Recommendations:

e Identfy, assess, and prioritize the areas of the county with rural,
agricultural, open space, river-riparian corridors, and scenic qualities.

¢ Provide incentives for development and businesses that would
promote the county’s rural, agricultural, open space, river-riparian
corridor, and scenic qualities, particularly when the development or
businesses would contribute something new to the local economy and
economic development, promote a sense of community, provide a
needed public service, or reflect the history and culture of the area.

e Provide disincentves for conflicting development within these
prioritized areas, districts, and landscapes.

¢ Develop land use regulatons, ordinances, and plans that promote
these unique qualites.

Goal: Determine Appropriate Current and Future Uses of Historic Landscapes,
Districts, and Structures.
Objectives:

e Revitalize historic resources in ways that will serve the community and
develop the economy without detracting from their contribution to local
character or impair their historic value.

¢ Encourage new uses of historic structures that contribute to the preservation
of their historic character, particularly including financial contributions.

* Emphasize the unique aspects of the county’s history to promote and
develop the existing sense of local character that is important to the county’s
residents and appealing to visitors and future residents.

o Employ existing preservatdon tools and explore new opportunities for
financing, restoration, and other forms of support.

Recommendations:

e Provide incentives for businesses and organizations to locate in
historic structures and play a role in their preservation, particularly
when those businesses or organizations contribute something new to
the local economy and economic development, promote a sense of
community, provide a needed public service, or reflect the historic use
of the structure.

¢ Provide disincentives for new, and particularly conflicting,
development within prioritized historic districts and landscapes, such
as the county’s agricultural lands, the Hinton Historic District and the
land surrounding the John Henry Historical Park.

o If new development is to occur in historic districts or landscapes,
ensure that the development complements the character and value of
the emphasized period of history.

Goal: Promote and Encourage Appropriate Uses Based on Cultural, Environmental,
and Historical Context of an Area.
Objective: Encourage mixed uses while ensuring that the proposed use is consistent
with or compliments the overall cultural, environmental, and historical qualities of
the area.
Recommendations:
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e Establish criteria for the assessment of categories of uses, such as
commercial, residential, industral, agricultural, and open-space,
acknowledging that there may be sub-categories within the broader
categories.

* Categorize and contemplate various types of uses and assess areas of
the county where each use might be appropriate or inappropriate.
For instance, adult entertainment businesses may not be appropriate
in the smaller communities such as Jumping Branch. Conversely,
locally owned and operated retail businesses may be appropriate in
each of the individual communities but perhaps not in the very rural
or strictly residental areas. However, home-based businesses may be
appropriate throughout the community.

o Based on this assessment, determine which uses are permitted and
which, if any, should be prohibited and in which areas or districts.

® Promote mixed-used development throughout the county, which
would encourage sustainable communities within Summers County.

¢ Provide incendves for development and businesses that represent
appropriate uses in appropriate areas, particularly when the
development or businesses contribute something new to the local
economy and economic development, promote a sense of
community, provide a needed public service, or reflect the history
and culture of the area.

® Create disincentives for conflicting development.

e Create an opportunity for variances from these “use categories”
based on the overall effect the use may have on the historical,
cultural, and environmental qualites in the community.

® Develop land use regulations, ordinances, performance standards,
and plans that would promote these unique qualities.

Financial Considerations

Many provisions of this chapter and this document, as a whole, can be divided into
broader categories of recommendations and strategies. These recommendations encompass
many possibilides, including land use planning tools — such as subdivision ordinances, zoning
ot petformance standards, and other types of regulations or ordinances, partnerships
between local government agencies, quasi-government agencies, and non-profit or private
enterprises, and incentivizing appropriate development for individuals and private
enterprises. Because many of these recommendations can be categorized into groups, the
financial considerations necessary to implement these recommendatons can likewise be
categorized.

While many of the recommendations included in this document may be
accomplished with little additional funding or expense, most of the recommendations may
require additional funding. For instance, it may be appropriate to create local government
positoas to study, develop, and enforce additional ordinance or provisions of the code, such
as a code enforcement officer. However, it may also be possible to implement some
provisions with the resources currently available.

There are a variety of approaches which may be taken to develop the funding
necessary for implementatdon of these recommendations. Some of the more obvious
sources of funding include, but should not be limited to, increase in property taxes (though
not popular), development fees, additional building permit fees, grants funding conservation
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programs, like the Summers County Farmland Protection Board, public-private partnerships,
and grant opportunities. In drafing this document, the Summers County Planning
Commission, based on public input, encourages a broad and flexible approach to addressing
the issue of funding the recommendations included in this document. Any legal
opportunity for funding a project consistent with the recommendations herein may be or
should be pursued.
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Chapter IX: Economic Development

Economic activity is the lifeblood of a community. By encouraging economic
development, a county can facilitate job growth, generate wealth among community
members, and produce tax revenue. Economic development is a critical component of
improving the quality of life for Summers County residents. Accordingly, the Legislature has
identified economic development as an essential consideration of comprehensive planning,
W. Va. Code § 8A-3-4(b)(8).

An effective plan for economic development will capitalize on Summers County’s
strengths. Though advances in technology have somewhat reduced the importance of rail
travel, the railroad continues to be an asset to the local economy. On the other hand,
technological advances like the internet have allowed rural communities like Summers
County to “plug in” to a global economy, facilitating the growth of technology based
businesses and small cottage industries.

Of particular importance to Summers County is its tourism industry. The continued
vitality of tourism in the region requires responsible management of natural resources and
promotion of attractive development in appropriate areas. A strong service industry can
compliment tourism, as well as cater to the county’s increasing retiree community.

Summers County has historically weathered boom-and-bust cycles, highlighting the
need for economic development that is sustainable. A dependable economy will not only
prevent the ptoblems traditionally associated with economic busts, it will also invite social
and capital investment from stakeholders.
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Economic History

Summers County was formed in 1871 from parts of Monroe, Mercer, Greenbrier,
and Fayette Counties. It was named in honor of George W. Summers, a prominent jurist
from Kanawha County. The history of commerce and economic development in Summers
County is synonymous with the growth of Hinton, its county seat. Hinton is located at the
confluence of the Bluestone, Greenbrier, and New Rivers and was formed in 1831 when
John Hinton parceled out lots from his wife's land. Further situated along a travel route
between Lewisburg and Beckley, Hinton grew slowly over the next 40 years. During that
time, goods and passengers were transported on the rivers by wide, shallow-bottomed bateau
boats, The primary point of commerce in the county was an area now known as Hinton
Landing in the Avis community. Even though the rilroad eventually replaced the river as the
thoroughfare of commerce in the Hinton area, bateau boats continued bringing goods and
passengers down the New River from Roanoke and Radford, Virginia into the early part of
the Twentieth Century until the Bluestone Dam was constructed during the 1940s.”

According to the Advisory Council on Historic Preservation's profile of Hinton
announcing it as a Preserve America community in 2008, Hinton and Summers County's
econotmies took a substantal turn in 1871 when the Chesapeake & Ohio River Railroad cut
through the New River Gorge and based its operatons in Hinton.® According to local
historian Stephen D. Trail, “The C&O immediately began construction of a roundhouse and
machine shops. By the time they were completed in 1892 they employed 370 men. In
addition, a 40-car repair shop was built that employed another 170. Because Hinton was a
terminal where crews were made up and dispatched, many crewmen moved to the new
community, adding further to its growth””” Trail adds, “This boom in populaton and
employment attracted doctors and other professionals, as well as entrepreneurs who
established the grocery and hardware stores, restaurants, hotels and saloons (for which
Hinton became famous) of the fledgling town.” The economy continued to thrive as its
growing population attracted a hospital, banks, and industries, and later combined with the
communities of Avis and Bellepoint to be incorporate in 1927. Hinton's economy continued
to grow into the 1950s, leaving the city to pursue tourism and technology as its economic
base.

The railroad's economic impact on Hinton and Summers County has continued to
diminish as CSX Transportation (formerly the C&Q) has moved many clerical, dispatching,
and repair operations from Hinton to other localities. Consequently, the loss of wages from
those formetly employed in those posidons locally has contributed to a loss of retail
businesses in Hinton's historic downtown district. That, combined with the leakage of sales
to regional shopping destinations such as Beckley, Lewisburg, and Princeton has left
downtown Hinton with a substantial inventory of vacant retail space.

26 Advisory Council on Historic Preservation. 2008. “Profile of Hinton, West Virginia.” Preserve America Community
Designation Event. HUD.

27 Boyle, Brian. 2006. Projected Design Plan for Hinton Riverfront Museum & Boat Building Faciliry. Hinton Waterfront Pack
Committee.

28 Adwvisory Council on Historic Preservation. 2008. “Profile of Hinton, West Virginia.” Preserve America Communiry
Designation Event. HUD.

29 Trail, Stephen D. “Hinton: A Living Museun”. Highlands of the Visginias. Aurumn 1987,

30 Ibid.
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Current Conditions

Currently, Summers County is designated as a distressed county by the Appalachian
Regional Commission. The criteria used for this designation includes the following:
* A per capita market income no greater than two-thirds (~67%)
* A poverty rate at 150% of the U.S, average of greater
® Three-year unemployment at 150% of the US. average or greater
According to the May 2013 issue of the West 1/irginia Executive Summary", the county's
civilian labor force totaled 4,610 with 4,200 employed and 410 unemployed. The
unemployment rate was 9.0%.
The current economy of Summers County includes a blend of agriculture, small
business retail and service, small corporations, technology, manufacturing, tourism, and

recreation. According to WorkForce West Virginia™, the County's largest employers in
March 2012 were:

¢ Summers County Board of Educatonal

e  West Virginia Division of Natural Resources
Appalachian Regional Healthcare

Summers Nursing and Rehabilitaton Center
Summers County Council on Aging

Relational Management Services, LLC

The Kroger Company

R.T. Rogers O1l Co,, Inc.

Summers County Commission

» Resort Foodservice, Inc. (Bluestone Dining Room)

Existing Plans for Economic Development
Strategic plans have been developed for Summers County and the City of Hinton
and are discussed in Chapter II: County Overview of this Plan.

Region One Planning and Development Council

Region One Planning and Development Council is tasked with creating Community
Economic Development Strategies (CEDS) for Summers County and the City of Hinton.
According to the Region One Planning and Development website, “This document
describes the problems, needs and resources of this region, identifies the goals and
objectives of the development program, presents the strategies and action plans devised to
achieve these goals, and outlines the standards for evaluation of the program’s
achievements.” (hup://wwweregiononepde.org/#lplans/cliwz). Many of the strategies
frequenty used by Region One in developing CEDS were implemented in drafting this
document, specifically, the Planning Commission held several meetings to assess the
community’s overall vision, collected data using SWOT analysis, assessed the shared success
for the community, determined priority issues and recommended objectives for achieving
these the overall vision. One of the purposes of this plan is to further facilitate the work of
Region One in the CEDS process and in other processes which will achieve viable financial
growth for the county and city.

31 Worl

52

orce West

"irginia, West Virginia Economic Summary. May 2013,
WWWAND V o E 3

OfCowy W al/Top T O 1. 07/29/13. 3:10 p.m.
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Community Input on the County Economy. Overall, community members noted
the availability of developable land and the county's proximity to urban markets as economic
strengths of the area. One comment stated that the lack of a Walmart or similar “big box”
store retailer is a strength of the county's economy, supporting other comments that
acknowledge the local business base. The agricultural sector of the economy and the
growing technology sector of the economy are appreciated by county residents.

Major weaknesses identified by citizens include the poor job market and concerns
about the decline in businesses in downtown centers, particularly in Hinton. Several citizens
were concerned that government ownership of lands in the county, such as by the National
Park Service, inhibits growth, while others were concerned that a loss of open space and
agriculture posed a threat to the county's economy, demonstrating divergent values in the
community, with some favoring a more industrial economy and some favoring an economy
based more upon tourism and recreational opportunities.

Technology

The Connected Technology Corridors Program was established by U.S. Congressman
Nick J. Rahall in 2005 to improve technology infrastructure in Southern West Virginia and
promote related economic development.” Rahall and then-US. Senator Robert C. Byrd
helped secure federal grants for the City of Hinton to support the Hinton Technology
Center; support has also been given through loans from the West Virginia Development
Office.

Agriculture

According to  Summers
County data from the 2007 Census
of Agriculture”, from 2002 to
2007, the amount of land in farms
has increased by nine percent from
54,645 acres to 59,628 acres and the
number of farms in the county has
increased by 22 percent from 313
to 383. The result is that the
average farm size has decreased by
11 percent with the average farm
being 175 acres in 2002 and
decreasing to 156 acres in 2007. The market value of products sold increased by four
percent between 2002 and 2007, with 2007 sales reaching more than $5.3 million. Therefore,
the average market value of products sold per farm reporting sales that year was
approximately $13,965.

Agriculture in Summers County is diverse. There is significant production in livestock
and forage production along with nursery and greenhouse production. Summers County
leads the state in acres of nursery stock in production and ranks fourth in value of sales for
the products of nursery, greenhouse, and floriculture enterprises. Livestock production and

33 http:/ /www.hintonnews.net/columns/061230-rahall-report.himl

34 http:/ /www.rahall house.gov/index.cfmPsectionid=10&parentid=5&sectiontree=35,10&iternid =240

35 htp://www.agcensus.usda.gov/Publicatons/2007/online_highlights /county_profile / West_Virginia/cp54089.pdf
09/23/09 11:05 a.m.
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sales account for 69 percent of the gross agricultural income with $3,694,000 in 2007, which
ranks 18" on the state level.

One factor that has a negative implication for farming is the increasing average age
of West Virginia farm operators, which in 2000 stood at 57. According to the 2007
Agricultural Census, the average age of principal Summers County farmers was 61.8 years.
There is also concern that of the county’s 383 farms in 2007, farming was the primary
occupation of only 180 principal operators. This situation is not unique to Summers County
as our farmers suffer from the same low commodity prices that affect farmers nationwide.
Off-farm employment is becoming a way of life throughout the farming community. Part-
time farming may not have the economic impact of the more substantial operations, but it
supports the goals of farm preservation and stewardship of agricultural land.

Workforce and Education

According to Census data, the Summers County civilian labor force remained fairly
steady during the 2002-2012 period ranging from a low of 4,600 to a high of 4,780.*
Unemployment during the period dropped from 7.3% in 2002 to 4.9% in 2008, but then
rose to 9.3% by 2010 and ended at 9.0% in 2012. Census data also points out the existence
of a significant concern as 22.5% of Summers County's population age 25 or older were not
high school graduates. Similarly, only 17.0% of the 2012 county population had any level of
college degree. Ideally, both of these measures should be higher to better meet both current
and future employment needs. The data also shows that 1,821 Summers County residents
either work in another West Virginia county or out-of-state. The individuals represent a
substantial pool of available employees assuming that they would choose to work in the
county if suitable employment was available.

Region One of Workforce West Virginia encompasses an eleven-county region in the
southern and southeast portions of the State, including Summers County. This organization
conducted a study in 2001 and 2002. Findings of the Region 1 State of the Workforce Report”
include:

® The region's population has declined and is aging. Negative outmigration is an
unfortunate cycle: the absence of good jobs leads to a lack of ambition among our
youth, who in turn see litde incentive for education beyond the compulsory
requirements, which means that the low skill level of the workforce makes for
difficult recruitment of good jobs. It also causes ambitious residents and potential
leaders to flee the small, rural towns in search of better opportunities. We must
cteate better employment opportunities to keep this talent and to attract those who
have left back to the region.

* Low educational ateainment and basic skill levels are only part of the problem. Many
in the existing and emerging workforce lack the basic work ethic, soft skills, problem
solving skills, and basic computer literacy to function effectively in today's workplace.

® Unacceptable levels of poverty have a direct correlation to education, literacy, and
income. There is a need to change and diversify the employment mix in the interest
of moving more people to a higher standard of living.

® A disconnect exists between the business community and educational entties in the
region. Business and education need each other to be successful but have not
collaborated to the levels needed for impact.

¢ The region's workforce development system specifically must do a better job of

36 http:/ [erwwaworkforcewviorg/lmi/CNTYPROF /summers.pdf 07/30/13 1:20 p.m.
37 Simpson, G. and Hicks, M. “State of the Workforce Reporr Region 1 Workforce [nvestment Board.” May 2002,
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making all individuals and employers aware of the resources available, and ensure
that the services are of high quality.

Community Input on Workforce and Education. Comments from members of
different communities within Summers County demonstrated a diversity of opinions on the
county's educational opportunities based on locality. One comment from Talcott expressed
concern about the loss of the old elementary school that might otherwise be used as a
community center, and Pipestem residents expressed concern that bus rides for children are
too long due to the lack of any public schools in that community. Hinton residents saw their
public library as a great benefit, while the Talcott community felt their lack of a library is a
weakness. Common themes among all communities included the desire to attract a higher
education facility, expand vocational training opportunities and generally improve the
county’s educational system. Some common concerns included the quality of the county
school system and the loss of the county’s youth to other places with more work
opportunities. Communities felt that the county benefits from higher educational institutions
in other nearby counties.

Community members were divided on the state of the county’s workforce. Some
described the people of Summers County as being good, honest, hard-working, talented,
friendly, and community-minded, making for a good workforce. Others felt that local
residents are not adequately educated or trained in order to qualify for many of the
professional or technology industry jobs available in the county. It was noted that many
employees of the businesses live in other counties or states and commute to Summers
County. Some suggested that not all of the potential local workforce has a work ethic that
would keep them employed; some may not desire to be employed.

Tourism

Outdoor recreation is the prime tourism opportunity in Summers County. The
county's remoteness, rural character, and abundant natural features provide for unique
opportunities to find solitude and experience adventure. Numerous parks and public lands
are available for outdoor recreation activities, including fishing, hiking, boatng, rafting,
horseback riding, bicycling, bird-watching, camping, picnicking, golf, and outdoor sports.
Plans for future and expanding recreation opportunities include the development of the
John Henry Historical Park, the Mary Ingles Trail, and the Great Eastern Trail. A map of
road bicycling routes is also in development.

Private and non-profit enterprises that support outdoor recreation include several
outfitters who offer float and fishing trips on the rivers in the county, the Three Rivers Avian
Center, which provides birding hikes and educadonal programs, as well as several
campgrounds and cabin rental businesses.

Other tourism opportunities include cultural and historic attractions. Summers
County is one of 13 coundes that make up the National Coal Hentage Area, a federally
designated aren of national historical significance, established to protect and interpret the
coal mining heritage of southern West Virginia. All of downtown Hinton is designated as
the Hinton National Historic District, and there are nine listings of individual buildings on
the National Register of Historic Places, including the Hinton Railroad Depot, which is
being restored for community use. The John Henry Historical Park is also in development;
the park will celebrate the railroad history of the county and the legend of John Henry and
engage visitors in the stories of the generations past and present about how they lived on the
land and among one another. Several small museums are also located in Summers County.

Festivals in the county are lively affairs and bring tourism to the local communities
throughout the year. These events include the John Henry Days Festival in Talcott, the West
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Vitginia State Water Festival on Bluestone Lake, the Festival of the Rivers and the Railroad
Days Festival, both in Hinton.

Some businesses with tourist appeal include the local antique shops and local stores
that sell the work of artdsans from Summers County. These artisans work in a varety of
forms, including pottery, painting, photography, candles, quilting, fiber arts, jewelry, stained
glass and musical folk art. Additionally, movies and live performances can be enjoyed at the
restored Ritz Theatre in downtown Hinton.

Visitors have a variety of lodging options in Summers County, including several bed
and breakfasts, numerous cabin rentals and a variety of camping options from rustic tent
camping to deluxe sites with
water, sewage and electric
services.  Several motels are
available in and around Hinton.

Community Input on
Tourism. Summers County
residents  see  the  rural
landscape and local character
of the county’s communities
and npatural and  cultural
resources  as  tremendous
sttengths  for  encouraging
tourism. They envision the
county as a place for visitors to
escape from urban areas and
experience nature, solitude, a
sense of isolation, history, festivals, agriculture, a rural lifestyle, a friendly atmosphere and
the novelty of interesting local businesses, rather than large, ubiquitous box stores. National
and state parks throughout the county are attractions for visitors, and comments described
Hinton as a gateway community to the two units of the Natonal Park Service within the
county.

Community members asked for the development of more trails, including hiking,
biking, equestrian, and ATV trails, and for improved access to the river, scenic vistas, and
other natural areas. Particularly, residents would like to find solutions that improve access to
the river where most potential access is blocked by the railroad. Comments recognized the
county’s scenic beauty and night skies as unique resources and draws for tourism, which
would necessitate some form of viewshed protection. The historic significance of much
within Summers County was identified by residents as providing opportunities for tourism,
and numerous features, such as the railroad and the historic downtown area of Hinton,
could be revitalized and showcased. Community members also felt that the agriculrural
character of the county and the ability to grow food locally could provide tourism
opportunities.

Most concerns residents expressed had to do with the lack of an overall business
base to provide services for tourists and a lack of infrastructure, such as consistent cellular
phone coverage, high-speed internet, and television and cable service throughout the county.
Additionally, the lack of public transportation and the remoteness of most of the county’s
communities from major travel routes were seen as a challenge for tourism, as it is difficult
to move quickly through the county, and roads are poorly maintained. Amtrak service to the
county is available on a limited schedule from New York, Washington, D.C., and Chicago,
but there is no available transportation for visitors once they arrive in Summers County. The
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community also identfied a need for quality local print media to share informadon about
county events and attractons.

One concern expressed is the number and visibility of blighted properties, including
junkyards, trash dumps and properties with old cars and vacant and dilapidated buildings,
that would be unattractive to visitors. Vacant commercial properties would also deter
visitors, but there are opportunities for new local businesses to fill those spaces and add to
the attraction of the county’s local character. Also, residents were concerned about the need
for environmental protection, such as providing public sewage service to stop the practice of
straight-piping waste into rivers and tributaries that would draw visitors for recreation
opportunities like hiking, swimming, fishing and boatng,

Goals, Objectives, and Recommendations

Major goals for economic development that emerged from community meetings
include:

s Support the Increase of a Diversity of Businesses in the County that Would
Preserve the Rural Quality of Life and Promote Local Ownership and
Employment.

e Enhance Opportunities to Educate, Train, and Develop the Local Workforce.

* Support and Promote Tourism Throughout the County.

Goal: Support the Increase of a Diversity of Businesses in the County that Would
Preserve the Rural Quality of Life and Promote Local Ownership and Employment.
Objective: Support and encourage appropriate retail and commercial businesses.
Recommendations:

* Assess existing plans, studies, and other documents developed for
Summers County regarding economic development. Conduct
addidonal studies and market research for informaton that is out of
date or unavailable regarding retail or commercial potential in the
county's population centers.

o Identfy potential retail and/or commercial districts, and adopt and
implement zoning or other land use ordinances to encourage retail
and/or commercial growth in these districts.

* Encourage appropriate development in identified districts through
financial incentives for businesses, giving priority to locally-owned
businesses over national chains.

® DProvide financial and technical support to businesses that open in
existing buildings, giving priority to those that rehabilitate, preserve,
and reuse historic buildings according to guidelines set by the West
Virginia Historic Preservation Office

e Work with the New River Gorge Regional Development Authority to
attract the target retail or commercial businesses identified in its
regional marketing plan.

Objective: Support and encourage appropriate industrial development.
Recommendations:

e Develop specific criteria that make an industrial business or use
economically sound, environmentally friendly and supportive of
community livability to enhance the quality of life, in keeping with
the overarching goal of this plan.

Summers County Comprehensive Plan | 88



Adopt and implement zoning or other land use ordinances which
idendfy districts appropriate for industrial development, perhaps
based on the Thrasher Engineering Map identified in preceding
Chapter of this Plan.

Provide financial incentives to attract industries and industrial
businesses that meet the appropriate criteria into the areas
appropriately zoned for industrial businesses.

Work with the New River Gorge Regional Development Authority to
attract the target industries identified in its regional marketing plan.

Objective: Support and encourage agriculture and agriculture-based businesses.
Recommendations:

Identify potental districts which would be appropriate for technology
based businesses, and adopt and implement zoning or other land use
ordinances to encourage technology-based business in these districts.
Provide financial incentives to attract technology-based businesses to
the county.

Provide financial incentives for independent technology contractors
and employees of companies and agencies.

Work with the New River Gorge Regional Development Authority to
attract the target technology-based businesses identified in its regional
marketng plan.

Objective: Support and encourage appropriate agricultural businesses.
Recommendations:

Identify potential districts which would be appropriate for agriculture
or agriculturally based businesses, and adopt and implement zoning
or other land use ordinances to encourage agricultural business in
these districts.

Idendfy and solicit agricultural businesses and businesses which
support agriculture, such as feed and supply stores and tractor and
farm equipment sales and services.

Support and promote agricultural conservation easements and
otganizations, such as the Summers County Farmland Protection
Board, which facilitate these easements.

Promote and support local farmers by supporting local farmers
markets, farm to table initatives, provide financial incentives for the
use and sale of locally grown products (ex: reduced taxes, such as the
B&O tax on restaurants using locally grown products, local coupons
for local products, etc.).

Work with the New River Gorge Regional Development Authority to
attract the agricultural-based businesses identified in its regional
marketing plan.

Goal: Enhance Opportunities to Educate, Train, and Develop the Local Workforce.
Obijective: Improve existing educational opportunities and provide innovative new
ones for county residents of all ages.

Recommendations:

Identify career opportunities and encourage businesses to work
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within the school system to promote job readiness.

Encourage and promote non-traditional training and career programs.
Provide financial incentves for a higher education institution to
develop a branch or facility in Summers County.

Explore the possibility of providing a shuttle service to higher
education institutions in nearby counties.

Explore the possibility of providing tele-classes from higher
education institutions in a public learning facility.

Objective: Develop a system of incentives to encourage potential members of the
local workforce to become and remain employed, and promote local employment
opportunities in the community.

Recommendations:

Encourage job development in areas in which lower income people reside
to reduce the stress and obstacle of commuting great distances to potential
jobs.

Encourage low income residential development in areas within walking
distance to local job opportunities.

Support the career services program at the local library, Worforce WV and
similar programs.

Develop and support or encourage private development of a transit system
for commuters to commute to and from work.

Develop employment bulletin boards online and at public facilities

and provide a standard application system that employers and job
seekers could use.

Goal: Support and Promote Tourism Throughout the County.
Objective: Promote the tourism industry.
Recommendations:

Idendfy tourism niche businesses or needs which are not currently
being met in Summers Co. and support/encourage growth and
development of those businesses {ex: shuttle service for boaters,
hikers, bikers, etc.).

Adopt and implement land use practice which will promote local
tourism opportunities (ex: incorporation of biking and hiking trails or
public parks or river access into new development).

Work with local and regional Convention and Visitors Bureaus to
develop more effective marketing campaigns for tourism in Summers
County.

Wotk with the state Division of Tourism to have Summers County
featured in their marketing that reaches a broad audience across the
Mid-Atlantc region.

Develop a social media campaign to spread information about
Summers County less formally that through traditional marketing and
take advantage of peer-to-peer recommendations by providing
incentives to participate in this type of marketing to people who are
visiting the county.

Promote county recreational opportunities at colleges and universities
around the region.

Summers County Comprehensive Plan | 80



Establish partnerships around the region to increase the regional
tourism draw and cross promote opportunities for visitors to explore.
Encourage high-quality local print media that advertises Summers
County events and attractions and is readily available to visitors.
Provide detailed maps, signage, and information to visitors on how to
get around the county, including points of interest, available services,
and recreational opportunities.

Objective: Protect and promote outdoor recreation and scenic viewing

opportunities.

Recommendations:

Identify and prioritize natural, agricultural, and other scenic
viewsheds to preserve and develop guidelines or ordinances for
protection.

Develop guidelines or ordinances for nighttime lighting that would
best preserve night sky views without putting an undue burden on
businesses, residents, and public services.

Work with state and federal agencies and private landholders for
conservation of lands with high recreational or scenic values.
Develop partnership agreements with public agencies and explore
conservation easements, rights of way, and other conservation tools
with private land owners.

Develop agreements with CSX for access points to the river and
other attractions that are currently unreachable via legal railroad
crossings

At scenic viewpoints along roads most likely to be traveled by
tourists, where land is not already in public ownership and developed
as a scenic overlook, seck to purchase the land from willing sellers as
a county park or work with private landowners to allow public access
and limited development. Provide a parking area or pullout and some
information or interpretation for visitors to enjoy the view and
understand the landscape of the county.

Encourage development of more hiking, biking, equestrian and ATV
trails in the county. Work with public land managers where land is in
federal or state ownership. Where land is in private ownership, work
with local and regional trail organizations and land trusts to develop
agreements with landowners who would be willing to allow a public
trail to cross their property.

Using land use ordinances or other regulations, limit development of
industries which might negatvely impact tourism, such as hydrologic
fracturing, mountain top removal, or businesses which generate
significant noise or odor.

Develop and implement a Share the Road campaign to promote
bicycling, hiking and equestrian businesses and tourism.

Objective: Protect and promote opportunitics for cultural and historic tourism

attractions.

Recommendations:

Support the development of the John Henry Historical Park, and
take advantage of other opportunities to create or support protected

Summers County Comprehensive Plan | 91



spaces out of significant historic features of the landscape.

¢ Contnue to host cultural festivals, expand their appeal, and increase
and expand marketing,

Objective: Create and promote opportunities for agricultural tourism.
Recommendations:

¢ Support the development of one or more local farmers markets in
the county.

* Encourage local and organic local food production, use of local
foods in restaurants, and sale of local foods in grocery stores and
farmers markets. Brand local foods with a logo for businesses that
sell them.

» Encourage local farmers to provide agricultural tourism
opportunities, such as farm stays and beds & breakfasts, or encourage
them to partner with other local entrepreneurs to provide those
services.

Objective: Provide adequate services to support tourism and encourage local
businesses that will encourage visitors to spend money in Summers County.
Recommendations:

e Provide financial incenuves for sustainable, wvalue-added local
businesses in the county, such as furniture manufacturing. Also
provide incentives for artisan workshops and galleries.

® DProvide financial incentives for locally-owned or franchised but
appropriately designed lodging establishments, including a hotel in
Sandstone and small hotels or motels, beds & breakfasts, and cabins
in other communities arounds Summers County.

¢ Encourage tourism service businesses to provide rental vehicles
and/or shuttle services and partner with other businesses to create
transportation for visitors who arrive by train.

® Build tourism packages between local lodging establishments,
Amtrak, restaurants, recreational services, and entertainment venues.

Financial Considerations

Many of the recommendatons included in this chapter are similar to those found in
other chapters. In addition to financial considerations identified in other sections, many of
these recommendations may qualify for additonal or different funding sources because these
are based in economic development, specifically. Any implementation strategies of these
recommendations should solicit funding from other governmental, quasi-governmental,
non-profit or private sector sources for the promotion of economic development.
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Chapter X: Implementation Strategy

A comprehensive plan is a statement of a community’s goals and a conceptual road
map for how to achieve them. A comprehensive plan provides guidance to municipal leaders,
county officials, povernment agencies, funding agencies, community organizations, local
businesses, and residents, and helps to ensure that the community's needs are met, now and
in the future. Long-term in nature, comprehensive plans concentrate on setting out land use
policy and suggesting regulatory and non-regulatory measures that, over time, will foster the
community's future in 2 manner consistent with residents' preferred vision. The Summers
County Comprehensive Plan is an advisory document intended to serve as a guide for the
growth and development of the county. Specific strategies for implementation are necessary
if the goals and objectives of this Plan are to be achieved. Implementation is an integral part
of the planning process and this Plan's success will be measured by how well it has been
implemented.

The first step in implementng this Comprehensive Plan starts when the county
and/or City formally adopts the document. Legal adoption means the Plan is accepted and is
the guide to future development. Once adopted, all subsequent county (and City, if the City
adopts this plan) ordinances must be in accordance with this Plan. Public agencies and
citizens should use this document to help make decisions concerning future growth in
Summers County. The tools found in this chapter are meant to assist Summers County in
coming up with land use regulations and other implementation strategies. Some of these
implementation strategies may be suited to address a number of the identified goals and
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objectives while others may only address one or even parts of one. The following portions
of this chapter illustrate different ways in which the local governments may implement goals
and objectives identified in this Plan; however, this is not intended to be a comprehensive list
of all possible implementation strategies nor to impede or limit implementation techniques.
The goals and objectives identified by the citizens and set forth in this Plan are paramount
and any legal mechanism for implementing these should be carefully considered by the local
governing bodies.

Zoning Regulations

Zoning provides the authority to regulate private use of land by creating land use
zones and applying development standards to these zones in various zoning districts. Zoning
is crucial to the planning and developing of any community. It is the central land use tool
counties and municipalities use to regulate land use and implement the comprehensive plan.
West Virginia Code §8A-7-1, e/ seq. gives Summers County and the City of Hinton the
authority to enact zoning ordinances. The West Virginia Supreme Court of Appeals has held
that . . . a municipality may enact a zoning ordinance which restricts the use of property in
designated districts within the municipality if the restrictions imposed by the ordinance are
not arbitrary or unreasonable and bear a substantial relation to the public health, safety,
morals, or the general welfare of the municipality” Syl. Pt. 7, Carter n. City of Bluefield, 54
S.E.2d 747, 750 (W. Va. 1949).

Aside from the regulations themselves, zoning ordinances should include a
subsecdon defining the intent, territorial applicability, interpretation, and the effective date
of the ordinance. The following are meant to illustrate and explain zoning ordinances which
may be utilized in Summers County, but not intended to be a comprehensive list or
explanation.

Traditional Zoning
Also known as Euclidean Zoning, traditional zoning regulates land use and
development through a classification system. Most counties in West Virginia with zoning
ordinances utlize this type of zoning. A zoning district may be established in which zoning
classifications, dimensional standards, and permitted use are defined.
Classifications. Zoning classifications define the types of property to be regulated
by the local governing body. Common zoning classifications or districts may include:
agricultural, rural residendal, single-family residential, mixed residential,
neighborhood residential, suburban commercial, high density commercial, light
industrial, and heavy industrial. Each classificaton or zoning district defines its
dimensional standards, permitted uses, permitted accessory uses, and conditional
uses.
Dimensional Standards. Dimensional standards, also known as development
standards, regulate building height, minimum and/or maximum lot size, setback
distance from the road, and minimum side-yard and backyard size.
Permitted Uses. Permitted uses define what uses are available to the applicable
zoning district. For example, a single-family residential zoning district will typically
allow for agricultural development, single-family dwellings, public and private parks,
duplexes, and sometimes small apartments.
Permitted Accessory Uses. These uses go hand-in-hand with permitted uses.
Accessory uses define what uses are permitted incidental to, and customarily found in
connection with the principal use. Common permitted accessory uses to permitted
residential uses include: private swimming pools, satellite dishes, detached garages,
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carports, and storage buildings.

Conditional Uses. Also known as special permit uses, conditional uses are only
permitted after review by a local governing body. Common conditional uses in a
residental district include: bed & breakfast establishments, cemeteries, golf courses,
religious buildings, and schools.

Zoning Variances. There are two basic types of zoning variances: area variances
and use variances. A zoning variance is 2 one-time property-specific modification of
an existing zoning ordinance granted by a local governing body.

e Area Variance: Area variances are mote common than use variances. Often,
especially in mountainous regions like Appalachia, the combination of
certain landscape features and existing zoning ordinances may restrict
development that is desired by a community, and an area variance may be
sought for development. Some governing bodies are liberal in allowing these
varances, while others grant them sparingly and only in unique
circumstances.

o Use Variances: A use variance authorizes use of land in a zoning district that
is not permitted under the applicable zoning ordinances. These operate the
same way a conditional use operates, in the sense that a local governing body
must authorize a use variance. Because the two zoning tools are so similar,
governing bodies typically choose between allowing for conditional uses or
use variances, but not both.

Modular Zoning

This type of zoning system is similar to traditional zoning in that it includes similar
classifications, dimensional standards, and permitted uses. The difference in this zoning
system is that it is just another way to organize zoning ordinances. For each classification,
ordinances are comprised of three modules to create a zoning district. The modules are use,
form, and intensity. This type of zoning is typically set up using a table where the zoning
classificadon, use module, form module, and intensity module are listed in columns, and the
details of each are listed in rows. This type of zoning allows for great flexibility in defining
zoning districts, as a local governing body can mix-and-match different modules into
interesting combinations.

Use Module. This module establishes which uses are permitted, conditionally

permitted, and prohibited.

Form Module. This module establishes the physical parameters for development,

including setbacks, building height, and side-yard regulations.

Intensity Module. This modul