC NP
Residential Care Home P P P NP NP P P P P P NP P
Nursing or Retirement Home PC P P P NP P P NP P P NP NP
Cultural Facility P P P P PC P P P NP P P P
Elementary or Secondary School P P PC PC NP P P P P P NP NP
Preschool P P PC PC PC P P P P P NP NP
Vocational and Training Facility for Adults P P P P P P P P P P NP NP
Public Safety Facility P P P P P P P P P P P P
Publicly Owned Facility P P P P P P P P P P P PC
Essential Utility Equipment P P P P P P P P P P P P 4.7
Performing Arts Theater P P P P P P P NP NP P P PC
Park, Passive Recreational Uses P P P P NP P P P P P NP P
Park, Active Recreational Uses P P P P NP P P P P P NP P
Recycling Drop-Off Center PC P P P P P P NP NP P P NP
Industrial
Salvage Yards NP NP NP NP P NP NP NP NP NP PC NP
Slaughterhouses, Stockyards NP NP NP NP P NP NP NP NP NP PC NP
Heavy Industrial Uses NP NP NP NP P NP NP NP NP NP P NP Sec. 8.9
Light Industrial Uses NP NP NP P P NP NP NP ** P P NP Sec. 8.9
Heavy Equipment Repair NP NP NP PC P NP NP NP NP NP PC NP

P = Permitted use
NP = Not permitted use
PC = Use permitted conditionally suject to requirements of district
* = Limited permitted uses
** = Accessory use to a planned residential community
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APPENDIX C:    PERMITTED USES TABLE

This table is for reference purposes only.  In the event of a conflict with the text of the Zoning
and Land Development Ordinance, the Ordinance this table shall prevail.

[Note: Blue text indicates proposed new districts and new land use name, or other text changes]
[Highlighted text indicates proposed change in permitted status for an existing land use type.]

Land Use NC GC HC LI MI PND OC R RG
R-LI-

C
I-C V

General
Standards

Additional
Standards

Manufacturing, Limited NP P P P P PC P NP NP P P NP
Manufacturing, Heavy NP NP NP PC P NP NP NP NP NP PC NP
Printing and Publishing NP P P P P P P NP NP P P NP
Shooting Range, Outdoor NP NP NP PC PC NP NP NP NP NP PC NP
Shooting Range, Indoor NP PC PC P P NP NP NP NP PC P NP
Transportation Terminal NP P P P P P P NP NP PC P NP
Vehicle Storage NP NP NP P P NP NP NP NP NP P NP
Warehousing and Distribution, Limited NP P P P P PC P NP NP P P NP
Warehousing and Distribution, General NP NP NP PC P NP NP NP NP PC P NP
Industrial Manufacturing & Processing
Acid or heavy chemical manufacturer, 
processing or storage

NP NP NP NP PC NP NP NP NP NP PC NP

Bituminous concrete mixing and 
recycling plants

NP NP NP NP PC NP NP NP NP NP PC NP

Cement or Lime Manufacture NP NP NP NP PC NP NP NP NP NP PC NP
Commercial Sawmills NP NP NP NP PC NP NP NP NP NP PC NP
Concrete and ceramic products manufacture, 
including ready mixed concrete plants

NP NP NP NP PC NP NP NP NP NP PC NP

Explosive manufacture or storage NP NP NP NP PC NP NP NP NP NP PC NP
Foundries and/or casting facilities NP NP NP NP PC NP NP NP NP NP PC NP
Garbage or dead animal reduction or processing; 
Landfills

NP NP NP NP PC NP NP NP NP NP PC NP

Jails and Prisons NP NP NP NP PC NP NP NP NP NP PC NP Sec. 8.7
Mineral extraction, mineral processing NP NP NP NP PC NP NP NP NP NP PC NP
Petroleum products refining or storage NP NP NP NP PC NP NP NP NP NP PC NP Sec. 8.11
Adult Uses
Adult Uses NP NP NP P P NP NP NP NP NP P NP Sec. 8.1
Recreational Uses
Hunting, Shooting, Archery and
Fishing Clubs, public or private

NP NP NP PC PC NP NP P NP NP NP NP Sec. 8.8

Commercial Uses
Antique Shop P P P P NP P P NP NP P P PC
Appliance Sales NP P P P P P P NP NP P P NP
Art Gallery or Artist Studio P P P P NP P P NP NP P P PC
ATM P P P P NP P P NP NP P P PC
Automobile repair, sales and service NP P P P P P P NP NP P P NP
Automobile parts, supplies and tire stores NP P P P P P P NP NP P P NP
Automobile, light truck and light trailer rentals, 
indoor

P P P P P P P NP NP P P NP

Automobile, light truck and light trailer rentals, 
outdoor

NP P P P P P P NP NP P P NP

Bail Bond Services NP P P P P NP NP NP NP PC P NP
Branch Bank P P P P PC P P NP NP P P PC
Bank with drive-through facility PC P P P PC P P NP NP P P NP

P = Permitted use
NP = Not permitted use
PC = Use permitted conditionally suject to requirements of district
* = Limited permitted uses
** = Accessory use to a planned residential community

DRAFT ‐ 6/12/12
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APPENDIX C:    PERMITTED USES TABLE

This table is for reference purposes only.  In the event of a conflict with the text of the Zoning
and Land Development Ordinance, the Ordinance this table shall prevail.

[Note: Blue text indicates proposed new districts and new land use name, or other text changes]
[Highlighted text indicates proposed change in permitted status for an existing land use type.]

Land Use NC GC HC LI MI PND OC R RG
R-LI-

C
I-C V

General
Standards

Additional
Standards

Bar / Nightclub PC P P P NP P P NP NP P P NP
Barber/Beauty Shop, Limited P P P P NP P P NP NP P P PC
Bed and Breakfast P NP NP NP NP NP NP P NP NP NP PC Sec. 8.3
Business Equipment Sales and Service PC P P P P P P NP NP P P NP
Building Maintenance Services PC P P P P P P NP NP P P NP
Building Materials and Supplies NP P P P P P P NP NP P P NP
Campground PC P NP NP NP P P NP NP P P NP
Commercial Uses - - - - - - - * ** P P * Sec. 8.9
Car Wash NP P P P P P P NP NP P P NP
Commercial Blood Plasma Center NP P P P P PC PC NP NP PC P NP
Contractor with no outdoor storage P P P P P P P NP NP P P NP
Contractor with outdoor storage NP P P P P P P NP NP P P NP
Retail Food Convenience Store, Limited P P P P PC P P NP NP P P PC
Convenience Store PC P P P PC P P NP NP P P NP
Country Inn P P P P NP P P NP NP P P PC
Dry cleaning and laundry pick-up station; 
laundromat

P P P P PC P P NP NP P P PC

Dry cleaning and laundry services NP P P P P P P NP NP P P NP
Equipment Rental, Sales, or Service NP P P P P P P NP NP P P NP
Exterminating Services NP P P P P P P NP NP P P NP
Florist P P P P PC P P NP NP P P PC
Food Preparation P P P P P P P NP NP P P NP
Hotel/Motel NP P P P NP P P NP NP P P NP
Gambling Facilities NP NP NP P P NP NP NP NP NP P NP
Gas Station, Limited P P P P P P P NP NP P P NP
Gas Station NP P P P P P P NP NP P P NP
Gas Station, Large NP PC P P P PC PC NP NP P P NP
Golf Course NP P P P P P P NP NP P P NP
Grocery Store P P P P PC P P NP NP P P NP
Kennel NP P P P PC P P P NP P P NP Sec. 8.4
Medical/Dental/Optical Office, Small P P P P PC P P NP NP P P P
Medical/Dental/Optical Office NP P P P PC P P NP NP P P NP
Mobile home, boat and trailer sales NP P P P P P P NP NP PC P NP
Movie Theater NP P P P PC P P NP NP P P NP
Non/Not for-Profit Commercial Uses P P P P PC P P NP NP P P NP
Non-Profit Community Centers P P P P PC P P P NP P P NP
Parking, Commercial Offsite Accessory NP P P P P P P NP NP P P NP
Pawn Shop Services NP P P P P P P NP NP P P NP
Personal Services P P P P PC P P NP NP P P PC
Professional Office P P P P PC P P NP NP P P PC
Restaurant, Fast Food, Limited P P P P PC P P NP NP P P PC
Restaurant, Fast Food PC P P P PC P P NP NP P P NP
Restaurant, Fast Food, Drive-Through NP P P P PC PC P NP NP P P NP
Restaurant, Limited P P P P PC P P NP NP P P PC

P = Permitted use
NP = Not permitted use
PC = Use permitted conditionally suject to requirements of district
* = Limited permitted uses
** = Accessory use to a planned residential community
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APPENDIX C:    PERMITTED USES TABLE

This table is for reference purposes only.  In the event of a conflict with the text of the Zoning
and Land Development Ordinance, the Ordinance this table shall prevail.

[Note: Blue text indicates proposed new districts and new land use name, or other text changes]
[Highlighted text indicates proposed change in permitted status for an existing land use type.]

Land Use NC GC HC LI MI PND OC R RG
R-LI-

C
I-C V

General
Standards

Additional
Standards

Restaurant P P P P PC P P NP NP P P NP
Retail Sales Limited P P P P PC P P NP NP P P NP
Retail Store P P P P PC P P NP NP P P NP
Retail Store, Large NP PC P PC PC PC PC NP NP PC PC NP
Shipping and Mailing Services P P P P PC P P NP NP P P NP
Storage, Commercial NP P P P P P P NP NP P P NP
Veterinary Services P P P P PC P P P NP P P NP
Wireless telecommunications facilities P P P P P P P P P P P P 4B
Agricultural Uses
Agricultural Uses as defined in Article 2 P P P P P P P P P P P P
Agricultural Repair Center NP P P P P P P P NP P P NP
Agricultural Tourism P P P P P P P P P P P P
Farm Brewery or Winery P P P P P P P P P P P P Sec. 8.5
Farm Market P P P P PC P P P NP P P PC Sec. 8.6
Farm Vacation Enterprise P P P P P P P P P P P P
Feed and/or Farm Supply Center PC P P P P P P P NP P P NP
Horticultural Nurseries and 
Commercial Greenhouses

P P P P P P P P NP P P NP

Landscaping Business P P P P P P P P NP P P NP
Rental of Existing Farm Building 
for Commercial Storage
(structure must have existed for 5 years)

NP P P P P P P P NP P P NP

Accessory Uses
Accessory Uses P P P P P P P P P P P P

P = Permitted use
NP = Not permitted use
PC = Use permitted conditionally suject to requirements of district
* = Limited permitted uses
** = Accessory use to a planned residential community
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Section 2.2 new definitions – DRAFT  1  June 12, 2012 
 

Proposed New Commercial Zoning Districts and Related Amendments to the Zoning and Land 
Development Ordinance 

Section 2.2: Definitions 

Add (or amend) the following definitions: 

Airport  Any area of land or water designated, set aside, used, or intended for use, for the landing and 
take‐off of aircraft, including runways, aircraft storage buildings, helicopter pads, air traffic 
control facilities, informational facilities, and devices, terminal buildings, and airport auxiliary 
facilities, including fences, lighting and antennae systems, on‐premise signs, driveways, and 
access roads. This term includes aircraft maintenance facilities, aviation instruction facilities, 
and heliports when part of a larger airport facility. 
 

Appliance Sales  Use of a site for indoor sale of nonportable equipment used for domestic functions, including 
but not limited to washers, dryers, refrigerators, freezers, and stoves. 
 

Art Gallery or 
Artist Studio 

The use of a site for (a) an establishment engaged in the sale or exhibit of art works including 
but not limited to paintings, sculpture, knitted goods, or potter; and/or (b) work space for one 
or more artists or artisans, or craftspersons, who may offer instruction in the creation of art 
works.   
 

Automobile 
parts, supplies 
and tire stores 

Stores that sell new automobile parts, tires, and accessories.  This use includes installation of 
new tires. 
 
 

Automobile 
repair, sales and 
service 

The use of a site for the repair and maintenance of automobiles, motorcycles, trucks, trailers, or 
similar vehicles including but not limited to body, fender, muffler, or upholstery work, oil 
change and lubrication, painting, and tire service, but excluding dismantling or salvage.    
 

Automobile, 
light truck and 
light trailer 
rentals, indoor 
 

Rental of automobiles, light trucks, light trailers, and vans, including a rental office but not 
including parking and servicing of vehicles for rent or lease.  Typical uses include auto rental 
agencies and taxicab dispatch areas 

Automobile, 
light truck and 
light trailer 
rentals, outdoor 
 

Rental of automobiles, light trucks, light trailers, and vans, including a rental office and 
incidental parking and servicing of vehicles for rent or lease.  Typical uses include auto rental 
agencies and taxicab dispatch areas. 

Bail Bond 
Services 

An establishment which provides sureties to procure the release of persons under arrest by 
becoming financially responsible for their appearance at the time and place designated. 
 

Bank with drive‐
through facility 

A bank that includes provisions for the conduct of banking services directly to the occupants of 
motor vehicles. 
 

Bar / Nightclub  An area primarily devoted to the serving of alcoholic beverages and in which the service of food 
is only incidental to the consumption of such beverages.  This use may include live 
entertainment (other than an adult use) that complies with Jefferson County noise restrictions. 
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Bicycle Parking 
Space 

A volume of space that can accommodate locked storage of one (1) bicycle at a bicycle rack, i.e. 
a fixture to which one or more bicycles can be securely locked. 
 

Bank  A financial institution that is open to the public and engaged in deposit banking, and that 
performs closely related functions such as making loans, investments, and fiduciary activities.  A 
bank does not include the Pawn Shop Services land use. 
 

Building 
Maintenance 
Services 

An establishment primarily engaged in the provision of maintenance and custodial services to 
firms rather than individuals. Typical uses include janitorial, landscape maintenance, or window 
cleaning services. 
 

Building 
Materials and 
Supplies 
 

An establishment which sells goods relating to construction which require a large floor area 
such as lumber, appliances, electrical supplies and plumbing supplies.  

Business 
Equipment Sales 
and Service 

An establishment primarily engaged in the sale, rental or repair of equipment and supplies used 
by office, professional and service establishments to the firms themselves rather than to 
individuals, but excluding automotive, construction and farm equipment. Typical uses include 
office equipment and supply firms, small business machine repair shops or hotel equipment 
and supply firms. 
 

Campground  An area or premises operated as a commercial enterprise, generally providing space for 
seasonal accommodations for transient occupancy or use by tourists occupying camping 
trailers, self‐propelled campers, tents, cabins and/or lodges.  A camp ground shall be designed 
for seasonal occupancy, as opposed to permanent year‐round occupancy, and shall not be 
construed to mean a Mobile Home Park as defined in this ordinance. 
 

Car Wash  A structure, or portion thereof, containing facilities for washing motor vehicles by hand or by 
using production‐line, automated or semi‐automated methods for washing, whether or not 
employing a chain conveyor, blower, steam‐cleaning or similar mechanical device. 
 

Commercial 
Blood Plasma 
Center 

The use of a site as a facility for the donation or sale by individual donors of blood plasma and 
other blood products, with the exception of whole blood. This land use does not include a blood 
bank. 
 

Contractor with 
no outdoor 
storage 

Use of a site for the business office of a general contractor or builder engaged in the 
construction of buildings, either residences or commercial structures.  The premises may 
include an enclosed space used for the housing and/or operating of machinery, the provision of 
services, the fabrication of building‐related products, and interior storage, but which does not 
use any exterior storage area other than incidental storage. 
 

Contractor with 
outdoor storage 

Use of a site for the business office of a general contractor or builder engaged in the 
construction of buildings, either residences or commercial structures.  The premises may 
include an enclosed space used for the housing and/or operating of machinery, the provision of 
services, the fabrication of building‐related products, and interior storage.  This use may include 
outdoor storage of building materials and heavy equipment such as road graders, dump trucks, 
cement mixers. 
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Convenience 
Store 

An establishment, not exceeding 10,000 square feet of gross floor area, engaged in the retail 
sale, from the premises, of food, beverages and other frequently or recurrently needed items 
for household use.  This land use does not include a gas station.  
 

Convention 
Center 

A facility designed to accommodate 500 or more persons and used for conventions, 
conferences, seminars, product displays, recreation activities, and entertainment functions, 
along with accessory functions including temporary outdoor displays, and food and beverage 
preparation and service for on‐premise consumption.  
 

Custom 
Manufacturing 

Use of a site for the manufacturing of products that are usually handmade and/or are made in 
small‐scale enclosed workshops, involving the use of hand tools, the use of domestic 
mechanical equipment, or a kiln. This category also includes incidental direct sale to customers 
of those goods produced on the site. Examples include clay products, glass blowing, jewelry, 
leatherworking, custom bookbinding, metalworking, and woodworking. 
 

Dry cleaning and 
laundry facility 

A facility at which clothing and other fabrics are dry‐cleaned or laundered for customers, 
utilizing processes which are in compliance with applicable state and federal laws. 
 

Dry cleaning and 
laundry pick‐up 
station; 
laundromat 

An establishment or business maintained for the pickup and delivery of dry cleaning and/or 
laundry, and that provides self‐service machines for use by customers for the washing or drying 
of clothes or other fabrics.  This use does not include the maintenance or operation of any 
other types of laundry or dry‐cleaning equipment or machinery on the premises. 
 

Dry cleaning and 
laundry services 

The use of a site for customer drop‐off and pickup of clothing or fabrics, to be laundered or dry‐
cleaned at an offsite location.  This use does not include use of a site as a Dry Cleaning and 
Laundry Facility.  
 

Dwelling, Single 
Family, Small Lot 

A single‐family detached dwelling meeting the site development standards for a Dwelling, 
Single Family, Small Lot as required by this ordinance. 
 

Electric Vehicle 
Charging Station 

A public or private parking space that is served by battery charging station equipment that has 
as its primary purpose the transfer of electric energy (by conductive or inductive means) to a 
battery or other energy storage device in an electric vehicle. 
 

Equipment 
Rental, Sales, or 
Service 

The use of a site for the sale or rental of trucks of one ton or greater capacity, tractors, 
construction equipment, agricultural implements, mobile homes, or similar heavy equipment, 
including incidental storage, maintenance, and servicing.  This use includes truck dealerships, 
construction equipment dealerships, and mobile home sales establishments. 
 

Exterminating 
Services 

The use of a site for the eradication or control of rodents, insects, or other pests with incidental 
storage on sites other than where the service is rendered. 

Food 
Preparation 

An establishment in which the principal use is the preparation of food and meals on the 
premises, and where such food and meals are delivered to another location for consumption.  
This use includes food preparation for catering. 

Gambling 
Facilities 

The operation or conducting of any games played with cards, roulette wheels, dice, craps, slot 
machines, video lottery terminals, mechanical, electro‐mechanical, or electronic amusement 
devices or machine for the return of money, cash, or prizes, or anything that could be 
redeemed for money, cash, or prizes. This definition does not apply to games of chance 
operated by charitable organizations licensed under West Virginia state law. 



Section 2.2 new definitions – DRAFT  4  June 12, 2012 
 

Gas Station  Buildings and premises for the supply and retail dispensing of motor fuels.  Accessory uses may 
include minor servicing and repair of automobiles; and sale of lubricants, batteries, tires, motor 
vehicle accessories, beverages, food, tobacco products and other retail merchandise; a car 
wash; and up to fifty (50) square feet of accessory outdoor storage and display area for goods 
offered for sale.  A gas station shall be classified as a “Gas Station, Large” if it exceeds any of the 
following criteria: four fuel pump islands, a total of eight fuel pumps, and/or a gas station 
combined with a convenience store of 3,000 square feet gross floor area. 
 

Gas Station, 
Large 

A gas station (as defined in this ordinance) exceeding any of the following criteria: four fuel 
pump islands, a total of eight fuel pumps, and/or a gas station combined with a convenience 
store of 3,000 square feet gross floor area. 
 

Gas Station, 
Limited 

A gas station (as defined in this ordinance) limited to two fuel pump islands and a total of two 
fuel pumps.  A Gas Station, Limited land use may include as an accessory use a convenience 
store with a gross floor area not to exceed 1,000 square feet gross floor area. 
 

Golf Course  A facility other than a miniature golf course for the playing of golf.  A golf course may include a 
clubhouse with rest rooms and locker rooms, may provide additional services customarily 
furnished such as swimming, outdoor recreation, and related retail sales; and may include a 
restaurant as an accessory use. 
 

Grocery Store  An establishment in which most of the floor area is devoted to the sale of food products for 
home preparation and consumption, which typically also offer other home care and personal 
care products, and which carry a broader range of merchandise than convenience stores.  A 
grocery store may include a pharmacy as an accessory use. 
 

Heavy Industrial 
Use 

Manufacturing or other enterprises with significant external effects, or which oppose significant 
risks due to the involvement of explosives, radioactive materials, poisons, pesticides, 
herbicides, or other hazardous materials in the manufacturing or other process.  This use also 
includes those land uses characterized by heavy trucking activity or extensive warehousing. 
 

Helipad  A facility without the logistical support provided by a heliport where helicopters take off and 
land. Helipads do not include facilities for maintenance, repair, fueling, or storage of 
helicopters. 
 

Heliport  An area designed to be used for the landing or takeoff of helicopters including operations 
facilities, such as maintenance, loading and unloading, storage, fueling, or terminal facilities. 
 

Hotel/Motel  A building in which lodging is provided and offered to the public for compensation, and which is 
open to transient guests and is not a Bed and Breakfast, Residential Care Home, Group 
Residential Home, Group Residential Facility, or Country Inn as defined in this ordinance.  A 
hotel/motel may include a restaurant, bar, personal and retail services, and entertainment as 
accessory uses. 
 

Kennel 
(amended) 

The boarding, breeding, raising, grooming, or training of more than six dogs, cats, or other 
household pets of any age not owned by the owner or occupant of the premises, and/or for 
commercial gain or as part of the operations of a not‐for‐profit organization. 
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Manufacturing, 
Heavy 

An establishment engaged in manufacturing, assembly, fabrication, packaging or other 
industrial processing of products primarily from extracted or raw materials or the bulk storage 
and handling of such products and materials, or an industrial establishment having potential to 
produce noise, dust, glare, odors or vibrations beyond its property line.  A land use that 
generates significant noise, odor, vibration, illumination, or particulate matter that has the 
potential to adversely affect adjacent land uses, or requires a significant amount of on‐site 
hazardous chemical storage, shall be classified under this land use. 
 

Manufacturing, 
Limited 

The manufacture, predominantly from previously prepared materials, of finished products or 
parts, including processing, fabrication, assembly, treatment and packaging of such products, 
and incidental storage, sales, and distribution of such products, but excluding basic industrial 
processing and custom manufacturing.  This category includes welding services. 
 

Medical/Dental/
Optical Office 

A facility other than a hospital where medical, dental, optical, mental health, surgical, and/or 
other personal health care services are provided on an outpatient basis, and that 
accommodates licensed primary practitioners (for example, chiropractors, dentists, medical 
doctors, optometrists, prescription opticians, psychologists, etc.) within a single office suite.  
 

Mobile home, 
boat and trailer 
sales 

Use of a site for the sale, rental or servicing of mobile homes, boats and trailers.  This use 
includes outdoor display of items for sale or rent, and accessory retail sale of merchandise 
related to mobile homes, boats and trailers.  This use does not include a gas station. 
 

Movie Theater  A building containing audience seating and one or more screens and auditoriums intended for 
the viewing of films.  A movie theater may contain a lobby and refreshment stand, and may 
include service of food and beverages to seated patrons.  Incidental use of a movie theater for 
community events and live performances is permitted. This use does not include an adult use or 
a bar/nightclub. 
 

Parking, 
Commercial 
Offsite 
Accessory 

Use of a site for the storage of motor vehicles, which is not accessory to any other use on the 
same or any other lot, and which contains parking space rented to the general public or 
reserved for individuals by the hour, day, week, or month. 

Pawn Shop 
Services 

An establishment that engages, in whole or in part, in the business of loaning money on the 
security of pledges of personal property, or deposits or conditional sales of personal property, 
or the purchase or sale of personal property.  This use does not include a Bank. 
 

Performing Arts 
Theater 

An establishment for the performing arts with seating for audiences. Such establishments may 
include related services such as food and beverage sales and other concessions.  
 

Personal 
services 

Establishments primarily engaged in providing individual services generally related to personal 
needs of a non‐medical type, including barber shops; beauty salons; chiropractic clinics; 
clothing rental; dry cleaning and laundry services; duplicating services; garment repair, pressing, 
and tailoring; massage therapy provided by licensed massage practitioner; photographic 
studios; psychic readers; real estate; self‐service laundromat; shoe repair; spas; tanning salons; 
travel agencies; video rental stores and other similar establishments. 
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Printing and 
Publishing 

A printing operation of an industrial scale, involving a process that is considered printing, 
imprinting, reproducing, or duplicating images and using printing methods including but not 
limited to offset printing, lithography, web offset, flexographic, and screen process printing.  
This use may include the production of books, magazines, newspapers and other printed 
matter. 
 

Professional 
Office 

A building used primarily for offices for administrative, executive, professional, research, or 
similar organizations; and for real estate, advertising, and insurance agencies and similar firms.  
No merchandise is sold on the premises.  An office building may include ancillary services for 
employees, such as a coffee shop.  This land use does not include a Medical/Dental/Optical 
Office. 
 

Recycling Drop‐
Off Center 

A building or site used for a drop‐off location for temporary storage of recyclable, recoverable 
or reuseable materials such as paper, cardboard, glass, metal, plastic, batteries and motor oil.  
Processing of materials is limited to separation.  This land use is intended for household or 
consumer use rather than commercial or industrial use.   The area dedicated a Recycling Drop‐
Off Center is limited to 1,000 square feet. 
 

Restaurant  A commercial establishment where food and beverages are prepared, served, and consumed 
primarily within the principal building and where food sales constitute more than 50 percent of 
the gross sales receipts for food and beverages. 
 

Restaurant, Fast 
Food 

Any establishment whose principal business is the sale of foods and or beverages in ready‐to‐
consume individual servings, for consumption either inside or outside the restaurant building or 
for carry‐out.  Customer orders and/or service may be by means of a window or walk‐up 
counter.  A fast food restaurant whose design or method of operation includes a drive‐up 
window or drive‐through service or includes service to customers in parked motor vehicles is 
classified as a Restaurant, Fast Food, Drive‐Through. 
 

Restaurant, Fast 
Food, Drive 
Through 

A fast food restaurant whose design or method of operation includes a drive‐up window or 
drive‐through service or includes service to customers in parked motor vehicles. 

Retail sales, 
limited 

Establishments of 10,000 square feet or fewer of gross floor area engaged in the sale or rental 
of goods for consumer or household use; excluding, however, animal sales or service; building 
materials and/or supplies, sales, or rental; and food sales or markets. Typical uses include sale 
of consumer goods or art or craft objects, flower shops, gift shops, boutiques, and book stores. 
 

Retail Store, 
Large 

A retail sales establishment located within one building with a gross floor area exceeding 
50,000 square feet. 
 

Shipping and 
Mailing Services 

Retail sales or business service establishment to facilitate the transmittal and receipt of letter, 
bulk and packaging mail.  This use does not include major processing of mail or packages or bulk 
mailing distribution centers, and does not include facilities owned or operated by governmental 
agencies such as the United States Postal Service. 
 

Shooting Range, 
Indoor 

A facility designed or used for shooting at targets with rifles, pistols, or shotguns, and which is 
completely enclosed within a building or structure.  The operations and design and design of an 
outdoor shooting range meet National Rifle Association standards.   
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Shooting Range, 
Outdoor 

The use of land for the safe discharge and use of rifles, shotguns, pistols, silhouettes, skeet, 
trap, black powder, or any similar firearm for the purpose of target practice, sport shooting, 
military/law enforcement training, mock war games, or temporary competitions.  The 
operations and design and design of an outdoor shooting range meet National Rifle Association 
standards.  This land use does not include Hunting, Shooting, Archery and Fishing Clubs and 
general hunting. 
 

Storage, 
Commercial  

An enclosed storage facility of a commercial nature containing independent, fully enclosed bays 
which are leased to persons exclusively for storage of their household goods or personal 
property. 
 

Transportation 
Terminal 

The use of a site for the provision of a facility for the loading, unloading, or interchange of 
passengers, baggage, or incidental freight or shipped materials between modes of 
transportation, and includes bus terminals, railroad stations, airport terminals, and public 
transit facilities.  This use does not include long‐term storage of shipped items. 
 

Vehicle Storage  The use of a site for long term storage for vehicles. This use includes storage of vehicles towed 
from private parking areas and impound yards, but excludes dismantling or salvage. 
 

Warehousing 
and Distribution, 
General 

Use of a site for the storage and sale of goods to other firms for resale, as well as activities 
involving significant movement and storage of products or equipment.  This use includes major 
distribution centers, frozen food lockers, motor freight terminals, moving or storage firms and 
similar high volume, high turnover facilities. Facilities may be characterized by extensive 
warehousing, frequent heavy trucking activity, open storage of material, or nuisances such as 
dust, noise, and odors. 
 

Warehousing 
and Distribution, 
Limited 

Use of a site for the small scale storage and sale of goods to other businesses for resale.  
Wholesale and warehouse area will be no more than 50,000 square feet in area and operate 
during conventional business hours.  Outdoor storage is limited to an area of 1,000 square feet.  
This use does not include major distribution centers, motor freight terminals, moving or storage 
firms and similar high volume, high turnover facilities, or a use described as a Storage, 
Commercial facility. 
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List of Related Zoning Ordinance Amendments 

Draft – 6/12/121 

 

Section 3.2 

Clarifies that administrative determinations can be made regarding land uses listed in the Zoning 
Ordinance. 

 

Section 4.4, Prohibited Uses 

Clarifies the permitted status of certain uses (such as prisons and gambling) in the new zoning 
districts. 

 

Section 4.10 

Clarifies that a site plan must not only be submitted but also approved prior to initiation of 
development. 

 

Section 4.11 

Clarifies the landscaping requirements for an industrial use. 

 

Table 4.11-1 

Setback requirements are relocated to Appendix B. 

Screened buffer requirement added for multi-family development adjacent to commercial or 
industrial development. 

 

Section 5.1 

Addition of new zoning districts to list of districts. 

 

Sections 5.4, 5.6, 5.7, 5.8. 5.10 

Lists of permitted uses are replaced with a statement that “uses that are permitted, conditional, and 
not permitted in this district shall be as indicated in Appendix C, Principal Permitted Uses Table.”   

These revised sections also state that uses shown as conditional uses shall be subject to the 
Compatibility Assessment Meeting process pursuant to Article 7, Section 7.6 inclusive. 

                                                            
1 The recommendations in this document are unchanged from the 4/10/12 draft. 
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Section 5.6D 

Removal of statement that yard requirements in the Industrial - Commercial District apply to a 
commercial use in any other district.  These yard requirements do not apply to the new districts, 
each of which has its own set of yard requirements. (Where 5.6D is applicable in the ordinance 
has been so noted elsewhere.) 

This section also includes clarification regarding the applicability of buffer requirements to 
access drives. 

 

Section 5.8B 

Clarifies the impervious surface limit requirements for the Residential - Light Industrial - 
Commercial district. 

 

Section 5.8C 

Clarifies that the Compatibility Assessment Meeting requirement does not apply to a building 
located within a shopping center shown on an approved site plan for restaurants where the 
primary mode of food distribution is by pick-up counter or drive in window and convenience 
stores (food stores not in excess of 10,000 square feet gross floor area). 

 

Section 6.3 

Clarifies that the soils component of the LESA scoring process is not applicable when the 
development is proposed to be located in an existing building, on an existing paved or disturbed 
area, or entails an expansion of less than 1,000 square feet total of an existing building and/or an 
existing paved area. 

This revised section would also include a sentence relocated from Section 6.5D, in order to 
improve the clarity of this Article. 

 

Section 8.1 

Clarifies that the larger setbacks required for Adult Uses do apply when the use is located in the 
vicinity of the Neighborhood Commercial, Planned Neighborhood Development, or 
Office/Commercial Mixed Use zoning districts. 

 

 

 



3 
 

Section 8.12 

Clarifies the permitted status of fireworks sales in the Industrial - Commercial, Residential - 
Light Industrial - Commercial, General Commercial, Highway Commercial, Light Industrial, and 
Major Industrial zoning districts. 

 

Section 12.2 

Changes the time periods required for posting and adjoiner letters for a zoning map amendment 
request, from “at least 30 days” to “not less than 20 and not more than 28 days.”  The reason for 
this change is that the 30-day requirement does not allow a zoning map amendment case to be 
scheduled on the next Planning Commission meeting following the applicant’s presentation of a 
map amendment petition.  In order to ensure that the public hearing schedule for zoning map 
amendments remains consistent the timelines established in the West Virginia Code, this change 
is recommended. 

 

Section 12.3 

Clarifies that there are additional requirements for the processing of a zoning map amendment 
request for the PND District. 

 

Appendix A, Residential Site Development Standards Table 

1. New commercial zoning districts and site development standards added to table. 
2. Site development standards for “Small lot single-family detached dwelling” added to 

table.  
3. Deletion of statement that table is for reference purposes only, and clarification that table 

will prevail in the event of a conflict with the ordinance. 

Appendix B, Non-residential Site Development Standards Table 

1. New commercial zoning districts and site development standards added to table. 
2. Columns showing setbacks for parking and drive aisles are proposed to be relocated from 

Table 4.11-1 in order to consolidate setback requirements into one table. 
3. Establishes maximum building heights for non-residential uses in the Village District 

(35’) and the Residential - Light Industrial - Commercial District (60’).  The ordinance 
does not currently establish height limits in these districts. 

4. Street side yard building setbacks added. 
5. Amended note regarding maximum building height. 
6. Deleted note referencing section 5.6D. 
7. Deletion of statement that table is for reference purposes only, and clarification that table 

will prevail in the event of a conflict with the ordinance. 
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Appendix C, Permitted Uses Table 

1. Addition of various new commercial land use names (please see table). 
2. Establishment of Dwelling, Single Family, Small Lot use. 
3. Deletion of statement that table is for reference purposes only, and clarification that table 

will prevail in the event of a conflict with the ordinance. 
4. Addition of new zoning districts and permitted/conditional/not permitted status of each 

land use for the new districts. 
5. Addition of permitted/conditional/not permitted status of each land use for the existing 

zoning districts. 
6. Edits to names of some existing land uses, such as Shooting Range; Garbage or dead 

animal reduction or processing; Branch bank; Retail food store, limited; Dry cleaning; 
Non/not-for profit commercial uses. 

7. Proposed change in status for some land uses as highlighted in yellow on the table. 
8. Amendment of footnote regarding conditional uses. 
9. Correction of errors regarding the status of Wireless telecommunications facilities, 

Agricultural Tourism, Farm Brewery or Winery, and Farm Vacation Enterprise. 
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Email:  planningdepartment@jeffersoncountywv.org          Phone:     (304) 728‐3228   
Email:  zoning@jeffersoncountywv.org              Fax:     (304) 728‐8126 

Director’s Report 
June 12, 2012 

Planning Commission Meeting 

1) Activity Report (attached)  

2) Recent CC Actions: 

a) Public Hearing to Consider Amending vesting provisions of the Subdivision Regulations 
or other ordinance based on a request by JCCEP (5/31/12) – discussion/action 
scheduled for 6/21/12 

3) Upcoming CC Actions: 

a) Public Hearing on the landowner-initiated petition to amend the County Zoning Map for 
a 8.98 acre property owned by Gene Capriotti (June 14, 2012 7 pm) 

b) Discussion of Proposed Timeline for Comp Plan (after PC’s July 2012 meeting) 

4) Upcoming PC meetings: 

a) June 26, 2012 (special called meeting) 

 2 waivers for time extensions related to Beallair and Beallair West 
b) July 10, 2012 

 Waivers for time extensions 

JEFFERSON COUNTY, West Virginia 
Departments of Planning and Zoning 

116 East Washington Street, 2nd Floor 
Charles Town, WV 25414 

 

 










