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County Planning Commission

September 3, 2025

Lowell Rose

Greenbrier County Commission
912 Court Street N

Lewisburg, West Virginia 24901

RE: Greenbrier County Comprehensive Plan
Recommendation to Adopt

Dear President Rose:

As you know, the current comprehensive plan was adopted on October 14,
2014, and comprehensnve plans are required to be updated every ten years.

Since receiving a directive to update the 2014 comprehensive plan, the Planning
Commission has conducted public input according to its public input plan,
including the conduct of a public hearing on August 27, 2025.

On behalf of the Planning Commission, I ampleased to present you with a
comprehensive plan update, which, after considerable e public input and effort by
many individuals, the document was unanimously recommended by the
Planning Commission at its September 3, 2025 meeting for adoption by the
County Commission.

Please do not hesitate to contact me if you have any questions or concemns
regardmg the process of updating the comprehensive plan or its preparation.

Kind regards,

%&wm.s

Dan Edwards 8¢
President




GREENBRIER COUNTY 2035

COMPREHENSIVE PLAN

Vision Statement

Greenbrier County envisions a thriving, resilient community that honors its natural
beauty, rich heritage, and unique character while fostering sustainable growth,
economic opportunity, and a high quality of life for all residents. Through
collaboration, innovation, and stewardship, we will build a future that preserves
what we value most—our land, our people, and our way of life.
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INTRODUCTION

The West Virginia Code defines a Comprehensive Plan as “a plan for physical development,
including land use, adopted by a governing body, setting forth guidelines, goals and objectives
for all activities that affect growth and development in the governing body’s jurisdiction.” W.Va.
Code §8A-1-2. The Greenbrier County Comprehensive Plan does not govern land use activities
within the boundaries of any of the incorporated communities.

The Comprehensive Plan is a written statement of the community’s goals and aspirations with
regard to land use patterns and community assets. Greenbrier County last updated its
Comprehensive Plan in October of 2014.

Purpose. The general purpose of a comprehensive plan is to guide the County Commission to
accomplish a coordinated and compatible development of land and improvements in accordance
with present and future needs and resources. W.Va. Code §8A-3-1(a).

The West Virginia planning code enumerates the following specific objectives:

e Set goals and objectives for land development, uses and suitability to inform land use
decisions;

¢ Promote consistency;

e Coordinate all governing bodies, units of government and other planning
commissions to ensure that all comprehensive plans and future development are
compatible;

e Create conditions favorable to health, safety, mobility, transportation, prosperity, civic
activities, recreational, educational, cultural opportunities and historic resources;

e Reduce the wastes of physical. financial, natural or human resources which result
from haphazard development, congestion or scattering of population;

* Reduce the destruction or demolition of historic sites and other resources by reusing
land and buildings and revitalizing areas;

¢ Promote a sense of community, character and identity;

e Promote the efficient utilization of natural resources, rural land, agricultural land and
scenic areas;

e Focus development in existing developed areas and fill in vacant or underused land
near existing developed areas to create well designed and coordinated communities;
and

¢ Promote cost-effective development of community facilities and services.
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Review of Prior Plan Adoptions and Current Plan and Amendments

The Comprehensive Plan currently in effect was recommended to the Greenbrier County
Commission by the Planning Commission and subsequently adopted by the County Commission
on October 14, 2014. In 2023, amendments to the 2014 Comprehensive Plan were recommended
by the planning commission and adopted by the County Commission.

JURISDICTIONAL AND LEGAL LIMITATIONS

County Authority

As a political subdivision of the State of West Virginia, Greenbrier County derives its authority
from the state, and as such, its authority must be by express delegation. Chapter 8A of the West
Virginia Code is the delegation of authority by which counties may plan for the orderly
development and use of land through the implementation of a comprehensive plan, subdivision
ordinance and zoning.

Counties are authorized by statute to create a planning commission through which the county
may adopt a comprehensive plan. The Greenbrier County Comprehensive Plan does not apply to
land use decisions within the boundaries of municipal corporations, which are instead subject to
the jurisdiction of the municipal planning authority. The separation of authority for land use
planning between counties and municipalities can lead to a lack of consistency and coordination
across jurisdictional boundaries, and for this reason, coordination of land use planning between
legal jurisdictions can promote consistency.

Preemption: Preemption is a legal doctrine whereby the law of the superior jurisdiction
conflicting with the law a lower jurisdiction will supersede the lower jurisdiction’s law.
Preemption can be implied, such as when the conflict is not intentional, or express, such as when
the higher jurisdiction intentionally preempts the lower jurisdiction. The West Virginia
Legislature has eroded local control over land use planning decisions by passing successive
legislation that preempts local jurisdictions from addressing certain land uses in local planning
codes. The purpose of land use controls is for the protection of the health, welfare and safety of
the local community. An erosion of local authority to implement local land use controls erodes
those protections.
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Land use planning is crucial for counties’ social and economic stability, impacting
development, resource protection, energy conservation, community services and overall
quality of life. Counties must balance competing priorities when making land use planning
decisions, including the need to increase economic development opportunities, generate tax
revenue, protect private property rights, deliver essential public services and ensure public
safety, all while safeguarding natural resources and promoting agricultural vitality.

National Association of Countics

Municipal Authority

There are nine incorporated areas within the county which are not subject to county land use
controls. Each municipality has the ability to promulgate its own land use controls, including
building codes, subdivision requirements, zoning, and floodplain ordinance, among other things.
While each of the jurisdictions have autonomous authority from one another, it is recognized that
a coordinated land use planning effort amongst the jurisdictions and the county will produce the
greatest benefit to their communities.

PUBLIC PARTICIPATION

Chapter 8A requires a planning commission to include public participation throughout the
process of studying and preparing a comprehensive plan. Specifically, W.Va. Code §8A -3-6(c)
requires the adoption of procedures for public participation throughout the process of studying
and preparing or amending a comprehensive plan. The Planning Commission adopted a Public
Participation Plan at its Special Meeting on December 18, 2024.

Information Outreach. Information about the Comprehensive Plan and messaging regarding
the planning process was released to local news organizations, the county website, social media
outlets and presented in person to community organizations such as garden clubs, Ruritan clubs,
and environmental organizations. A Planning Advisory Committee was utilized, key community
partner organizations and stakeholder groups were identified and contacted with information
about the planning process.

Community Surveys. Community surveys were designed by the planning staff in collaboration
with the Greenbrier Environmental Group and conducted through the Survey Monkey platform.
Public participation in community surveys was encouraged by announcements through news
outlets, community organizations, social media, and printed materials. The Community Survey
was launched on January 13, 2025, and a total of 931 surveys were completed by community
members before the survey was closed in June. Preliminary survey results were presented by the
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Greenbrier Environmental Group at the Planning Commission’s Regular Meeting on March 26,
2025, and were highlighted during the community meetings.

The Advisory Committee is a group of volunteers with past experience on the Planning
Commission and was engaged primarily through electronic communication and meeting
participation.

A stakeholder list was developed and utilized to provide information and encourage engagement
in the process, and many attended meetings. Interviews were held with key stakeholders
regarding specific subject matter arcas.

Community Meetings were conducted with four workshop style meetings held on the following
dates at the following locations:

Greenbrier County Planning Commission Official Actions:

e At the Planning Commission’s Regular Meeting on July 23, 2025, a Draft
Comprehensive Plan was approved for public release to begin the public comment
process.

e An Open House was conducted on August 6, 2025, at which time the Draft
Comprehensive Plan was presented. Announcements regarding the public input
process were made with regard to how and when public comments regarding the
Draft Comprehensive Plan could be submitted.

« Input from other affected governing bodies and units of government was requested in
writing by the Planning Commission.

e After publishing a Class I legal notice and publishing notice on the county website
and social media platforms, a Public Hearing on the Comprehensive Plan was held on
August 27, 2025.

e Atits meeting on September 2025, the Planning Commission voted to
recommend adoption of the Comprehensive Plan by the County Commission.

Greenbrier County Commission Official Action

The Greenbrier County Commission adopted the plan without significant changes at a
meeting on . 2025.
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General Statutory Requirements for Comprehensive Plan:

W.Va. Code §8A-1-2(c) defines a comprehensive plan as “a plan for physical development,
including land use, adopted by a governing body, setting forth guidelines, goals and objectives
for all activities that affect growth and development in the governing body’s jurisdiction.”

The Comprehensive Plan is “a written statement on present and future land use and development
patterns consisting of descriptive materials, including text, graphics and maps, covering the
objectives, principles and guidelines for the orderly and balanced present and future economic,
social, physical, environmental and fiscal development of the area under the jurisdiction of the
planning commission.” W.Va. Code §8A-1-4(a).

Required elements:

»
\;.

Y

VVVYYVY

A statement of goals and objectives concerning present and future land development;
A statement of recommendations concerning future land use and development policies
that are consistent with the goals and objectives set forth in the comprehensive plan;
Maps, plats, charts and/or descriptive material presenting basic information on the land
included in the comprehensive plan, including present and future uses.

A timeline on how to meet short and long-range goals and objectives;

An action plan setting forth implementation strategies;

A financial program for goals and objectives that need public financing;

A program to encourage regional planning, coordination and cooperation with other
governing bodies, units of government and planning commissions.
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GREENBRIER COUNTY: AN OVERVIEW o

Greenbrier County, located in southeastern West Virginia, was created by an act of the Virginia
General Assembly in 1777 from lands that were originally part of Botetourt and Montgomery
Counties (Virginia). Until the early 1800s, most of the development in the Greenbrier River
Valley followed organic crossroad settlement patterns, organized around an economic or
transportation-related focal point: a trading post, a crossroads, or a mill, a river or a rail yard.

Greenbrier County includes the incorporated communities of Alderson, Falling Springs (Renick),
Lewisburg, Quinwood, Rainelle, Ronceverte,
Rupert and White Sulphur Springs. The town of
Alderson straddles the Greenbrier River and is
located in both Monroe and Greenbrier Counties.

POPULATION TRENDS
Projected Growth Rates

Population rates in Greenbrier County are following
the overall trend in West Virginia of population loss
due to a declining birth rate and net migration loss.
Based upon U.S. Census data the population counts
for Greenbrier County, West Virginia and the United
States are as follows: o

Population Density

Based upon 2020 Census data, the population of Greenbrier County was 32,977. With a
landmass of 1,025 square miles, Greenbrier County has a population density of 32 people per
square mile, half that of the population of West Virginia (74 people per square mile) United
States as a whole with a population density of 93.8 people per square mile. The relatively low

! Bureau of Business and Economic Research, College of Business and Economics, West Virginia University,
October 2022, https://business.wvu.cdu/files/d/73f29801-fb12-40d4-b8d0-5802a29742be/wvsummary_2022.pdf.

fld

* Weldon Cooper Center for Public Service, University of Virginia, h g -
population-projections (July 1, 2024). ,'-)
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population density of Greenbrier County is largely due to the large agricultural and silvicultural

land use base.

Demographics

The West Virginia Office of Vital Statistics estimates the 2020 age distribution for the population
in Greenbrier County to be as follows:

Population Pyramid: Population by Age and Sex
in Greenbrier County, West Virginia
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Source: https://data.census.gov/vizwidget?e=050XX00US54025&infoSection=Age+and+Sex

Housing Units

The 2020 Census indicates that there are 17,807 housing units in Greenbrier County, a decrease

from 18,980 units in 2010,
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Building permits are issued by the Greenbrier County Planning & Permits Office for the
construction of new structures or improvements to existing structures in the unincorporated arcas
of Greenbrier County. The number of permits issued has mostly increased over the last ten years
as follows:

Substandard Housing

Of the 14,710 total occupied housing units in the report area, 3,197 or 21.73% have one or more
of the following conditions: 1) lacking complete plumbing facilities, 2) lacking complete kitchen
facilities, 3) with 1 or more occupants per room, 4) selected monthly owner costs as a percentage
of household income greater than 30%, and 5) gross rent as a percentage of household income
greater than 30%. Source: U.S. Census, American Community Survey, 2019-2014 Five Year
Estimates.

Age of Housing Stock in Greenbrier Coun
All Housing Units by Age (Time Period Constructed), Total

Greenbrier County, WV 5202 4593 4,848 2193 970 77
West Virginia 279579 209343 14,599 96195 s5143 4794
United States 323,798 3473949 36,755,929 19,324 640 12,736,038 1,644,980

Data Source: US Census Burenu, American Cammunky Seevey. 2019 239 Snow move detalls
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Cost Burdened Households

A household that spends more than 30% of its income on rent or mortgage is a cost burdened
household, which can be an indicator of housing affordability in an area. According to the U.S.
Census Bureau American Community Survey five-year estimate for 2019-2014, 39.57% of
renter-occupied households in Greenbrier County were cost-burdened, compared with 20.84%
overall in the county, and 29.28% overall in the United Staes.

IMPLEMENTATION OF THE COMPREHENSIVE PLAN

The Comprehensive Plan is largely implemented through land use measures such as the Future
Land Use map, the Zoning Map and Ordinance, and the Subdivision Ordinance, among other
things. Unless conditions Chapter 8A of the West Virginia Code requires that land use decisions
by the Board of Zoning Appeals, Planning Commission and County Commission be consistent
with the Comprehensive Plan so that the community’s vision is implemented. Land use decisions
that are made inconsistent with the Comprehensive Plan must be supported by a finding that
“there have been major changes of an economic, physical or social nature within the area
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involved which were not anticipated when the comprehensive plan was adopted and those
changes have substantially altered the basic characteristics of the area.” W.Va. Code §8A-7-8.

IMPLEMENTATION OF LAND USE PLANNING BY ADMINISTRATIVE BODIES

The implementation of land use planning and development codes in Greenbrier County is
achieved in part through the recommendation of new and updated land use planning and
development codes and the enforcement of those codes. The members of the administrative
bodies are appointed by the Greenbrier County Commission.

The Board of Zoning Appeals is a quasi-judicial administrative body of five community
members appointed by the County Commission which hears appeals from the administrative
actions under the zoning ordinance, hears requests for variances and conditional use permits in
accord with the county zoning ordinance.

The Planning Commission is an administrative body of community members appointed by the
County Commission that serves primarily an advisory capacity to the County Commission in that
it prepares and recommends comprehensive plan updates, recommends zoning changes, and
recommends the adoption and/or revision of development codes. The Planning Commission also
makes determinations regarding proposed development in some circumstances such as
subdivision requests.

The Building Code Board of Appeals is an administrative body of community members
appointed by the County Commission and serves in a quasi-judicial capacity to hear and decide
appeals from administrative actions taken under the Building Code and the Floodplain
Ordinance.
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CHAPTER I: LAND USE

Required: Designate the current and set goals and programs for the proposed general distribution,
location and suitable uses of land.

GEOGRAPHICAL CHARACTERISTICS OF THE LANDMASS

Mountainous Terrain. The county lies within the Allegheny Mountains, part of the larger
Appalachian range resulting in elevations that vary significantly, ranging from about 1,500
feet in valleys to over 4,000 feet in the higher mountain ridges, such as those near Kate’s
Mountain and Droop Mountain.

Karst Topography. Much of Greenbrier County is underlain by limestone, which has been
eroded over time to create karst features such as caves (e.g., Organ Cave and Lost World
Caverns); sinkholes and underground streams. Greenbrier County is one of the most
significant karst landscapes in the eastern U.S,

Greenbrier River System. The Greenbrier River, a major tributary of the New River, flows
through the county providing important natural habitats and recreational opportunities.

Forests. The county is heavily forested, with large areas of managed hardwood forests and
forested public lands such as parts of the Monongahela National Forest and the Greenbrier
State Forest. In 2020, Greenbrier County had 208,000 hectares (approximately 514,000
acres) of natural forest, covering 79% of its land area.

Agriculture. The valleys and floodplains of the county support agriculture such as livestock
grazing and hay production, however the uplands tend to be more rocky and forested with
55,995 acres of woodland within farms.

Geographical Constraints on the Availability of Buildable Land

Steep Slopes. The landmass of Greenbrier County is characterized by steep slopes, which limits
the suitability of land for building. According to the West Virginia Encyclopedia, approximately
two-thirds (about 66%) of the county's land area has a slope greater than 20 percent.

Additionally, 18 percent of the land features slopes steeper than 40 percent, while only about 11
percent consists of slopes less than 10 percent. Steep slopes present challenges to development of
the built environment of structures and infrastructure.

The USDA web soils survey provides an up to date analysis of the suitability of a specific site for
several types of building and development through an interactive mapping tool available at:
https://websoilsurvey.nres.usda.gov/app/WebSoilSurvey.aspx. Among other things, the soil map
includes an analysis of soil depth and slope.
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14
Karst Terrain. The Karst terrain can pose challenges to development of the built environment o
because the dissolution of limestone beneath the surface can create unstable ground conditions
including, sinkholes, undetected voids and underground cavities. Responsible development
includes geotechnical investigation and accommodation of the presence of karst by careful
engineering, all of which can increase the cost of development.

Floodplain. Approximately 21,615 acres of Greenbrier County, West Virginia, are designated as
floodplain areas, accounting for about 3.3% of the county’s total land mass area. Development in
the floodplain requires a hazard assessment and incorporation of mitigation technologies into the
building design. Detailed floodplain maps and information on flood risk zones in Greenbrier
County are available by utilizing a very easy to use interactive West Virginia Flood Tool
developed by the West Virginia GIS Technical Center.

Characteristics of the Rural Landscape

Requirement: Consistent with the land use component, identify land that is not intended for
urban growth and set goals, plans and programs for growth and/or decline management in the
designated rural area.

The US Census bureau defines rural as any area outside of an urban area, but for the purposes of

the Comprehensive Plan, the term will be used to mean the areas of Greenbrier County that are o
characterized by low population density, agricultural or forested areas lacking substantial

infrastructure and development, and which are located outside the boundaries of incorporated

municipalities.

Agricultural Lands

Agriculture is a heritage land use and industry for Greenbrier County hallmarked by
family-owned operations that serve as links to the past, preserving the rural landscape and
identity of the County. Greenbrier County has a large number of farms and agricultural
endeavors. As of the 2022 Census of Agriculture, there are 770 farms in Greenbrier
County, occupying 175,026 acres. The average size of the farm is 227 acres, with 85% of
farm sales from livestock and 15% from crops. Fourteen percent, or 106 farms, have
gross revenues of more than $50,000 per year. Source: USDA, National Statistics Service,
2022 Census of Agriculture.

Economic pressures from the demand for low-density residential development and
diminished economic viability of small-scale farming threatens small-scale agriculture as
a land use in the County. Agricultural census data demonstrates the shift from small
locally owned agricultural operations to large-scale industrial farming (USDA ERS
2024). States outside West Virginia address the pressures on the small-scale or family
farm as a land use by assigning arcas in which these uses are prevalent with a protected
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land use status. However, recent legislation in West Virginia hampers the use of land use
planning measures to protect the rural landscape by preempting local authority to
implement such measures. (SB 242, SB 171 citations).

Land Conservation. — Recommend programs to conserve and protect wildlife, natural habitats,
sensitive natural areas, green spaces and direct access to sunlight.

Public Lands. Approximately 8% of Greenbrier County's landmass is comprised of the
Monongahela National Forest, equating to roughly 52,000 acres of national forest land
within the county. In addition to the national forest, Greenbrier State Forest occupies over
5,100 acres in the southeastern part of the county, near White Sulphur Springs. Thus, a
total of 57,100 acres of Greenbrier County consists of public lands not available to
development under current law.

Land Conservation. Land conservation in Greenbrier County has been achieved through
the Farmland Protection Program, the Natural Resource Conservation Service, The
Nature Conservancy, WV Land Trust/Archaeological Conservancy (Arbuckle’s Fort) and
the West Virginia Cave Conservancy, the New River Conservancy and the Greenbrier
River Watershed Association. The US Natural Resources Conservation Service and the
WYV Agricultural Land Protection Authority also participate in the acquisition of
conservation easements for the protection of agricultural lands in Greenbrier County.

. Community Survey Results: Overall, public input reveals that the community values preservation
of the natural beauty and agricultural heritage of the county but input also reveals concern
regarding the lack of housing options.

GOAL: Preserve the rural character of Greenbrier County while allowing for coordinated
land development.

IMPLEMENTATION: Continue county support for the Greenbrier County Farmland
Protection Program.

IMPLEMENTATION: Maintain current densities in the Open Space Conservation
District and allow low impact accommodations in the higher density districts.

IMPLEMENTATION: Study the Subdivision Ordinance for opportunities to provide
incentives for conservation subdivisions including technical support for such
developments.

While development densities in the unzoned areas are likely to remain low due to the limited
availability of public water and sewer, if pressure for new housing increases significantly, the
community may need to consider whether to expand the area subject to county zoning.
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Preferred development areas. — The Comprehensive Plan, consistent with the land use
component, is required to identify areas where incentives may be used to encourage
development, infill development or redevelopment in order to promote well designed and
coordinated communities and prevent sprawl.

Existing Development Patterns: With the exception of the Town of Alderson, development in
Greenbrier County is largely clustered along the east/west corridor of route 60 and north/south
along the route 219 corridor, which intersects Lewisburg where the majority of development is
centered. Due to septic constraints posed by steep slopes and karst terrain, intensive development
is largely determined by access to public water and sewer facilities (see infrastructure map).

Renewal and/or redevelopment is more fully discussed under the housing section of the
Comprehensive Plan in the section addressing the county demolition program. However,
consistent with the land use component, 2023 amendments to the 2014 Comprehensive Plan
identified the areas from Sam Black to Rainelle; Route 60 and 1-64 between the City of White
Sulphur Springs and the City of Lewisburg; and Route 92 outside of White Sulphur Springs for
renewal and/or redevelopment areas as meeting the definition of slums and blighted areas under
the West Virginia Code.

HIGHLIGHT: DEMOLITION PROGRAM

Brownfields/commercial structures have been included in the demolition program. An
example of brownfields redevelopment efforts through the dilapidated structures program
is a public/private partnership with Exxon to remediate the property and make it available
for redevelopment (pictures below).

Former Exxon station in Crawley, WV (pre-demolition)
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Post-demolition of former Exxon station in Crawley, WV

The county’s demolition program also supports infill residential development by removing
dilapidated structures which readies residential lots for redevelopment.

Community design. — Consistent with the land use component, set goals, plans and programs to
promote a sense of community, character and identity.

In Greenbrier County, community design is largely influenced through performance standards
expressed in the zoning ordinance and through requirements for major subdivisions in the
subdivision ordinance. While the Greenbrier County Zoning Ordinance applies to less than 10%
of the county’s landmass, the subdivision ordinance applies to the entire county with the
exception of incorporated municipalities and state or federally owned land.

LAND USE TOOLS

A note about land use planning: Land use decisions can lead to conflict between an individual
desiring change in the use of their land and their neighbors. However, the ethics of reciprocity
must be considered when balancing the interests of the larger community with the rights of the
individual, recognizing while both have standing, both also have responsibility to act in the best
interests of the community as a whole.

County ordinances impacting land use include: the zoning ordinance, subdivision ordinance,
building code, floodplain ordinance, sexually oriented business ordinance, telecommunications
ordinance and the farmland protection program.



Zoning Ordinance.

The zoning ordinance is a fundamental planning tool that shapes how the community grows and
functions. It helps balance individual property rights with the greater good, guiding development
in a way that is orderly, fair, and aligned with community values and goals.

A zoning ordinance has been in effect in Greenbrier County since 1973. Less than 10% of the
landmass of Greenbrier County is subject to the county zoning ordinance. Natural constraints on
building due to steep slopes, karst terrain and floodplain as well as the availability of public
water and sewer operate to limit development densities in the county as a whole. The largest
zoning district according to landmass is Open Space Conservation with a goal of low density
development where only one residential dwelling unit per parcel is allowed.

Zoning is a helpful tool to promote community values for land use in the following ways:

e Organizes Land Use by preventing conflicting uses, like placing a noisy factory next to a
school or neighborhood and promotes the alignment of land use with the community’s
vision for growth and development.

e Protects Property Values by maintaining the character and quality of neighborhoods
through compatible development and avoiding nuisances and uses that could negatively

affect property values. o

e Promotes Public Health and Safety by promoting adequate light, air, and open space
around buildings, managing traffic flow, emergency access, and public utilities.

e Encourages Smart Growth through efficient infrastructure planning (like water, sewer,
and roads); promotes mixed-use development, and sustainable land use; discourages
sprawl to preserve rural landscapes.

e Gives Citizens a Voice by providing notice and including a public hearing process for
rezoning and variances so that the citizens can participate in decisions that affect their
community.

e Supports Economic Development by providing certainty to developers and businesses by
clarifying what can be built and where and encourages investment by reducing conflicts
and delays in the development process.

For a community like Greenbrier County, even though it is geographically limited, the zoning

ordinance helps protect its rural character, manage growth responsibly, and ensure development
is safe, attractive, and compatible with local needs.
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Subdivision Ordinance

The Greenbrier County Subdivision Ordinance was first adopted in 2008 and remains largely
unchanged. While the ordinance applies to any division of land, the requirements are largely
focused on residential development.

The subdivision ordinance is another important tool that works in concert with the zoning
ordinance to assist the county in community planning and development. It establishes rules and
standards for dividing land into smaller parcels, typically for housing or commercial
development.

e Protects Public Health and Safety by ensuring safe road access for residents, proper
drainage and emergency vehicle routes. Maintains standards for adequate public water
supply, sewage disposal and other utility services. Promotes hazard mitigation by
discouraging development in hazard-prone areas (e.g., floodplains, steep slopes, karst
terrain).

* Encourages Orderly Growth by guiding development to coordinate with existing and
planned infrastructure (like roads and schools). Supports the implementation of the
county’s comprehensive plan and land use goals.

» Protects Property Values for residents of the subdivision and surrounding neighborhoods
by ensuring that subdivisions are well-designed, with appropriate lot sizes, setbacks, and
road standards and reducing the risk of incompatible land uses or poorly planned
development that can devalue neighboring properties.

* Promotes Fairness and Transparency by establishing clear rules for developers and
landowners, creating a level playing field. Includes public review processes, allowing
consideration of community input in how their community grows.

o [fficient Allocation of Public Resources by preventing the need for expensive fixes to
poorly built roads, storm drains, or unsafe lots and by encouraging infrastructure
development that is cost-effective and sustainable for county and local government.

Like the zoning ordinance, the subdivision ordinance balances private property rights with the
public interest, ensuring that development supports a safe, attractive, and sustainable community
for current and future residents. The subdivision ordinance also functions as an important
landowner or homeowner protection tool in that it helps avoid the creation of unbuildable lots
due to septic or other constraints,

Community Input: Discussion during community input events indicates a lack of understanding
among development professionals of how the subdivision ordinance operates in practice with a
common misconception of the difficulty posed by the major subdivision process.
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GOAL: Provide greater community outreach and technical support to developers, realtors
and builders for compliance with the subdivision ordinance.

IMPLEMENTATION: Planning Commission with assistance from the planning
department shall develop community outreach materials and encourage collaboration
with proponents of development.

GOAL: Clarify the Subdivision Ordinance to clarify the major subdivision approval
process, provide incentives for connected development and utilize green infrastructure;
provide development standards for commercial development.

IMPLEMENTATION: The Planning Commission shall review the subdivision ordinance
to update the major subdivision process and include development standards for
commercial development.

GOAL: Better organize the major subdivision application process in order to guide
applicants through the process of obtaining permits from other state and local agencies
necessary 1o the subdivision permitting process.

IMPLEMENTATION: Reform the subdivision application forms for migration to the
Cloud Permit process and clarify requirements for minor and major subdivisions. o

GOAL: Clarify requirements of subdivision for commercial development and
development that does not include division of land.

IMPLEMENTATION: Planning Commission to review current zoning ordinance and
recommend revisions to address commercial development and development that does not
include the division of land (e.g., rental unit development).

Floodplain Ordinance

The current floodplain ordinance was adopted in 2023 to reflect changes in the National Flood
Insurance Program (NFIP). W.Va. Code §7-1-3v authorizes County Commissions to adopt the
National Flood Insurance Act of 1968 (Public Law 91-152, as amended). The county has adopted
the National Flood Insurance Act through the promulgation of a local floodplain ordinance,
which is primarily administered by identification of whether the location of proposed
improvements is within a flood prone area as identified by Federal Emergency Management
Agency maps. The State of West Virginia maintains a flood tool for this purpose, which may be
accessed here: https://www.mapwv.gov/flood/

Through its certified floodplain manager and code official, the county is also very involved in
enforcement of the floodplain ordinance through identification and action to correct unpermitted
land disturbance and improvements in the floodplain. The county participates in the Community o

Page 18



Rating System and receives high scores from the NFIP which correlate to lower flood insurance
premiums for policy holders.

Building Code

W.Va. Code §7-1-3n authorizes counties to adopt the state building code (87CSR4) promulgated
by the State Fire Commission. Greenbrier County has adopted the current version of the state
building code, which is based upon the 2018 International Building Code. The building code is
administered in the unincorporated areas of the county by the planning and permits office, which
is staffed by a County Code Official, a Building Inspector and a Permitting Specialist, all of
whom are certified by the State Fire Commission.

In 2024, the county launched a cloud-based permitting system for the issuance and
administration of building permits. The Cloud Permit system greatly increased convenience for
the building public and reduced the administrative burden of the permitting process. Migration of
the subdivision application process to the Cloud Permit system is underway.

Disputes arising under the Greenbrier County Building Code Ordinance are made to the Building
Code Board of Appeals, which was established in January of 2023 by the Greenbrier County
Commission. The Board hears appeals from individuals directly affected by orders issued under
both the building code and the floodplain ordinance.

Sexually Oriented Businesses Ordinance

West Virginia Code §7-1-3jj authorizes counties to place restrictions on the location of
establishments offering exotic entertainment. The Greenbrier County Commission adopted an
updated Ordinance placing restrictions on the establishment of businesses offering exotic
entertainment in Greenbrier County. Since the ordinance was adopted in 2009, it should be
reviewed for consistency with current state and federal law applicable to exotic entertainment
establishments.

GOAL: Update the sexually oriented businesses ordinance in compliance with current
state and federal laws and consider incorporation of this ordinance into an updated zoning
ordinance.

IMPLEMENTATION: The Greenbrier County Planning Commission should review the
ordinance with the assistance of legal counsel for compliance with current state and
federal laws. The Planning Commission should consider whether to incorporate the
ordinance into an updated zoning ordinance for consistency and administrative efficiency.

Telecommunications Ordinance

The Greenbrier County Commission established performance standards for the construction of
new telecommunications towers in Greenbrier County under its zoning authority. The ordinance,
which was last revised in February 2008 should be updated to conform with the latest FCC
requirements and incorporated into the county zoning ordinance for consistency and
administrative efficiency.
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GOAL: Update the county zoning ordinance to incorporate the performance standards
applicable to telecommunications towers and consistent with current FCC requirements.

IMPLEMENTATION: The Greenbrier County Planning Commission should review the
ordinance with the assistance of legal counsel for compliance with current state and
federal laws. The Planning Commission should consider whether to incorporate the
ordinance into an updated zoning ordinance for consistency and administrative efficiency.

Farmland Protection Program

By Resolution passed on December 12, 2000, the Greenbrier County Commission created the
Greenbrier County Farmland Protection Board to create and administer the Greenbrier County
Farmland Protection Program (the “Program™) under the authority of W.Va. Code § 8-24-72 et
seq. (now § 8A-12-1 et seq.). Effective January 2, 2006, the Greenbrier County Commission
imposed a real estate transfer tax of $1.10 per $500 value to fund the acquisition of conservation
easements by the Program.

Participation in the Program is voluntary. Uniform standards and guidelines for the eligibility of
properties and the ranking criteria utilized to prioritize funds allocated to purchase conservation
easements, or to pay associated costs for the purchase or donation of easements are established
by the Farmland Protection Board. The guidelines established by the Farmland Protection Board
outline the various methods of farmland protection available to prospective participating
property owners, and the procedures to be followed in applying for program consideration.

Through the end of 2024, 16 farms for a total of 3,855 acres of farmland have been protected in
Greenbrier County through the placement of voluntary conservation easements under the
Greenbrier County Farmland Protection Program with commitments to purchase easements on
an additional 2,032 acres in 2025.

FUTURE LAND USE MAP

The future land use map (FLUM) is an expression of the community’s desired locations for
future growth. The future land use map should be consistent with the existing zoning map, and
when reviewing rezoning requests, the Planning Commission must determine that the rezoning is
consistent with the FLUM. If a rezoning request is inconsistent with the FLUM, 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.
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Future Land Use Map and Policy Changes.

In order to minimize the potential impact from sprawl and inconsistent development patterns,
comprehensive plan amendments and changes to the future land use map should be approved
after a detailed review of the proposal and the potential impacts and should be considered only
when the requested change in designation is for property contiguous to the proposed land use
category. If a property is surrounded by properties with uniform zoning classification, then the
property's future land use cannot be changed. The purpose of this policy is to prevent

inappropriate spot development. Please refer to The Greenbrier County Future Land Use Map
and Zoning Map. which can be found in Appendix C.

Preferred Development Areas:

Preferred Development Areas indicate those areas within Greenbrier County that are most
suitable for additional or more intensive development based on the available infrastructure,
suitability of land for development and the character of nearby, existing development. These
areas include a wide range of development potential, from residential to industrial, and some
may be prioritized over others. Growth in Greenbrier County is largely determined by the
availability of suitable building sites, which are in turn largely determined by the availability of
suitable land, infrastructure and utilities.

In identifying preferred development areas, consideration of several factors can limit
development of an area:

1. Steep slope is not considered developable due to the high cost/feasibility of the
project.

Close proximity to major roadways (164) is preferred

Close proximity to utilities preferred — sewer, water, gas, fiber

Floodplains and wetlands should be avoided.

Parks/preserves/conservation areas are not suitable for development.
Incorporated areas may have additional zoning restrictions/regulations that do not
allow development

7. Land with extensive tree cover may be cost prohibitive.

Q5 Lh e DYt

The FLUM indicates the planning decision to locate Preferred Development Areas near access to
planned or existing public water and sewer utilities. The map can be amended to account for
future expansion of these utilities. Property within Preferred Development Areas does not
eliminate the prohibition against spot zoning nor does the identification of a Preferred
Development Area abrogate applicability of the floodplain ordinance or zoning ordinance.

Strip Development. Strip development is a long, linear pattern of commercial or
residential along major roads. This pattern of growth can pose a range of problems for
communities such as traffic and safety issues due to congestion from multiple road
entries, creates sprawl which reduces property values and decreases land use efficiencies,
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creates visual clutter and a homogenous sense of place, increased stormwater runofl, and
increases car dependence.

Since expansion of public water and utilities in a rural county such as Greenbrier County

generally follows major roads, the approach of identifying
Preferred Development Areas near access to planned or
existing public water and sewer utilities may lead to strip
development.

Transition Areas.

The primary purpose of designating a transition area on the FLUM is
to provide a buffer and gradual shift in land uses between more
intense and less intense areas to ensure compatibility and reduce land
use conflicts. The Transition arcas are intended to afford flexibility to
buffer between surrounding development with whatever level of
development accomplishes this end, from conservation to industrial.

The designation of transition areas promotes sound land use planning
in the following ways:
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Prevent Conflicts Between Incompatible Uses
Transition arcas provide a buffer between land uses that
could otherwise clash (¢.g., separating industrial uses from
single-family residential uses).

Encourage Gradual Land Use Change

Transition areas allow for phased development where
future growth is expected by preparing the affected
community for eventual changes to intensity while
respecting current uses.

Support Mixed Use and Flexibility

Often designed to accommodate a range of compatible uses, such as residential

mixed with small-scale commercial or civic uses.
Preserve Community Character

ngargs are a

Transition zones soften the visual and functional impact of more intense uses, which
can be significant to mitigate adverse impacts where preservation of viewsheds or

open space is important.
Encourage Compatible Design

The transition designation can be tied to performance standards (o encourage

consideration of building scale, height, buffers to transition between use intensities.

Guide Infrastructure and Transportation Planning

Transition arcas will inform investments in future infrastructure such as water and

sewer access based on anticipated gradual land use intensification.
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Resource Stewardship.

Resource Stewardship areas are intended to conserve natural resources and preserve rural
communities through limited development. Due to the rural and forested characteristics of
Greenbrier County, areas that are not within a Preferred Growth Area or Transition Area are in a
resource stewardship Area.

Renewal and/or Redevelopment Areas.

Renewal and/or redevelopment areas are defined by the West Virginia Code as slums and
blighted areas that need community renewal, revitalization and/or redevelopment. The following
renewal and/or redevelopment areas identified in the county are:

e The area from Sam Black to Rainelle
* Route 60 and I-64 between the City of White Sulphur Springs and the City of Lewisburg
* Route 92 outside of White Sulphur Springs.

The county has addressed renewal and/or redevelopment by identifying dilapidated structures for
condemnation and demolition so that the property can be put back into productive use. The
county has utilized the property maintenance provisions of the Building Code as the basis for
condemnation orders. Often property falls into disrepair and eventual dilapidation due to unclear
ownership or heirship, which can necessitate the issuance of a demolition order to address the
hazard and public nuisance of the property.

In some instances, property may be mismanaged to a degree that poses a nuisance and health and
safety hazard to the community. The property maintenance code allows condemnation of
structures but does not offer a workable method to address nuisance properties where the
property owner is unwilling or unable to correct the hazard. Nuisance properties not only pose a
heath and safety hazard to the community, but also negatively affect quality of life and property
values of the neighborhood. To address nuisance propertics, the County Commission may
consider the promulgation of a nuisance property ordinance under the authority of W.Va. Code
§7-1-3kk.

GOAL: Address the negative impact nuisance properties pose to the neighborhood.

IMPLEMENTATION: Study the promulgation of a nuisance property code under the
authority of W.Va. Code §7-1-3kk.

Community Input: Input received during the Community Meetings indicates a desire to
preserve the rural character and natural beauty of Greenbrier County.

GOAL: Focused Growth. Focus growth into specific development areas and transition
zones which either have, or can reasonably have, adequate resources and services to
support growth in order to maintain Greenbrier County's natural resources, environmental
integrity, and cultural and historic heritage.
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IMPLEMENTATION: Update the Future Land Use Map to identify areas of the county
which meet the criteria for focused growth as designated growth areas, transitions areas,
and resource stewardship.

REGIONAL PLANNING COORDINATION

Since it applies only to the unincorporated areas of the county, the Greenbrier County
Comprehensive Plan is limited in its jurisdictional reach. The problems and opportunities of
growth and development transcend the boundary lines of governmental units such that no single
unit of government can adequately plan for the solution of these problems and opportunities
without affecting other units of government. Thus, land use planning outcomes will produce the
greatest benefit to the community when conducted in coordination with other jurisdictions.

Recognizing the regional nature of planning, in 1969 the Legislature enabled the creation of
Regional Planning and Development Councils. Greenbrier County is part of the geographic area
served by the Region 4 Planning and Development Council, created under the authority of W.Va.
Code §8-25-1 et seq. Each Regional Council is to, among other things, engage in Comprehensive
Planning for its region.

GOAL: Maximize community benefits of planning by promoting a coordinated approach
to land use planning in Greenbrier County.

IMPLEMENTATION: The County Commission may wish to consider greater
involvement of planning commissions from other jurisdictions for specific planning area
activities impacting the affected jurisdiction.
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CHAPTER II: HOUSING.

Required: Set goals, plans and programs to meet the housing needs for current and anticipated
future residents of the jurisdiction.

Community Profile: Housing

The median home value in Greenbrier County is projected to rise from $158.598 in 2024 to
$176,578 in 2029. Housing stock has remained fairly stable during he past 25 years with rates of
owner-occupied homes holding fairly steady at between 59% to 63%. and renter-occupied homes
similarly stable at rates of 18.5% to 21.5%.

Greenbrier County Housing Units
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Source: esri forecasts for 2024 and 2029, U.S. Census Bureau 2000 and 2010 decennial Census data
converted by Esri into 2020 geography.

As of March 2025, the median price of homes listed for sale in Greenbrier C ounty was
approximately $315,000, reflecting a 5.7% year-over-year increase. In Lewisburg, average home
values reached around $292,580, marking a 4.7% annual rise. The county's housing market is
characterized by limited inventory, with only 106 homes listed for sale as of March 31, 2025.
This scarcity contributes to rising home prices and underscores the need for increased housing
construction to meet demand. Resource: https://www.realtor.com/realestateandhomes-
search/Greenbrier-County WV/overview (accessed on May 12, 2025)



According to the most recent data from the American Community Survey, Greenbrier o
County, West Virginia, has approximately 3,016 mobile homes, which constitutes about
16.2% of the county's total housing units. (Source. Proximity One). This proportion is
notably higher than the national average, where mobile homes make up around 6% of
housing units. The prevalence of mobile homes in Greenbrier County reflects the region's

rural character and the affordability they offer compared to traditional housing options.

e — e — —— ———
Over the next decade (2025-2035), Greenbrier County, West Virginia, is expected to encounter several
housing challenges and opportunities shaped by demographic trends and economic factors.

#

According to the West Virginia Housing Development Fund's 2019 Housing Needs Assessment,
Greenbrier County was identified as having unmet housing needs. If existing population trends
continue, Greenbrier County, like West Virginia as a whole, is likely to experience a decline in
residents. which would reduce demand for housing. The needs assessment identified a reduction
in housing supply due to the need to replace or renovate a significant percentage of the county’s
housing stock has aged beyond 70 years. The unmet housing needs analysis identified in the
needs assessment indicates unmet demand for housing supply due to changes in demographics

and the aging existing housing supply.* o

During the last ten or fifteen years, the housing market in Greenbrier County has begun to see the
conversion of residential dwelling units to short-term vacation rentals (STRs). The market for
STRs is typically particularly strong in areas where tourism is a draw, such as is the case in
Greenbrier County. The number of STRs is largely undocumented since there is no county
licensing requirement for STRs. While no statistics are available regarding the number of
residential dwelling units that have been converted to short term vacation rentals (STRs),
anecdotal evidence suggests that additional pressure has been brought to bear on the housing
market in the county by the conversion of residential dwelling units to STRs.

Additionally, the housing market in the county is particularly strong in the secondary or vacation
home market, which also pressures the housing market by increasing demand for construction
labor and trades. The tools available to county policy makers are limited with regard to STRs.
The current zoning ordinance does not define STRs as an allowed use, and therefore they would
be either not allowed in any zoning district or be addressed as a hotel/motel use, which are not
allowed in most districts. Although STRs should be subject to a higher property tax
classification, the county has limited ability to identify STRs until after they are already
established, if at all.

1 https://www.wvhdf.com/programs/statewide-housing-n

ds-assessment p.376-403, (accessed on May 12. 2025) 0
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GOAL: Understand the extent of residential conversion to STRs in Greenbrier County.

IMPLEMENTATION: Monitor the housing supply and potential conflicting use effects
on the conversion of residential dwelling units to STR use by designing an information
sharing system between agencies or departments that may maintain information
identifying STRs. Potential partners for implementation include the tax office of the
Greenbrier County Sheriff’s Office, the GVEDC and the CVB.

Dilapidated Housing Program

Required: Set goals, plans and programs for the elimination of identified slums and blighted
areas and for community renewal, revitalization and/or redevelopment.

A significant portion of housing stock in greenbrier county is 70 years or older. Aging housing
presents a challenge for many county residents who are less likely to be able to address the
declining housing conditions because they may be elderly and economically disadvantaged.

The Greenbrier County Planning & Permits Office is addressing the issue of dilapidated housing
in several ways. First, a list of dilapidated properties has been developed each of which are
inspected and if beyond repair, issued a condemnation. Owners financially able are encouraged
to demolish and remove their own condemned structures. For owners unable to address the
demolition and removal of their dilapidated structure or for “orphaned” structures, the county
participates in a WV Division of Environmental Protection program offering grant funding for
the demolition and removal of dilapidated structures. As of May 15, 2025, 63 dilapidated have
been demolished under the grant program and another 22 structures have been removed by
private interests after condemnation of the dilapidated structures. The county hopes to find ways
to continue the program after DEP funding is no longer available.

In accordance with the 2023 Amendments to the Comprehensive Plan, the Planning & Permits
Office has implemented best practices for maximizing impact by focusing on clusters of blight to
create visible momentum. Specific areas of Greenbrier County have been identified as a need for
action in the 2023 updates to the Comprehensive Plan.

The demolition and removal of dilapidated structures helps to address blight in the following
ways:

¢ Eliminates Safety Hazards. Dilapidated structures often pose serious health risks, such as
collapsing roofs, fire hazards, and harborage of disease carrying pests. Elimination of
dilapidated structures improves public safety for nearby residents, pedestrians, and
emergency responders.

¢ Improves Visual Appearance. Dilapidated structures reduce neighborhood appeal,
suppressing community pride and discouraging private investment. Elimination of
dilapidated structures is a visible improvement that can lead to neighborhood
revitalization.
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o Stabilizes Property Values. Abandoned or unsafe buildings typically have lower adjacent
property values. Their removal can help stabilize or increase surrounding real estate
values, attracting homebuyers and small investors.

o Frees Land for Productive Use. Once cleared, vacant lots can be reused for housing or
other land use priorities, creating opportunitics for strategic reinvestment and infill
development.

e Reduces Crime and Nuisance Activity. Vacant structures can be an attractive nuisance for
children and ofien become magnets for illegal activity—drug use, squatting, and
vandalism. Demolition cuts off those opportunities and can improve community safety
and reduce policing costs.

GOAL: Remove dilapidated properties to provide infill development opportunities and
stabilize residential values.

IMPLEMENTATION: The Planning & Permits Office will continue the demolition
program and develop post-REAP funding strategies.

IMPLEMENTATION: Partner with the West Virginia Rise Program to continue to
demolish flood damaged structures.

IMPLEMENTATION: Develop a “wall of shame™ of dilapidated properties to incentivize
able property owners to remove the structures.

IMPLEMENTATION: The Greenbrier County Commission should expand enforcement
of provisions of the Property Maintenance Code, adopted as part of the International
Building Code that address dilapidated and neglected properties.

Post-Demolition Planning: Develop reuse strategies for cleared lots (e.g., side-lot programs,
land banks).
e Analyzing projected housing needs and the different types of housing needed,
including affordable housing and universally designed housing accessible to persons
with disabilities;

e Identifving the number of projected necessary housing units and sufficient land
needed for all housing needs;

e Rehabilitating and improving existing housing; and Adaptive reuse of buildings into
housing (e.g. highlight Rupert School conversion).

Redevelopment and Adaptive Reuse. Encourage redevelopment and adaptive reuse of structures
to increase, particularly in slums or blighted areas as those terms are defined by chapter 16,
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article 18 of the West Virginia Code, such as the area from Sam Black to Rainelle, to increase
housing stock in the incorporated areas in order to lessen the need for new residential
development in the unincorporated areas.

Scnior Housing, Services, and Facilities. Due to the shift in demographics in Greenbrier County
towards an aging population, the development of housing to meet this demographic will become
increasingly important. An aging population will need enhanced access to medical and
caregiving resources, which has been identified by the community as a concern.

GOAL: Actively encourage the development of housing, services, and facilities to
address senior needs.

IMPLEMENTATION: The Greenbrier County Commission should provide the
community with information regarding resources to address housing concerns in
Greenbrier County.

IMPLEMENTATION: The Planning Commission should continue to study the specific
needs of an aging population and investigate methods to encourage senior-specific
housing amenities for new housing and opportunities to retrofit existing housing to allow
residents to age in place.

Resources for Housing Concerns in Greenbrier County:

e CAPABLE (Person-directed. home-based program that addresses both function and
healthcare expenses) www.capablenationalcenter.org (not located in Greenbrier
County yet).

e Shepherd’s Center: Enables mature adults to live independently by providing
opportunities for lifelong learning, community service, caring relationships, and
spiritual growth. Housing is identified need. Aging Forward affiliate
(WWw.SCgvwy.org).

¢ SARA (Southeastern Appalachian Rural Alliance, Inc.) IRS 501(c)(3) organization,
576 Maplewood Ave, Lewisburg, WV 24901, 304-645-4966. SARA currently
manages 14 low income apartments in Greenbrier County and 2 in Monroe County.

e USDA (United States Department of Agriculture; https://www.rd.usda.gov/). These
federal programs are aimed at eligible rural areas and may include:

Single-Family Housing Programs (direct loans, loan guarantees)
Multi-Family Housing Programs (direct loans, loan guarantees)
Home Repair Programs for very-low income homeowners
Water and Waste Disposal Guaranteed Loan Program
Community Facilities Guaranteed Loan Program

Business and Industry Guaranteed Loan Program

Rural Energy for America Guaranteed Loan Program
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Land use policies can encourage aging in place and group independent living for mature adults,
which include policies that allow MIL suites/apartments as accessory dwelling units (ADUs).
Several bills were introduced during the 2025 legislative session aimed at encouraging the
allowance of accessory dwelling units by incorporated municipalities, none of which became
law. However, the county zoning ordinance should be studied to identify whether zoning
restrictions impede the ability to address aging feasibility and impact of easing zoning
restrictions to allow infill ADUs.

Housing Goals for the Next Decade:

Affordable/Attainable Housing Development: Addressing the shortage of affordable housing
units is critical, particularly for low- and moderate-income residents. The cost of housing is
complex, but is mostly driven by land costs, construction costs and cost and availability of
infrastructure such as water and sewer.

An oft-cited factor contributing to the cost of housing is lot size requirements of the zoning
ordinance, which can lead to an increase in the land cost of new construction. However, in
Greenbrier County, less than 10% of the land mass in the county is subject to zoning
regulations, and lot size restrictions are directly related to the availability of public water and
sewer. The zoning ordinance specifies the following lot size minimums based upon zoning
district and whether public utilities are available:

Residential 20,000 sf 30,000 sf 43,560 sf

FForest Recreation 12,000 sf 20,000 sf 32,670 sf
Open Space Rec 87,120 sf 87,120 sf 87,120 sf

As can be seen from the table above, a significant influence on minimum lot size in the
county is the availability of public water and sewer since the absence of these utilities
necessitates the establishment of a well and individual septic system for the treatment of
household sewage, both of which require the availability of landmass dedicated to those

purposes.

All unincorporated areas are subject to the subdivision ordinance, which as discussed
elsewhere is designed to avoid the division of poorly planned lots which can cause
unintended future costs to the homebuyer.

The rules governing the location and standards for private water sources such as wells are
established by the West Virginia Department of Health in Rule 46 of Title 64 of the West
Virginia Code of State Rules. The health rules regarding private water sources are
enforced locally by the Greenbrier County Health Department, and include set back
requirements, drilling performed by a licensed well driller, and testing of the produced
water.
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Similarly, private septic systems are governed by rules established by the West Virginia
Department of Health in Series 9 of Title 64 of the West Virginia Code of State Rules.
The health rules regarding individual septic systems are enforced locally by the
Greenbrier County Health Department and, like private water systems, require
installation by a licensed installer and minimum square footage for field absorption
depending upon soil percolation rate. The availability of public water and sewer services
eliminates the need for larger lot sizes to accommodate on site water supply and sewage
treatment and lowers the cost of new housing.

Land costs associated with new construction also vary greatly depending upon its location in the
County. Generally, the highest cost land is located within multi lot subdivision developments
where the developer has already shouldered the cost of onsite infrastructure improvements such
as utilities, roads and optional amenities such as sidewalks and recreational elements.

Overall, the administrative burden associated with new construction in Greenbrier County is
reasonable when compared with higher density localities. New construction is required to
comply with state health department rules, the county subdivision ordinance (if land is being
divided), the county zoning ordinance, the floodplain ordinance and the state building code as
adopted by the county. Depending upon the site and size of the construction project, state
environmental regulations may also come into play. Aside from health department permits and
DEP permits, all administrative codes related to new subdivision and new construction are
handled in the county planning and permits office located in the offices of the County
Commission.

Attainable Housing Strategies: After studying the attainable housing issue, the
American Planning Association has published its findings in a Housing Accelerator
Playbook: https://www.planning.org/publications/document/9289884/. Among the
strategies that could be studied for feasibility in Greenbrier County are the use of
Accessory Dwelling Units (ADUs) and increasing accessibility to the building permit
process. While the county has already implemented accessibility strategies such as the
Cloud Permit building permit process, the county could provide access to ADU building
plans that would allow citizens to reduce the uncertainty and cost of a permit approval
process. Adaptive reuse is an additional strategy for promoting attainable housing. The
most recent example of adaptive reuse in Greenbrier County is the conversion of the
Rupert Elementary School which includes twenty apartment units and a community
health clinic. The project included collaboration between the Meadow River Valley
Association, Greenbrier County Schools, the Woodlands Development Group and a grant
from Preservation Alliance. Most adaptive reuse opportunities exist in municipalities and
have included projects in White Sulphur Springs, Alderson and Lewisburg.

Community Input: Community survey respondents indicate that the cost, availability and
choice of housing is a concern when compared with average annual income..
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GOAL: Increase the housing supply and availability of types of housing. Reduce the cost o
of housing development in Greenbrier County while maintaining community land use

standards and preserving the character of the developing community.

STRATEGIES: The Planning Commission should review county subdivision and zoning
ordinances for opportunities to reduce the cost of development, specifically assessing
whether parking requirements can be reduced, lot size requirements reduced and allowing
additional low impact infill development such as accessory dwellings units (ADUs) are
feasible or desirable as methods to reduce housing costs in the county.

Community Input: A commonly voiced concern by realtors during community meetings is that
the subdivision ordinance is an insurmountable barrier to development of four or more lots,
because that level of division is classified as a major subdivision and triggers enhanced land
development requirements. However, the major subdivision requirements are designed to require
consideration of basic issues such as adequate infrastructure and private road maintenance,
which create legacy expense and conflicts amongst residents of an improperly considered
subdivision.

GOAL: Address the lack of understanding that the subdivision ordinance creates an
undue barrier to land development and increase understanding of the requirements for
land development amongst the realtor and construction community.

IMPLEMENTATION: Community outreach efforts by the planning office to educate the
land development community; migration of the subdivision application process to Cloud O
Permit.

Key Land Use Planning Strategies for Greenbrier County:

Senior-Friendly Housing: With an aging population and an influx of retirees, there is a need
for housing that accommodates seniors' needs, including accessibility features and proximity
to essential services.

Programs for owner-occupied homes to facilitate home maintenance and renovations to aging
housing supply.

Infrastructure and Services: Enhancing infrastructure, such as public water and sewer,
broadband access and transportation, will support housing development, reduce the cost of
individual projects and improve residents' quality of life.

Sustainable Growth Planning: Implementing land-use policies that balance development with
the preservation of the county’s natural beauty will be essential to maintaining quality of life.
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CHAPTER III: ECONOMIC DEVELOPMENT

(Required) Establish goals, policies, objectives, provisions and guidelines for economic growth

and vitality for current and anticipated future residents of the jurisdiction, including, but not

limited to:

* Identifying and designating economic development sites and/or sectors for the area; (this
section will be tied to information in Land Use Section). Adaptive Reuse?

¢ Type of economic development sought, correlated to the present and projected employment
needs and wtilization of residents in the area.

ECONOMIC DEVELOPMENT - INTRODUCTION

Economic development is multi-faceted and results from concerted and coordinated public and
private initiatives. For the purposes of this section, economic development strategies will focus
on the role of public sector resources, particularly those of Greenbrier County. Achieving goals
will rely on the collaboration between the county and a number of organizations, including the

Greenbrier Valley Economic Development Corporation (GVEDC), the County’s lead economic
development organization,

The basic economy of Greenbrier County is currently driven by agriculture, natural resources,
tourism, education, and medical facilities. The county has limited ability to attract major
industrial or manufacturing entities without direct support and intervention of state government.
It is therefore important to build the economy on tried and true strategies.

The GVEDC was formed in 1994 by the West Virginia Legislature to provide economic
development assistance to the three counties that make up the region — Greenbrier, Pocahontas,
and Monroe. The Greenbrier County Commission financially supports the GVEDC by
contributing $1.25/person annually to the GVEDC, has a seat on the GVEDC board, and
appoints the other three members that represent the County.

DEMOGRAPHIC AND EMPLOYMENT DATA
Demographic Trends:

e Asof 2024, Greenbrier County's population is 31,812, a decline of 8.1% since 2019.
Due to decreasing birth rates, increasing death rates and negative net migration, the
population loss trend is expected to continue with a projected population decrease of
5.9% between 2024 and 2029; a loss of 1,881 residents from current population
figures.

e The median household income in 2022 was $45,500, which is $29,600 below the
national median household income of $75,100 and $9,800 below the state average of
$55,200.
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e 12.0% of residents possess a Bachelor's Degree, which is 9.4% below the national
average; 9.2% hold an Associate's Degree, slightly above the national average.

Employment Trends:

« More than 86.8% of Greenbrier County businesses employ less than 20 employees.

« From 2019 to 2024, jobs in Greenbrier County declined by 3.0% or 452, but are
projected to grow by 370 over the next five years.

« The unemployment rate in December 2024 was 3.30%, down from 4.68% in 2019.

« Workforce participation in 2024 for the County is 57.3%, slightly higher than the
state’s workforce participation of 54.5%. WV is currently ranked 50" in the nation.

Industry Information & Trends

e The largest industries in Greenbrier County, by number of jobs: Health care and aocial
assistance, accommodations and food service, and government, in that order. These three
industries also make up the top contributors to the gross domestic product of the County.

o Employment concentration (also known as location quotient) is a factor that quantifies
the concentration of employed workers relative to the national average, and can reveal
what makes a particular region “unique.” Considering the economic history of the
county, it is not surprising that the concentration of workers in Agriculture and Forestry,
(2.75x), Mining and related jobs (2.5x), and tourism-related jobs (2x) are much higher
than the national average.

e Top Employers: From the latest data available from Workforce West Virginia, March
2024, the current top employers in Greenbrier County (not including agriculture):

1. Greenbrier Hotel Corporation

2. Greenbrier County Board of Education

3. WV School of Osteopathic Medicine

4. Wal-Mart

5. WVNH Empl, LLC (Healthcare)

6. Rainelle Medical Center

7. WV Dept. of Highways

8. Pro Careers (Healthcare)

9. WYV Great Barrel Company, LLC

10. Greenbrier County Commission / Lowes Home Centers, LLC (tied)
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