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Introduction and Background 

Information 
 

Preparation for the Study  

 
The planning study for the Red Banks Road 

area began in late 2006, when the consulting 

team was retained by the town to conduct 

the study and prepare a report on potential 

planning policies for the area. The study is 

needed in order to help the town decide what 

its priorities are for expansion of the town to 

accommodate growth pressures in light of 

the limited capacity of its wastewater 

treatment plant. The plant capacity will be 

expanded, but even after expansion, there 

will be more land within the approved 

potential annexation area surrounding the 

current town corporate limits, than can be 

served by the expanded plant, according to 

previous town studies. Thus, the town needs 

to set priorities for expansion areas. This 

study is part of that effort. The key objective 

for this planning effort is to create a 

conceptual plan for the future of the study 

area, and a policy framework that reflects 

the essential needs of stakeholders. 

 

Figures 1, 2, and 3 show the location and 

general extent of the study area. The study 

area contains approximately two thousand 

acres lying to the east of the North Fork of 

the Shenandoah River (across the river from 

the historic downtown), adjacent to Red 

Banks Road and the townôs wastewater 

treatment plant, and generally west of the 

George Washington National Forest. The 

focus of the analysis is on the land lying to 

the east of the river, which is adjacent to, but 

mostly east of the town corporate limits. 

This area of focus includes roughly a 

thousand acres of land that is mostly in the 

hands of two owners, Mr. and Mrs. Floyd 

Baker, and Mr. Jerry Pool. Most of the land  

 

 

 

 

 

 
Historic commercial buildings downtown 

 

 
Historic residential buildings downtown 

 

in these properties is currently in active 

agricultural use. 

 

The consulting team began by collecting 

data about the area and touring the site. In 

early 2007, the team designed and 

conducted a ñcharretteò process to engage 

local citizens and public officials in 

identifying potential future scenarios for the 

area. (A ñcharretteò is an intensive, 

interactive work session aimed at creating 

strong design solutions for a particular site 

or area, as well as broad consensus support 

for the outcome). 
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Key Features of the Study Area 

 

The west side of the study area borders the 

river, where there is a substantial amount of 

land in the 100-year floodplain, but the 

elevation quickly rises and then gradually 

becomes steeper to the east. Most of this 

area has gently rolling topography and is in 

pasture or cultivation. At the eastern edge of 

the study area, the slopes become steeper as 

they reach the side of the mountain, and the 

forested area begins. The Fleming Park 

Subdivision lies mostly in this wooded area 

on the side of the mountain, and the 

National Forest also begins here. The soils 

are mixed, with generally moderate to poor 

suitability for conventional septic 

drainfields.  Except for the houses in the 

subdivision, and the small trailer park next 

to the wastewater treatment plant, there is 

virtually no development in the area, other 

than the Baker farmstead.  The two major 

tracts of land in the area are the 50-acre Pool 

tract near the wastewater treatment plant, 

and the Baker farm of approximately 800 

acres. Two key infrastructure features are 

 

 

 

 

particularly important in terms of future 

planning and land use. One is that the 

bridge across the river on Red Banks Road 

entering the study area from the west 

typically becomes impassible several 

times a year due to flooding. When it is 

impassible, residents to the east must go 

about five miles north to the bridge at 

Palmyra Church Road. Sometimes, that 

bridge too, becomes impassible, and 

residents are practically stranded on the 

east side of the river, cut off from town 

services. The second infrastructure feature 

is the town wastewater treatment plant, 

located adjacent to the river, on the east 

side. As noted above, the town has plans 

to increase the capacity of the plant. 

Further, much of the study area could be 

served by gravity sewer lines to the 

treatment plant. However, other areas 

around the town are also in the potential 

annexation area, so the town has to decide 

how to allocate the limited supply of 

treatment capacity in a manner that will 

help it to best achieve all of its goals. 

 

 

 

 

 

 

 

 

 

 

 
 

 

 

 

 
 

Entering the study area on Red Banks Road from the west, looking east to the mountain. 
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Looking west across the study area to the Town. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Looking east to the entrance to the Fleming Park 

Subdivision 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Looking west from the Fleming Park Subdivision. 
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Figure 1 ï General Location of the Study Area 

 

Approximate extent of 
potential annexation area 

General extent of the study area 
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Figure 2 ï Base Map of the Study Area and Immediate Vicinity 
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Figure 3 ï Zoning Map of the Study Area and Immediate Vicinity 
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Figure 4 ï Potential Annexation Area (noted as Study Areas A and B) 
 

The Charrette Process  
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The charrette session was conducted on 

April 12, and 13, 2007, at the Mount 

Jackson Town Hall.  About 25 citizens and 

public officials participated. It began with 

some informal afternoon discussions with 

the two major landowners to explore in 

detail their understanding of the land, as 

well as their expectations, plans, and 

concerns for the future of the area, so that 

the public discussions could focus on the 

views of other members of the community. 

A public meeting was then held in the 

evening, in which various town and county 

residents and officials participated, working 

with the consulting team to identify issues 

and brainstorm potential desired futures for 

the area. 

 

In the initial presentation, the consulting team 

provided some key information to set the 

stage for the work. These included reviewing 

the objectives, process, schedule, and 

proposed analytical approach to the project; 

the major growth management tools available 

to localities in Virginia and a review of the 

major features of the study area, including 

the major opportunities and constraints to 

land development and conservation. These 

are summarized briefly below. 

 

Basic Approach to the Project 

 

The analytical framework for the charrette 

was to create two alternative scenarios in 

order to examine possible futures.  

 

Scenario #1 would assume that sewer and 

water service is not extended to the Study 

Area.  Support for this scenario would be 

based on the potential of other areas within 

the designated Potential Annexation Area to 

better accommodate significant amounts of 

future development than the Red Banks 

Road area.  These other areas include the 

Caverns Road area for which the Town has 

already prepared and adopted an area plan 

for future development.  

 

Scenario #2 would assume that sewer and 

water service is extended to the Study Area. 

Support for this scenario would be based on 

the areaôs potential to accommodate 

significant amounts of future development in 

a more suitable manner than would other 

ñcompetingò areas within the designated 

Potential Annexation Area (Figure 4).  

 

Growth Management Tools 

 

Prior to brainstorming variations on the two 

basic future scenarios for the study area, the 

key growth management tools available to 

Virginia localities were reviewed.  These 

include: 

 

¶ Long Range Planning (40+ years) 

¶ Urban Growth Boundaries 

¶ Special Service Districts; Governance 

Agreements 

¶ Conventional Zoning Regulations 

¶ Historic Districts; Entrance Corridor 

Districts 

¶ Agricultural and Forestal Districts 

¶ Use Value Assessment 

¶ Agricultural Enhancement (new 

markets; tourism) 

¶ Conservation Easements (purchase, donate) 

¶ Transferable Development Rights (TDR) 

(new in Virginia)  

¶ Cluster Development 

¶ New Urbanism and Form-Based Zoning 

 

Opportunities and Constraints in the Study 

Area 

 

Citizens then brainstormed as a whole group 

to identify opportunities and constraints for 

the study area. 

The major opportunities for future land use 

in the study area include: 
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¶ Continuing the current agricultural 

uses, which contribute directly to the 

local economic base through crop 

production and related activities, as 

well as provide an indirect benefit to 

the local tourism industry through the 

outstanding visual backdrop they 

provide to the town, I-81, and the 

surrounding environs, and 

 

¶ Land development - particularly 

residential development ï because the 

area is adjacent to the townôs wastewater 

treatment plant, is near the center of the 

town, and much of the area has 

moderately sloping topography. 

 

The major constraints for land development 

in the area include: 

 

¶ Access limitations - the single main 

access road from town across the 

Shenandoah River is sometimes 

impassible during floods.  

 

¶ The general limitations and costs of 

providing public services to new 

development around the town.   

 

¶ The long-term limitations of wastewater 

treatment capacity. Other areas adjacent 

to town are also in contention for being 

served in the long term.  

 

¶ Potential impacts on the scenic quality of 

the town, which is a major resource to 

the local tourist industry. 

 

The consulting team pointed out two major 

challenges that face most communities these 

days: 

 

¶ How to achieve human-oriented streets 

and public spaces while still 

conveniently accommodating motor 

vehicles; and 

 

¶ How to achieve a desirable pattern and 

pace of development in the face of 

outside pressures and market demand. 

 

Other specific points raised by the citizens 

in the brainstorm session included: 

 

¶ Who are the so-called ñstakeholdersò for 

this process?  (answer: everyone who is 

concerned about the future of the area, 

including landowners, other town 

residents, county residents, etc.) 

 

¶ Is it possible to extend a sewer line to 

serve the Fleming Park subdivision?  

(answer: it is possible, but the Town has 

finite sewer capacity and must weigh the 

needs of any particular area with those of 

other areas around the town that are 

designated for potential future annexation) 

 

¶ Dangerous walking and biking 

conditions prevail in the area.  Can we 

get bike paths? bus service for the 

elderly? provide pull-overs for buses?  

 

¶ Need more recreation facilities to serve 

the area. 

 

¶ Road flooding limits access to this area. 

 

¶ Fire and Rescue is moving out of Town. 

 

¶ Need better recreational access to the river.   

 

¶ Need to preserve the viewshed of the study 

area ï no commercial uses with tall lights. 

 

¶ Any new housing should not dominate 

the landscape. 

 

¶ Preserve the old manor house. 
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¶ Are there currently any development 

plans for the area? 

 

¶ Future developers should pay to upgrade 

the access roads. 

 

¶ Public access to the knob from the river 

is a great opportunity. 

 

¶ Is it fair to assume that development is 

coming? 

 

¶ ñxò amount of open space should be 
required with development. 

 

¶ Can schools accommodate the growth? 

 

¶ Will the Town adopt cluster zoning? 

 

¶ How does growth benefit Fleming Park? 

 

¶ Need to know the impacts of annexing 

the area into town. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Brainstorming Future Scenarios for the Area 

 

The citizens participating in the charrette 

then divided into three groups and 

brainstormed specific ideas for the future of 

the study area, marking up base maps with 

notes and sketches.  The basic task of each 

group was to identify and describe: 

 

1)  Areas that should be preserved  

 

2)  Areas that may be developed 

(residential, employment, institutional 

uses, as well as roads, bridges and paths) 

 

 

 

 

 

 

 

 

 

 

 

 

 

The results of the three work groups are 

reflected in the marked-up base maps 

created by each group.  These are shown 

in Appendix B of this report, and served as 

the primary basis for the optional future 

scenarios prepared by the consulting team 

on the second day of the charrette.  These 

future scenarios were presented to the 

citizen participants at the end of the 

second day, and are described in the 

following section of this report. 

 

Following is a composite sketch of the 

major existing conditions in the study area.  

Note the prominent floodplain area along the 

river, the forested area on the mountain side,  

and the historic center of town west of the 

flood plain, which is diagrammed with 

concentric circles of one eighth and one 

quarter of a mile radii.  These circle 

diagrams provide a sense of the scale needed 

for creating a walkable area (one quarter 

mile is a comfortable five minute walk). 
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  General location of the Pool Tract   
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 5 - Sketch Map of Existing Conditions 

 

 

 Town w astew ater treatment plant 

 

General location of 
the Baker Tract 
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Charrette Results 
 

The consulting team used the input from the 

citizens to create sketches of conceptual 

options for future land use in the study area 

for review and evaluation by the 

participants.  The options were organized 

within the framework of the two basic 

scenarios:  a future in which sewer and 

water service is extended to the Study Area; 

and a future in which sewer and water 

service is not extended to the Study Area. 

 

These scenarios are described below.  Both 

of the two basic scenarios have two or more 

options for future land use. Sketches 

prepared during the charrette of each option 

are shown following the descriptions. 

 

Scenario 1 ï No annexation and no extension 

of sewer service into the study area. 

 

Option A ï Preservation of land and 

some ñby-rightò development 
 

Preserve the Baker Farm through the 

establishment of conservation easements 

and/or the development of a compatible 

institutional use on the property; and 

develop the Pool Tract under ñby-rightò 

County zoning regulations 

(approximately 10 to 12 lots on 

individual well and septic). 

 

Option B ï ñBy-rightò development on 

Pool Tract and Baker Tract 
 

Develop both of the major tracts under 

by-right, 3.5-acre lot zoning.  This option 

would yield approximately 170 dwelling 

units, long term, based on the assumption 

that topographic and soil constraints 

would produce a net lot yield of about 

one lot per five acres.   

 

 

 

(Note that subsequent to the charrette, the 

team determined that a recent amendment 

to the Countyôs subdivision ordinance (§ 

142-3.1) limits subdivision activity on 

any parcel in the A-1 and C-1 districts to 

one new lot per 36 months. If this 

regulation holds, it would severely limit 

the development of these two tracts under 

by-right conditions, unless the land was 

rezoned and/or annexed into town). 

 

Option C ï ñBy-rightò cluster development 

on Pool Tract and Baker Tract 
 

Develop both of the major tracts under by-

right, 3.5-acre lot zoning, using a ñrural 

clusterò pattern rather than a scattered, large 

lot pattern. The lot yield would be expected 

to be roughly the same as under Option B 

above.  However, it is important to note that 

although the County indeed adopted cluster 

regulations subsequent to the April charrette 

sessions, as required by recent state 

legislation, these new standards require 

water and sewer service for cluster 

development, which makes this option 

effectively moot under current conditions 

and current County regulations, unless the 

Town extended sewer
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Figure 6 - Scenario 1 ï Option A 
 

No annexation and no extension of sewer service into the study area. 

Preserve Baker tract and ñby-rightò development on the Pool tract. 

¼ mile 

Existing Conditions 
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(Note that due to county subdivision regulations, only one lot per three years could be 

subdivided on the Pool tract without a rezoning) 
 

 

 

 

 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

Figure 7 - Scenario 1 ï Option B 
 

No annexation and no extension of sewer service into the study area. 

ñBy-rightò development on the Pool and Baker Tracts - would yield approximately 170 

dwelling units, long term (Assumes an average lot size of 5 acres due to soil conditions, 

¼ mile 

Existing Conditions 
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although zoning allows minimum lot size of 3.5 acres. Note that County subdivision regulations 

allow only one lot per three years to be subdivided from any existing parcel without a rezoning) 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

 

 
 

Figure 8 - Scenario 1 ï Option C 
 

No annexation and no extension of sewer service into the study area. 
 

¼ mile 

Existing Conditions 
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ñBy-rightò rural cluster development on Pool and Baker Tracts (assumes same yield as 

Option B - approximately 170 dwelling units, long term).  (Note, however, Countyôs cluster 

regulations require water and sewer, making this option essentially moot in the short term). 

 

 

Scenario 2 ï Annex all or portions of the Study Area into the Town and extend sewer service 

into those annexed areas. 

 

 

Option A ï Extend Sewer only to the Pool Tract and rezone it to a higher residential 

density. 

 

This option would limit annexation and sewer service to only the Pool tract, while maintaining 

the Baker Farm in County A-1 zoning.  This option would also include facilitating more 

intensive development on the Pool tract by rezoning it to a somewhat higher density, preferably 

with standards that would create a compact ñvillageò development pattern, similar to the 

historic pattern of downtown Mount Jackson.  

 

Some improvements to the bridge crossing on Red Banks Road would be desirable under this 

option. 

 

The yield of this option would be approximately 50 to 100 lots on the Pool tract and up to 

160 lots on the Baker tract (assuming a yield of about 5 acres per lot on Baker, without 

utilities).  However, as noted above, County subdivision regulations limit subdivision from 

any parent parcel in the A-1 or C-1 districts to one lot per three years. 

 

 

Option B ï Extend Sewer to both the Pool and Baker Tracts and rezone both to a 

somewhat higher residential density in a pattern that extends the historic town pattern of 

streets and lots. 

 

This option would essentially expand the historic town pattern into both of these major tracts, 

and facilitate development of them in a pattern consistent with the townôs historic character.  

Major improvements to the bridge crossing would be necessary with this option. The higher 

density zoning would be expected to yield about 50 to 100 lots on Pool, and up to about 250 

lots on Baker (about 300 to 350 lots total). 

 

 

 

 

 

 

 



Red Banks Road Area Plan Report Town of Mount Jackson, Virginia 

 

Herd Planning & Design 20 August 30, 2007 Revised 

and K. M. Galvin, Architect 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

Figure 9 - Scenario 2 ï Option A 

Annex the Pool tract into the Town, extend sewer service only to it, and rezone it to a higher 

residential density. 

¼ mile 

Existing Conditions 


