
Public Hearing Notice 
 
The Clarke County Board of Supervisors is providing notice of an intention to propose ordinances for passage 
and will conduct three public hearings in the Berryville Clarke County Government Center Main Meeting Room, 
101 Chalmers Court, 2nd Floor, Berryville, VA, on Tuesday, June 17, 2025, at 6:30 pm, or as soon thereafter as 
the matters may be heard, to hear public comment on the following: 
 
PH2025‐09: TA‐25‐01. Double Tollgate Light Industrial (DT‐LI) District and Uses. Proposed text amendment to 
the Clarke County Zoning Ordinance (County Code Chapter 200) to add new Section 4.1.6, Double Tollgate Light 
Industrial  District  (DT‐LI),  new  Section  5.2F  (Uses,  Definitions,  and Use  Regulations  –  Double  Tollgate  Light 
Industrial (DT‐LI) District Uses), and to amend the uses “Farm Machinery Sales and Service” and “Farm Supplies 
Sales” in Section 5.2C (Business Uses). The purpose is to create a new light industrial zoning district to be applied 
only on lots located within Sub‐Area C of the Double Tollgate plan area as designated in the current edition of 
the Double Tollgate Area Plan. The amendment would also create 13 new by‐right uses and 2 new special uses 
that would be allowable only in the proposed district. 
 
Information regarding the above matters, including copies of the proposed text amendments, may be examined 
on  the  County’s  website  (www.clarkecounty.gov)  and  at  the  County  Administration  office  located  in  the 
Berryville‐Clarke County Government Center, 101 Chalmers Court, Berryville, Virginia. Any person desiring to 
speak on the above matters should appear at the appointed time and place. Clarke County does not discriminate 
on the basis of handicapped status in admission to its programs and activities. Accommodations will be made 
for handicapped persons upon prior request. 

Chris Boies – County Administrator 
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ZONING ORDINANCE TEXT AMENDMENT (TA-25-01) 

Double Tollgate Light Industrial (DT-LI) District and Uses 

May 12, 2025 Board of Supervisors Work Session – SCHEDULE PUBLIC HEARING 

STAFF REPORT – Department of Planning 

--------------------------------- 
The purpose of this staff report is to provide information to the Planning Commission and Board of Supervisors to 

assist them in reviewing this proposed ordinance amendment.  It may be useful to members of the general public 

interested in this proposed amendment. 

--------------------------------- 

 

Description: 

Proposed text amendment to the Clarke County Zoning Ordinance (County Code Chapter 200) to 

add new Section 4.1.6, Double Tollgate Light Industrial District (DT-LI), new Section 5.2F 

(Uses, Definitions, and Use Regulations – Double Tollgate Light Industrial (DT-LI) District 

Uses), and to amend the uses “Farm Machinery Sales and Service” and “Farm Supplies Sales” in 

Section 5.2C (Business Uses).  The purpose is to create a new light industrial zoning district to 

be applied only on lots located within Sub-Area C of the Double Tollgate plan area as designated 

in the current edition of the Double Tollgate Area Plan.  The amendment would also create 13 

new by-right uses and 2 new special uses that would be allowable only in the proposed district. 

 

Requested Action: 

Discuss text amendment and consider scheduling public hearing at the May 20, 2025 Board of 

Supervisors meeting for the Board’s June 17, 2025 meeting. 

 

Background: 

The following section provides background information on the development of this text 

amendment and its consistency with the 2022 Double Tollgate Area Plan and 2022 

Comprehensive Plan. 

 

Text Amendment Development 

At their meeting on June 18, 2024, the Board of Supervisors adopted a resolution to approve the 

purchase of a 40.57 acre lot (Tax Map #27-A-10) from the Commonwealth of Virginia that is 

part of the former Camp 7 property.  This lot is located in the Double Tollgate Plan Area, 

specifically within Sub-Area C (“Other State Properties”) as described in the 2022 Double 

Tollgate Area Plan.  The County’s Industrial Development Authority (IDA) was directed to 

develop a plan for the highest and best use of the property to include necessary infrastructure 

improvements so that it may be used for economic development purposes. 

 

The Board’s resolution also directed the Planning Commission, “to work with the Board of 

Supervisors and IDA to develop a new zoning district for the future rezoning of this property for 

a business park.  The new zoning district should carefully consider potential industrial and 

business uses, setbacks, screening requirements, and other appropriate considerations for a 

successful business park.” 

 

A new zoning district is necessary because the Zoning Ordinance currently does not contain a 

district that allows for industrial and business park uses to be conducted in Double Tollgate.  The 

Business Park (BP) zoning district can only be applied to properties within the Berryville 
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Annexation Area and other industrial zoning districts were removed from the Zoning Ordinance 

in the early 2000s.  The Highway Commercial (CH) zoning district mainly allows business and 

retail uses but not light industrial uses.   

 

The Planning Commission’s Ordinances Committee, with non-voting participation by members 

of the IDA, Economic Development Advisory Committee, and Board of Supervisors, was 

assigned the task of developing the new zoning district.  The Committee’s process included the 

following:    

 

 A vision for district was developed in order to define the scope for creating zoning 

regulations.  This included determining the appropriate use types (commercial, industrial, 

institutional, recreational, etc.), the desired scale of development (e.g., building and 

development area sizes), and the desired intensity of development (e.g., number of users, 

amount and type of traffic generators). District regulations were developed using the BP 

District regulations as a baseline with modifications to meet the goals of the new district. 

 

 The Committee then identified the uses to include in the new district which included both 

current Zoning Ordinance uses and new uses.  For each new use, a definition and use 

regulations were created.  The Committee also recommended whether each use would be 

by-right or would require a special use permit. 

 

 As a final step, the Committee determined that the zoning district should be applied only 

to Sub-Area C of the Double Tollgate Plan Area.   

 

The Committee completed work on February 13, 2025 and forwarded the draft text amendment 

to the Commission for consideration. 

 

Guidance from the 2022 Double Tollgate Area Plan 

In addition to the original core of Highway Commercial (CH) zoned properties at the intersection 

of U.S. 522 and U.S. 340, the 2022 Double Tollgate Area Plan includes the former Camp 7 

properties in an expanded plan area.  The “plan area” includes the properties that are subject to 

the Area Plan’s recommendations.  The plan area is divided into three sub-areas with different 

guidance based on the anticipated timing and uses of the properties: 

 

 Sub-Area A – The original plan area consisting of CH-zoned properties located in close 

proximity to the intersection of U.S. 340 and U.S. 522. 

 

 Sub-Area B – This sub-area consists of one property, a 65-acre lot owned by 

Rappahannock Electric Cooperative (REC) that is planned for their new regional 

headquarters.  This property was conditionally zoned from Agricultural-Open Space 

Conservation (AOC) to CH with conditions in October 2023.  It was previously part of 

the former Camp 7 properties. 

 

 Sub-Area C – This sub-area contains the remaining Camp 7 properties including the 

approximately 40-acre lot purchased by the County.  All lots in this sub-area are zoned 

AOC. 
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The 2022 Area Plan did not contemplate the development of a new zoning district however there 

is applicable guidance to support creation of a new light industrial district for the plan area: 

 

 The Area Plan designates Sub-Area C for governmental and AOC District uses but CH 

District rezonings may be approved under certain conditions -- recognizing that 

ownership of these properties may change within the next five years.  In fact, the 

County’s opportunity to purchase the 40.57 acre lot within Sub-Area C arose after the 

Area Plan’s adoption in January 2023.  Conditions to allow rezoning of properties include 

that uses must be served by public water and public sewer and that the uses will not 

adversely affect the available capacity of public water and sewer for uses in Sub-Areas A 

and B.   

 

 Objective 3 Strategy A states that, new development is limited to regionally serving 

commercial uses and agricultural support businesses that are compatible with the scale 

and character of the Plan Area.”  The term “commercial” is defined broadly in the 

Zoning Ordinance as, “Any wholesale, retail, or service business activity established to 

carry on trade for a profit.” 

 

 Objective 3 Strategy D provides guidance regarding the development standards for this 

sub-area: 

 

Maintain the high standards of existing site development regulations including but not 

limited to architectural design, landscaping, outdoor lighting, screening/buffering, and 

parking.  Ensure that new or amended regulations effectively balance the need to remain 

“business-friendly” with the County’s desire for high quality development.  Any rezoning 

of properties within the Plan Area to the Highway Commercial (CH) zoning district shall 

also include a rezoning to the Highway Access Corridor (HAC) overlay zoning district to 

recognize the need for compatible architectural design at the County’s southwestern 

gateway. 

 

The Sub-Area C description also notes that development proposals to re-zone to the CH 

District shall contain the following elements: 

 

o A rezoning to the Highway Access Corridor Overlay District (HAC). 

o Site layout, landscaping and screening, and the architectural design of structures 

shall be of a high quality by virtue of location at the County’s southwestern 

gateway. 

o Road improvements that prevent degradation of the safety, capacity, and 

functionality of the existing road network that could be caused by the 

development’s proposed traffic generation. 

o Interparcel access to adjacent Plan Area properties in order to limit new highway 

access points. 

o Use of best management practices for stormwater management to protect ground 

and surface water quality. 
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Guidance from the 2022 Clarke County Comprehensive Plan 

The Comprehensive Plan does not contain specific guidance regarding development of a new 

light industrial zoning district in the Double Tollgate plan area, however there are some pertinent 

objectives with which the proposed district is consistent: 

 

Objective 9 – Designated Growth Areas for Development 

Encourage business and residential development in designated growth areas to implement the 

principles of:  

 

 Preserving open space, farmland, natural beauty, cultural features, and critical natural 

areas, and  

 Improving the quality of life and services in existing towns and directing development 

towards these existing towns.   

 

Objective 10, Economic Development: 

 

2. Direct the location of compatible businesses to designated growth areas and existing 

commercial centers as allowed by the adopted plans for those areas. 

 

3. Encourage new or expanded businesses that do not have the potential to cause significant 

degradation of the County’s natural resources and that do not adversely impact 

surrounding properties with noise, odor, or light pollution. 

 

4. Ordinances and policies should be implemented to ensure high-quality design and 

construction of new and redeveloped businesses.   

 

5. Promote economic development within incorporated towns and designated business 

intersections that is consistent with the County’s land use philosophy and character.  

Focus on types of businesses that can be served with public infrastructure (e.g., roads, 

public water, public sewer, natural gas, broadband) in an effective and fiscally-

responsible manner and with minimal adverse impact to surrounding properties. 

 

8. Encourage the attraction of business activities that complement or that work in 

conjunction with existing industrial and commercial activities in the County, particularly 

active farming and forestry operations. 

 

9. Ensure that new commercial development occurs according to the following provisions: 

 

a. Does not degrade the level of service of the existing transportation network to 

unacceptable levels for safety, congestion, and functionality. 

 

b. Ensures that access to and impacts on the transportation network are safe and do 

not impede traffic flow for emergency vehicles. 

 

c. Meets all applicable zoning and building code regulations and all standards for 

water, sewage disposal, and waste disposal needs. 
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The County, through the 2022 Double Tollgate Area Plan, has identified the former Camp 7 

properties as an area for future economic development and is in the process of working with 

Frederick County to bring public water and public sewer to the plan area.  Efforts to design the 

proposed DT-LI District have focused extensively on identifying uses that will maximize 

economic development opportunities while minimizing the potential for adverse impacts to 

surrounding properties and significant degradation of resources.  Maximizing the development 

capacity of the properties in the plan area furthers the goals of preserving rural lands by 

providing an economic development benefit to the County within the boundaries of a well-

planned business service area. 

 

Proposed Text Amendment: 

The proposed text amendment consists of two parts – the district regulations that would be added 

as a new Section 4.1.6 and the new light industrial uses that would be allowed only in the DT-LI 

District.  Two current uses – “Farm Machinery Sales and Service” and “Farm Supplies Sales” 

would be amended to allow the uses in the new district.  Key elements of each section are 

described below. 

 

District Regulations (new Section 4.1.6) 

The district regulations contain rules that apply generally to all uses and development in the DT-

LI District.  These regulations were modeled after the regulations for the Business Park (BP) 

District with modifications recommended by the Ordinances Committee.  Key subsections of 

note are described as follows: 

 

 Purpose – The district’s purpose is described at the beginning of the Section, noting that 

it is “intended to bolster economic development opportunities in Clarke County by 

allowing certain light industrial and business uses that further the goals, objectives, and 

strategies described in the County’s Double Tollgate Area Plan.”  It describes allowable 

businesses as “small to medium size manufacturing businesses, logistics businesses, and 

offices which can leverage the plan area’s central location near major highways and the 

Virginia Inland Port” in addition to businesses that can support the County’s and 

region’s agricultural industry.  The purpose statement also emphasizes that design 

standards should ensure that development is of high quality and compatible with the 

properties’ location at the County’s southwestern gateway. 

 

 Applicability – 4.1.6A states that the DT-LI District shall only be applied on properties 

within Sub-Area C of the Double Tollgate plan area as described in the current edition of 

the Double Tollgate Area Plan.  This would prohibit the district from being used 

anywhere else in the County.  In the event that Sub-Area C boundaries are modified in 

the future, the DT-LI District could be applied to any new designated properties.  It 

should be noted that if the Area Plan’s terminology is changed in the future to no longer 

reference Sub-Area C, or if there is a desire to allow the DT-LI District in other areas, 

4.1.6A will need to be amended. 

 

 Maximum Floor Area Ratio – 4.1.6B contains the district’s lot density and dimensional 

requirements including maximum floor area ratio.  Floor area ratio, or FAR, regulates the 

total floor area of all buildings on a lot as it relates to the lot size.  Total floor area 
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includes not just the building footprint but all of the building stories.  It is calculated by 

multiplying the floor area ratio by the lot area in square feet.  The proposed maximum 

FAR for the DT-LI District is 0.50 which means that the maximum floor area of all 

buildings in a lot cannot exceed ½ of the lot area.  The maximum FAR for the Business 

Park (BP) District is 0.35 – the Committee chose 0.50 to provide a greater development 

capacity in the DT-LI District in furtherance of its economic development goal.  Below is 

an exhibit that compares one and two story structures subject to a 0.50 FAR with one-

story structures subject to 0.25 and 1.0 FARs: 

 

         
    0.5 FAR, 2-story       0.5 FAR, 1-story             0.25 FAR, 1-story       1.0 FAR, 1-story 

 

For reference, a maximum FAR would produce the following levels of development: 

 

 5 acre lot (217,800 square feet) – max floor area of 108,900 square feet 

 8 acre lot (348,480 square feet) – max floor area of 174,240 square feet 

 10 acre lot (435,600 square feet) – max floor area of 217,800 square feet 

 40 acre lot (1,742,700 square feet) – max floor area of 871,350 square feet 

 

 Maximum building height – 4.1.6C establishes a maximum building height of 50 feet 

which is taller than the BP District’s maximum height of 40 feet.  Staff researched 

building heights for industrial uses similar to those proposed for the DT-LI District and it 

was noted that an interior “clear height” of around 35 feet is ideal.  The “clear height” is 

the maximum height to accommodate interior structures (like storage units) and 

equipment while maintaining a clear area to the ceiling per code requirements.  The 

Ordinances Committee supports a maximum building height of 50 feet to provide more 

flexibility for obtaining ideal clear heights and accommodating sloped roofs and rooftop 

features. 

 

4.1.6D-10 contains an exception to the 50-foot maximum building height requirement 

specifically for agricultural product transfer, loading, and processing structures and 

equipment.  It was noted that these structures and equipment are typically over 50 feet so 

a maximum height of 80 feet is recommended.  The height of these structures also cannot 

exceed the distance to the nearest lot line to avoid potential collapses onto adjacent 

properties.  The maximum height exception applies only to the agricultural product 

processing and logistics business uses. 

 

 Use of public streets – 4.1.6D-3 requires any shared streets to be developed as public 

streets constructed to Virginia Department of Transportation (VDOT) standards for 
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acceptance into the state secondary road system for maintenance.  Private access 

easements would not be allowed as the County does not have construction standards for 

industrial private roads. 

 

 Buffering, screening, and outdoor storage requirements – 4.1.6D-4 contains the buffering 

and landscaping requirements for the DT-LI District.  If the property under development 

adjoins an AOC-zoned lot, a buffer strip shall be provided of a minimum width that is 

dependent upon whether the adjacent lot is also in the Double Tollgate plan area.  If the 

adjacent lot is not in the plan area, the buffer width must be a minimum of 25 feet; if 

located in the plan area, the minimum width is 10 feet.  A 10 foot minimum width is also 

applied if adjoining a CH-zoned property. 

 

4.1.6D-5 requires all mechanical equipment to be screened from the ground-level view of 

adjacent properties and public streets, whether ground mounted or attached to the 

building.  Mechanical equipment includes but is not limited to HVAC equipment and 

emissions equipment.  Solar panels for behind-the-meter use and water, sewer, electric, or 

internet service (e.g., poles, pedestals, hydrants, meters) are not subject to the screening 

requirements. 

 

 Storage of Equipment, Materials, Fuel Storage Tanks, and Refuse/Waste – 4.1.6D-6 

requires all equipment, materials, and fuel storage tanks to be contained entirely within a 

building or limited to the rear yard or side yard and behind the front of the building.  

These are also required to be screened from ground-level view of adjacent properties and 

streets.  Refuse containers are required to be screened by a solid and opaque wall or 

fence, and any outdoor storage, loading, or display area is required to be shown on the 

site development plan. 

 

Subsection 6 also requires all hazardous materials use and/or hazardous waste generated 

to be stored securely in appropriate containers and disposed of off-site in accordance with 

applicable State and Federal laws. 

 

 Public water and public sewer to be used – 4.1.6D-8 mandates the use of public water and 

public sewer and prohibits use of private wells and onsite sewage disposal systems. 

 

 Accessory uses for employees permitted – 4.1.6D-9 was included to authorize DT-LI 

District businesses to operate accessory uses as employee amenities such as onsite day 

care, employee cafeterias, and exercise facilities. 

 

4.1.6E notes that development of all uses in the DT-LI District will require at a minimum the 

review and approval of a site development plan.  

 

Uses 

13 new by-right uses and two new special uses are proposed and would be allowed only in the 

DT-LI District.  Each use is defined and most of the uses contain a list of use regulations.  Below 

is a chart that lists all of the allowable uses in the DT-LI District, whether they are new uses or 

current uses, and whether they are by-right or special uses: 
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USE NEW OR 

CURRENT 

BY-RIGHT 

USE 

SPECIAL 

USE 

Agricultural Product Processing New   

Alcoholic Beverage Manufacturing and Distribution New   

Business Office Supply and Service New   

Contractor Office New   

Craft Industrial New   

Farm Machinery Sales and Service Current   

Farm Supplies Sales Current   

Fertilizer Mixing Business New   

Flex Office New   

Food and Beverage Manufacturing and Distribution New   

Industrial-Scale Agriculture  New   

Light Manufacturing  New   

Limited Electronics Recycling  New   

Logistics Business  New   

Research and Development  New   

Small-Scale Livestock Processing New   

Technology Manufacturing  New   

 

In addition to use regulations to address the unique impacts and development challenges, many 

of the uses contain the following use regulation to address potential adverse impacts to 

surrounding properties: 

 

All activities shall be conducted within a fully-enclosed building and such activities shall not 

generate noise, smoke, fumes, odors, glare, or health/safety hazards outside the building. 

 

Each new proposed use is summarized as follows: 

 

 Agricultural Product Processing (Special Use) – This is a business that processes crops or 

plants into value-added products for resale not to include food for human consumption.  

Businesses that produce food for human consumption would fall under the “Food and 

Beverage Manufacturing and Distribution” use.  The use is designated as a special use 

because a wide range of businesses with different impacts could fall under the use’s 

definition.  The special use permit process would allow for a higher level, case by case 

evaluation of each proposed use.  It should be noted that the processing of fertilizers and 

composts using animal products, animal waste products, or human waste products at 

these businesses is prohibited.  Onsite retail sales of products produced onsite would be 

allowed as an accessory use. 

 

 Alcoholic Beverage Manufacturing and Distribution – These are businesses that are 

licensed to produce wine, beer, or spirits by the Commonwealth of Virginia and can 

include businesses that make these products and businesses that only store and distribute 

these products.  It is a by-right use and does not include farm wineries, farm breweries, 

and farm distilleries.  Onsite sales of product is allowed as an accessory use as is the 
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provision of food and beverage service including the operation of an onsite restaurant. 

 

 Business Office Supply and Service – These are businesses that sell, rent, and/or service 

office supplies and office equipment and that also offer support services like copying and 

mailing.  It is a by-right use. 

 

 Contractor Office – This by-right use is for construction, landscaping, and service 

businesses (e.g., cleaning, pest control) to use as offices with storage and maintenance 

yards.  Storage and maintenance yards are required to be in the rear yard and screened 

from the ground-level view of adjacent properties and public streets.  Regulations are also 

included to ensure that activities conducted in these yards cannot generate excessive 

noise, smoke, fumes, odors, glare, or health/safety hazards. 

 

 Craft Industrial – This by-right use was created to allow for artisan-related businesses 

that manufacture and sell hand-crafted products such as metalworking, glassblowing, 

woodworking, and furniture making.  Onsite retail sales is allowed as an accessory use. 

 

 Fertilizer Mixing Business – This by-right use was added in an effort to support the 

County’s and region’s agricultural industry. These are businesses that mix ingredients 

produced offsite into custom fertilizers for resale. Mixing and storage of fertilizers and 

ingredients are required to be confined within a fully-enclosed building. Loading and 

unloading is allowed outdoors but must be in the rear yard or the side yard behind the 

front of the building. Use of animal products, animal waste products, and human waste 

products is prohibited, and provision of a waste management plan is required. Onsite 

retail sale of fertilizers is allowed as an accessory use.   

 

 Flex Office – This use is for office buildings housing professional services businesses 

including telework/work-share spaces, meeting rooms, and conference rooms.  It is a by-

right use and there are no recommended use regulations. 

 

 Food and Beverage Manufacturing and Distribution – This by-right use is for businesses 

that prepare, process, can, package and/or store food and non-alcoholic beverage products 

for human consumption.  Onsite retail sales are allowed as an accessory use. 

 

 Industrial-Scale Agriculture (Special Use) – This special use is for controlled-

environment agriculture that is conducted within a fully-enclosed, climate-controlled 

building which relies on year-round water usage as opposed to seasonal irrigation and 

which does not generate noise, smoke, fumes, odors, glare, or health/safety hazards 

outside the building.  Examples include hydroponic growing and vertical farming 

facilities.  A special use permit is required in order to review the impacts of each 

proposed business on a case by case basis.  The growing of cannabis is specifically 

prohibited as is the outdoor growing or cultivation of plants. All internal building lighting 

used during nighttime hours shall be fully screened from exterior view to prevent glare.   

 

It should be noted that there has been a question in the past about whether these facilities 

are considered to be agricultural operations subject to the Right to Farm Act.  The County 



11 

 

Attorney has reviewed the creation of this use and special use designation and has no 

concerns.  If this use is added to the Zoning Ordinance, such facilities can only be 

approved in the future in the DT-LI District by special use permit and subject to these use 

regulations. 

 

 Light Manufacturing – The by-right light manufacturing use was established to allow for 

a broad range of business types that are compatible with the Double Tollgate area and 

have the potential for minimal impacts that can be effectively managed by current 

development regulations.  In order to provide a clear description of the types of light 

manufacturing uses allowed, the list of allowable business types was taken from the 

North American Industrial Classification (NAICS) Manual, 2022 Edition – similar to the 

approach taken with the allowable uses in the BP District.  Allowable business types (as 

defined by the NAICS Manual) include: 

 

o Apparel manufacturing 

o Leather and allied product manufacturing 

o Paper manufacturing (limited to Converted Paper Product Manufacturing)  

o Printing and related support activities 

o Fabricated metal product manufacturing (subject to limited business sectors) 

o Electrical equipment, appliance, and component manufacturing 

o Furniture and related product manufacturing (subject to limited business sectors) 

o Miscellaneous manufacturing 

 

This use does not include any technology manufacturing businesses – these would fall 

under the “technology manufacturing” use. 

 

 Limited Electronics Recycling – This by-right use is a very specific type of recycling 

business that reclaims materials and components from discarded electronics for 

redistribution or resale.  All activities are required to be conducted in an enclosed 

building and no outdoor storage is allowed. 

 

 Logistics Business – This by-right use encompasses a wide range of businesses that 

provide support services for other businesses including warehousing, cold storage, 

packaging, shipping, and/or transportation.  Trucking companies operating a depot only 

would not be allowed as a logistics business however a business can have vehicle fleet 

parking and maintenance as an accessory use.  All activities are required to be conducted 

in an enclosed building.   

 

 Research and Development – This by-right use is for businesses that contain offices and 

laboratories where research and development is conducted in the following industries: 

 

o Biotechnology 

o Pharmaceuticals 

o Medical instrumentation or supplies 

o Communication 

o Information technology 
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o Electronics and instrumentation 

o Computer hardware and software 

 

A use regulation is included to ensure that all activities are conducted indoors and do not 

generate impacts outside of the building. 

 

 Small-Scale Livestock Processing – This is a by-right use that was added after much 

discussion by the Ordinances Committee in an effort to fill an apparent need for the 

agricultural industry.  These businesses, also referred to as abattoirs or slaughterhouses, 

slaughter and process livestock.  The term “livestock” is defined in the Zoning Ordinance 

and would not include the processing of poultry or wild game such as deer. The use also 

would require all activities to be conducted within a fully-enclosed building or buildings, 

and the size of such businesses would be capped at a maximum of 20,000 square feet of 

all structures under roof.  These facilities would be allowed to have onsite retail sales of 

products produced onsite, such as a butcher shop.   

 

Other use regulations include conducting all processing in accordance with applicable 

local, State, and Federal regulations; prohibition on outdoor storage of materials or 

animal waste products; rendering/refinement of animal fats and waste products shall be 

incidental and accessory to the processing of livestock; and provision of a waste 

management plan with the site development plan.  As with all uses in the DT-LI District, 

these businesses would be required to use public water and public sewer. 

 

 Technology Manufacturing – This by-right use is similar to the “Light Manufacturing” 

use but is limited to the same technology industries that are covered by the “Research and 

Development” use: 

 

o Biotechnology 

o Pharmaceuticals 

o Medical instrumentation or supplies 

o Communication 

o Information technology 

o Electronics and instrumentation 

o Computer hardware and software 

 

The only use regulation is the requirement that all activities be conducted within a fully-

enclosed building and shall not generate noise, smoke, fumes, odors, glare, or 

health/safety hazards outside the building. 

 

Two current uses – “Farm Machinery Sales and Service” and “Farm Supplies Sales” – would be 

allowed as by-right uses in the DT-LI District.  The Farm Supplies Sales use is modified to 

include a new use regulation to allow fertilizer mixing for resale as an accessory use including 

the prohibition of animal products, animal waste products, and human waste products in the 

fertilizer mixing process.  No changes are proposed to the use regulations for Farm Machinery 

Sales and Service. 
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Planning Commission Recommendation: 
Following a duly advertised public hearing on April 4, 2025, the Commission voted unanimously 

to recommend adoption of the text amendment with the following change: 

 

 Add use regulation #7 regarding provision of a waste management plan from the “small-

scale livestock processing use” to the “fertilizer mixing business use.” 

 

Comments from the Public: 

Tia Earman (Piedmont Environmental Council -- PEC) spoke at the Commission’s April 4, 2025 

public hearing.  She stated that PEC supports the proposed text amendment and offered two 

recommendations: 

 

 Add a prohibition on data centers to the “flex office” use. 

 Recommend the “fertilizer mixing business” use should be a special use and should 

include regulations similar to those found in the “small-scale livestock processing use” to 

address safety concerns. 

 

Staff noted after the public hearing that data centers are not a defined use in the Zoning 

Ordinance and would be considered a prohibited use. 

 

Staff Recommendation: 

Staff has no outstanding concerns with the adoption of this text amendment. 

 

-------------------------------------- 

 

History: 

February 13, 2025. Ordinances Committee agreed by consensus to forward the 

proposed text amendment to the full Commission for 

consideration. 

 

March 4, 2025. Placed on the Commission’s Work Session agenda for initial 

discussion. 

 

March 7, 2025. Commission voted unanimously to initiate consideration of the 

text amendment and to schedule public hearing for the April 4, 

2025 Business Meeting. 

 

April 4, 2025. Commission voted unanimously to recommend approval of the 

text amendment subject to addition of use regulation #7 from 

the “small-scale livestock processing” use to the “fertilizer 

mixing business” use. 

 

May 12, 2025. Placed on the Board’s work session agenda for initial 

discussion. 
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Ordinance Amendment Text: 

NOTE – The text of Section 4.1.6 (Double Tollgate Light Industrial District) and Section 

5.2F (Double Tollgate Light Industrial District (DT-LI) Uses) are new proposed additions 

to the Zoning Ordinance.  Changes to the existing uses in Section 5.2C -- “farm machinery 

sales and service” and “farm supplies sales” – are shown in bold italicized red font. 

 

4.1.6 Double Tollgate Light Industrial District  
 

DT-LI 

Purpose:   

The DT-LI District is intended to bolster economic development opportunities in Clarke 

County by allowing certain light industrial and business uses that further the goals, objectives, 

and strategies described in the County’s Double Tollgate Area Plan.  Allowable uses include 

small to medium size manufacturing businesses, logistics businesses, and offices which can 

leverage the plan area’s central location near major highways and the Virginia Inland Port.  

Allowable uses also include uses that support the County’s and region’s agricultural industries. 

Design standards are included to ensure compatibility with the Plan Area’s location at the 

County’s southwestern gateway and to facilitate high-quality development. 

 

 

A. Applicability.  The DT-LI District shall be applied only to lots located within Sub-Area 

C of the Double Tollgate plan area as designated in the current edition of the Double 

Tollgate Area Plan. 

 

B. Lot Density and Dimensional Requirements.  The density and dimensional 

requirements for lots shall be as set forth in the tables below. 

 

TABLE 4.1.6[1], Lot Area/Width Requirements 

 

-- Maximum floor area ratio (based on net developable area of lot) 0.50 

-- Minimum district size None 

-- Minimum lot area 60,000 square feet 

-- Minimum lot width 100 feet 

 

C. Building Requirements.  Setback, structure height, and vegetated buffer width 

requirements shall be as set forth in the tables below: 

 

TABLE 4.1.6[2], Building Requirements 

 

BUILDING SETBACK REQUIREMENTS 

Front yard 40 feet 

Side yard  25 feet 

Rear yard  25 feet 

Setback from any property line shared with AOC-zoned lot 

that is not located in the Double Tollgate plan area 

60 feet 
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MAXIMUM BUILDING HEIGHT 

Maximum building height 50 feet 

 

D. Special District Regulations 

 

1. Open Space.  An open space plan shall be submitted with any site development plan 

application.  A minimum of 15% of the site shall be open space that is landscaped in 

accordance with Section 7.2.4 (Landscaping Design Standards). 

 

2. Parking and Access.  All parking requirements shall be met by off-street, on-site spaces 

as enumerated in Section 7.2.5 (Parking Regulations) and shall include designated 

spaces for the handicapped. The location, spacing and number of private driveway 

entrances shall comply with Virginia Department of Transportation standards and shall 

be subject to final site plan approval.  Off-street parking spaces shall be accessed via 

private driveways and shall not be directly accessed from public rights of way. 

  

3. Public streets required.  All new streets shall be constructed to Virginia Department of 

Transportation standards and dedicated for use as public streets.  Use of private access 

easements is prohibited.  

 

4. Buffering and Landscaping.   

 

a. A landscaped buffer strip of the following width shall be provided adjacent to 

properties zoned Agricultural-Open Space-Conservation (AOC): 

 

 25 feet for properties located outside the Double Tollgate plan area 

 10 feet for properties located inside the Double Tollgate plan area 

 

b. Where a lot is contiguous to property located in the Highway Commercial (CH) 

District, a landscaped buffer strip of 10 feet in width shall be provided. 

 

c. Buffer strips shall be landscaped in accordance with Section 7.2.4 (Landscaping 

Design Standards). 

 

5. Screening of mechanical equipment.  All mechanical equipment shall be screened from 

the ground-level view of adjacent properties and public streets. 

 

a. Mechanical equipment includes but is not limited to heating, ventilation, and air 

conditioning equipment, and emissions equipment and structures such as 

smokestacks.  The following equipment and structures are exempt from this 

section: 

 

 Solar panels for behind-the-meter use  

 Water, sewer, electric, or internet service provider equipment such as 

poles, pedestals, hydrants, and meters 
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b. Ground-mounted equipment shall be screened using fencing, walls, screening, 

landscaping, or similar features. 

 

c. Roof-mounted equipment shall be screened using architectural features such as 

parapet walls.  Roof-mounted equipment and screening features shall not exceed 

the maximum building height.   

 

6. Storage of Equipment, Materials, Fuel Storage Tanks, and Refuse/Waste.   

 

a. All equipment, materials, and fuel storage tanks: 

 

 Shall be contained entirely within a building or shall be limited to the rear 

yard or to the side yard behind the front of the building.  

 

 Shall be screened from the ground-level view of adjacent properties and 

public streets unless otherwise allowed by use regulations.  

 

b. All refuse containers shall be screened by a solid and opaque wall or fence. The 

outdoor area devoted to storage, loading, and display of goods shall be limited to 

that area so designated on an approved site plan.  

 

c. All hazardous materials used and/or hazardous waste generated by uses on the lot 

shall be stored securely in appropriate, secured containers and disposed of off-site 

in accordance with applicable State and Federal laws. 

 

7. Noise.  Sound levels at the perimeter property line of any lot in the DT-LI District shall 

comply with Code of Clarke County Chapter 120 (Noise). 

 

8. Public water and public sewer to be used.  Use of onsite wells and/or onsite sewage 

disposal systems is prohibited. 

 

9. Accessory uses for employees permitted.  Businesses in the DT-LI District may provide 

amenities as accessory uses for employees only such as onsite day care for children, 

employee cafeterias, and exercise facilities.  Such amenities shall not be open and 

available to the general public. 

 

10. Maximum height requirement for agricultural product transfer, loading, and processing 

structures and equipment.  For structures and equipment used in the transfer, loading, and 

storage of agricultural products in conjunction with an agricultural product processing or 

logistics business use, such structures and equipment shall have a maximum height of 80 

feet.  In no event shall the height of such structures or equipment exceed the distance 

from the structure or equipment to the nearest lot line. 

 

E. Development Regulations.  The following development regulations for the DT-LI 

District may be found in Section 7.2 (Site Development Plan Design Standards and 

Development Regulations): 
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 Site Development Plan Requirements (Section 7.2.1) 

 Streets, Public Rights of Way, and Pedestrian Facilities (Section 7.2.2) 

 Public Utilities; Use of Private Wells and Onsite Sewage Disposal Systems 

(Section 7.2.3) 

 Landscaping Design Standards (Section 7.2.4) 

 Parking Regulations (Section 7.2.5) 

 Outdoor Lighting Standards (Section 7.2.6) 

 Environmental Reviews (Section 7.2.7) 

 Plan Approval and Construction (Section 7.2.8) 

  

The following additional regulations apply to development and uses in the DT-LI 

District: 

 

 Lot and Structure Regulations (Section 7.1) 

 Sign Regulations (Section 7.8) 

 Siting of Propane Tanks (Section 7.10) 

 Parking and Storage of Inoperable Vehicles (Section 7.12) 

 

 

5.2 USES, DEFINITIONS, AND USE REGULATIONS – COUNTY DISTRICTS 

 

C. BUSINESS USES 

 

FARM MACHINERY SALES AND SERVICE 

Permitted Use AOC (see limitations below), CH, DT-LI 

Accessory Use None 

Special Use AOC (see limitations below) 

Definition: 
Buildings and land used for the onsite sale of machinery, equipment, and parts, and/or for the 

onsite service of machinery and equipment, manufactured primarily for use by an agricultural 

operation. 

 

Use Regulations:  
The following regulations shall apply to such uses that are proposed in the AOC District: 

 

1.  Approval of a site development plan per Section 6.2.2 shall be required.  A plan for the 

effective onsite containment and offsite disposal of fertilizers, pesticides/herbicides, and 

chemicals in accordance with State requirements shall be provided with the site 

development plan. No onsite disposal of fertilizers, pesticides/herbicides, or chemicals 

shall be permitted. 

 

2. The lot on which a farm supplies sales business is located shall have frontage on a 

Federal primary highway (US 340, US 522, US 50/17) or four-lane divided State primary 

highway (VA 7) and shall have a commercial entrance approved by the Virginia 

Department of Transportation (VDOT). 



18 

 

 

3. The total floor area of the building or buildings used for farm supplies sales shall be less 

than 12,000 square feet.  A farm machinery sales and service business may exceed this 

limitation with approval of a special use permit. 

 

4.  Outdoor storage of supplies shall only be permitted within the rear yard building 

envelope and shall be designated on the site plan.  Outdoor storage areas shall be secured 

with fencing. 

 

5.  Outdoor display of supplies shall only be permitted in a designated area within the 

building envelope not to exceed 750 square feet. 

 

6. Retail sale of non-agricultural merchandise is allowed so long as sale of such 

merchandise is accessory and clearly incidental to the sale of farm supplies. 

 

Required Review Processes: 

1. Special Use Permit Review is required per Section 6.3.1 for uses in the AOC District 

with a total building floor area of 12,000 square feet or greater.  

 

2. Site Development Plan Review is required per Section 6.2.2. 

 

3. Certificate of Appropriateness Review is required per Section 6.2.5 for lots located 

within the Historic Access Corridor (HAC) Overlay District. 

 

FARM SUPPLIES SALES 

Permitted Use AOC (see limitations below), CH, DT-LI 

Accessory Use None 

Special Use AOC (see limitations below) 

 

Definition: 
Buildings and land used for the onsite sale of supplies that are primarily produced or 

manufactured for use by an agricultural operation. 

 

Use Regulations:  
1. The following regulations shall apply to such uses that are proposed in the AOC District: 

 

A. Approval of a site development plan per Section 6.2.2 shall be required.  A plan 

for the effective onsite containment and offsite disposal of fertilizers, 

pesticides/herbicides, and chemicals in accordance with State requirements shall 

be provided with the site development plan. No onsite disposal of fertilizers, 

pesticides/herbicides, or chemicals shall be permitted. 

 

B. The lot on which a farm supplies sales business is located shall have frontage on a 

Federal primary highway (US 340, US 522, US 50/17) or four-lane divided State 

primary highway (VA 7) and shall have a commercial entrance approved by the 

Virginia Department of Transportation (VDOT). 
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C.  The total floor area of the building or buildings used for farm supplies sales shall 

be less than 12,000 square feet.  A farm machinery sales and service business may 

exceed this limitation with approval of a special use permit. 

 

D.  Outdoor storage of supplies shall only be permitted within the rear yard building 

envelope and shall be designated on the site plan.  Outdoor storage areas shall be 

secured with fencing. 

 

E.  Outdoor display of supplies shall only be permitted in a designated area within the 

building envelope not to exceed 750 square feet. 

 

F.  Retail sale of non-agricultural merchandise is allowed so long as sale of such 

merchandise is accessory and clearly incidental to the sale of farm supplies. 

 

2. The mixing of ingredients made elsewhere to produce fertilizers for resale shall be 

permitted as an accessory use.  Such ingredients shall not include animal products, 

animal waste products, or human waste products. 

  

Required Review Processes: 

1. Special Use Permit Review is required per Section 6.3.1 for uses in the AOC District 

with a total building floor area of 12,000 square feet or greater.  

 

2. Site Development Plan Review is required per Section 6.2.2. 

 

3. Certificate of Appropriateness Review is required per Section 6.2.5 for lots located 

within the Historic Access Corridor (HAC) Overlay District. 

 

F. DOUBLE TOLLGATE LIGHT INDUSTRIAL (DT-LI) DISTRICT USES 

 

AGRICULTURAL PRODUCT PROCESSING 

Permitted Use No 

Accessory Use No 

Special Use Yes 

 

Definition: 

A business which conducts the processing of crops or plants into value-added products for resale 

not to include food for human consumption. 

 

Use Regulations:  
1. All activities shall be conducted within a fully-enclosed building and such activities shall 

not generate noise, smoke, fumes, odors, glare, or health/safety hazards outside the 

building. 

 

2. Processing of fertilizers and composts using animal products, animal waste products, or 

human waste products shall be prohibited. 
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3. Retail sale of products produced onsite shall be allowed as an accessory use. 

 

Required Review Processes: 

1. Special Use Permit Review is required per Section 6.3.1. 

 

2. Site Development Plan Review is required per Section 6.2.2. 

 

3. Certificate of Appropriateness Review is required per Section 6.2.5 for lots located 

within the Historic Access Corridor (HAC) Overlay District. 

 

 

ALCOHOLIC BEVERAGE MANUFACTURING AND DISTRIBUTION 

Permitted Use Yes 

Accessory Use No 

Special Use No 

 

Definition: 

A business which is licensed for the production of wine, beer, or spirits by the Commonwealth of 

Virginia.   

 

Use Regulations:  
1. All activities shall be conducted within a fully-enclosed building and such activities shall 

not generate noise, smoke, fumes, odors, glare, or health/safety hazards outside the 

building. 

 

2. Alcoholic beverage manufacturing does not include farm wineries, farm breweries, and 

farm distilleries. 

 

3. Wholesale and onsite sales of wine, beer, or spirits may be conducted in accordance with 

the regulations of the Virginia Alcoholic Beverage Control Authority as an accessory use. 

 

4. Provision of food and beverage service to patrons including operation of an onsite 

restaurant is permitted. 

 

Required Review Processes: 

1. Site Development Plan Review is required per Section 6.2.2. 

 

2. Certificate of Appropriateness Review is required per Section 6.2.5 for lots located 

within the Historic Access Corridor (HAC) Overlay District. 
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BUSINESS OFFICE SUPPLY AND SERVICE 

Permitted Use Yes 

Accessory Use No 

Special Use No 

 

Definition: 

A business engaged in the wholesale or retail sale, rental, or repair of office supplies and 

equipment or in the provision of office-related services such as copying and mailing. 

 

Use Regulations:  
None. 

 

Required Review Processes: 

1. Site Development Plan Review is required per Section 6.2.2. 

 

2. Certificate of Appropriateness Review is required per Section 6.2.5 for lots located 

within the Historic Access Corridor (HAC) Overlay District, and for lots located within 

the Historic (H) Overlay District. 

 

 

CONTRACTOR OFFICE 

Permitted Use Yes 

Accessory Use No 

Special Use No 

 

Definition: 

An office for businesses in the conduct of any landscape or building trade or craft, pest control, 

cleaning services, or similar operation together with a site and buildings used for the storage of 

equipment, vehicles, machinery, and/or materials related to and used by the trade or craft. 

 

Use Regulations:  
1. Storage and maintenance yards.  A contractor office may have an outside yard for storage 

and maintenance of equipment and/or materials.  All storage and maintenance yards shall 

be located in the rear yard and shall be screened from the ground-level view of adjacent 

properties and public streets.  No activities shall be conducted in a storage and 

maintenance yards that generates excessive noise, smoke, fumes, odors, glare, or that 

produces health/safety hazards. 

 

Required Review Processes: 

1. Site Development Plan Review is required per Section 6.2.2. 

 

2. Certificate of Appropriateness Review is required per Section 6.2.5 for lots located 

within the Historic Access Corridor (HAC) Overlay District. 
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CRAFT INDUSTRIAL 

Permitted Use Yes 

Accessory Use No 

Special Use No 

 

Definition: 

Artisan-related crafts and industrial processes such as metalworking, glassblowing, 

woodworking, and furniture making. 

 

Use Regulations:  
1. All activities shall be conducted within a fully-enclosed building and such activities shall 

not generate noise, smoke, fumes, odors, glare, or health/safety hazards outside the 

building. 

 

2. Retail sale of products produced onsite shall be allowed as an accessory use. 

 

Required Review Processes: 

1. Site Development Plan Review is required per Section 6.2.2. 

 

2. Certificate of Appropriateness Review is required per Section 6.2.5 for lots located 

within the Historic Access Corridor (HAC) Overlay District. 

 

 

FERTILIZER MIXING BUSINESS 

Permitted Use Yes 

Accessory Use No 

Special Use No 

 

Definition: 

A business which mixes ingredients made elsewhere to produce fertilizers for resale. 

 

Use Regulations:  
1. Mixing and storage of fertilizers and ingredients shall be conducted within a fully-

enclosed building and such activities shall not generate noise, smoke, fumes, odors, glare, 

or health/safety hazards outside the building.  Loading and unloading of fertilizers and 

ingredients may take place outside of a building and shall be limited to the rear yard or 

side yard behind the front of the building. 

 

2. Retail sale of products produced onsite shall be allowed as an accessory use. 

 

3. Ingredients used in the mixing of fertilizers shall not include animal products, animal 

waste products, or human waste products. 

 

4. A waste management plan shall be provided with the site development plan.  The waste 

management plan shall include, at a minimum, plans, applications, and other relevant 
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documentation for disposal of wastewater submitted for approval by the public sewer 

service provider. 

 

Required Review Processes: 

1. Site Development Plan Review is required per Section 6.2.2. 

 

2. Certificate of Appropriateness Review is required per Section 6.2.5 for lots located 

within the Historic Access Corridor (HAC) Overlay District. 

 

 

FLEX OFFICE 

Permitted Use Yes 

Accessory Use No 

Special Use No 

 

Definition: 

An establishment designed to house one or more professional service businesses, telework/work-

share spaces, meeting rooms, and conference rooms.   

 

Use Regulations:  
None. 

 

Required Review Processes: 

1. Site Development Plan Review is required per Section 6.2.2. 

 

2. Certificate of Appropriateness Review is required per Section 6.2.5 for lots located 

within the Historic Access Corridor (HAC) Overlay District. 

 

 

FOOD AND BEVERAGE MANUFACTURING AND DISTRIBUTION 

Permitted Use Yes 

Accessory Use No 

Special Use No 

 

Definition: 

A business which conducts the preparation, processing, canning, packaging, and/or storage of 

food and non-alcoholic beverage products for human consumption.   

 

Use Regulations:  
1. All activities shall be conducted within a fully-enclosed building and such activities shall 

not generate noise, smoke, fumes, odors, glare, or health/safety hazards outside the 

building. 

 

2. Retail sale of products produced onsite shall be allowed as an accessory use. 
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Required Review Processes: 

1. Site Development Plan Review is required per Section 6.2.2. 

 

2. Certificate of Appropriateness Review is required per Section 6.2.5 for lots located 

within the Historic Access Corridor (HAC) Overlay District. 

 

 

INDUSTRIAL-SCALE AGRICULTURE 

Permitted Use No 

Accessory Use No 

Special Use Yes 

 

Definition: 

Controlled-environment agriculture (such as vertical farming, hydroponics, and aeroponics) 

conducted within a fully-enclosed, climate-controlled building which relies on year-round water 

usage as opposed to seasonal irrigation and which does not generate noise, smoke, fumes, odors, 

glare, or health/safety hazards outside the building. 

 

Use Regulations:  
1. Industrial-scale agriculture shall not include the growing of cannabis in accordance with 

State law. 

 

2. All internal building lighting used during nighttime hours shall be fully screened from 

exterior view to prevent glare. 

 

3. Outdoor growing or cultivation of plants is prohibited. 

 

Required Review Processes: 

1. Special Use Permit Review is required per Section 6.3.1. 

 

2. Site Development Plan Review is required per Section 6.2.2. 

 

3. Certificate of Appropriateness Review is required per Section 6.2.5 for lots located 

within the Historic Access Corridor (HAC) Overlay District. 

 

 

LIGHT MANUFACTURING 

Permitted Use Yes 

Accessory Use No 

Special Use No 

 

Definition: 

The manufacture, predominantly from previously prepared materials, of finished products or 

parts including processing, fabrication, assembly, treatment, and packaging of such products, and 

the incidental storage, sales, and distribution of such products.  Light manufacturing businesses 

allowed are limited to the following specific uses from the North American Industrial 
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Classification (NAICS) Manual, 2022 Edition (U.S. Office of Management and Budget).  

Detailed definitions for each light manufacturing use are found in the NAICS Manual. 

 

NAICS 

Code 

Allowable Uses 

315 Apparel Manufacturing  

Includes only 3151 Apparel Knitting Mills, 3152 Cut and Sew Apparel 

Manufacturing, 3159 Apparel Accessories and Other Apparel Manufacturing 

316 Leather and Allied Product Manufacturing  

Includes only 3162 Footwear Manufacturing and 3169 Other Leather and 

Allied Product Manufacturing 

322 Paper Manufacturing  

Includes only 3222 Converted Paper Product Manufacturing 

323 Printing and Related Support Activities  

Includes only 32311 Printing and Related Support Activities and 32312 

Support Activities for Printing 

332 Fabricated Metal Product Manufacturing  

Includes only 3322 Cutlery and Handtool Manufacturing, 3325 Hardware 

Manufacturing, 3326 Spring and Wire Product Manufacturing, and 3327 

Machine Shops; Turned Product; and Screw, Nut, and Bolt Manufacturing 

335 Electrical Equipment, Appliance, and Component Manufacturing 

Includes only 3351 Electrical Lighting Equipment Manufacturing and 3352 

Household Appliance Manufacturing 

337 Furniture and Related Product Manufacturing 
Includes only 3371 Household and Institutional Furniture and Cabinet 

Manufacturing, 3372 Office Furniture (including Fixtures) Manufacturing, and 

3379 Other Furniture Related Product Manufacturing  

339 Miscellaneous Manufacturing 

Includes only 3399 Other Miscellaneous Manufacturing 

 

Use Regulations:  
1. All activities shall be conducted within a fully-enclosed building and such activities shall 

not generate noise, smoke, fumes, odors, glare, or health/safety hazards outside the 

building. 

 

Required Review Processes: 

1. Site Development Plan Review is required per Section 6.2.2. 

 

2. Certificate of Appropriateness Review is required per Section 6.2.5 for lots located 

within the Historic Access Corridor (HAC) Overlay District. 
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LIMITED ELECTRONICS RECYCLING 

Permitted Use Yes 

Accessory Use No 

Special Use No 

 

Definition: 

A business in which materials and components are reclaimed from discarded electronics and are 

temporarily stored and/or processed by manual or automated separation for redistribution and 

resale.   

 

Use Regulations:  
1. All activities shall be conducted within a fully-enclosed building and such activities shall 

not generate noise, smoke, fumes, odors, glare, or health/safety hazards outside the 

building. 

 

2. Outdoor storage of materials is prohibited. 

 

Required Review Processes: 

1. Site Development Plan Review is required per Section 6.2.2. 

 

2. Certificate of Appropriateness Review is required per Section 6.2.5 for lots located 

within the Historic Access Corridor (HAC) Overlay District. 

 

 

LOGISTICS BUSINESS 

Permitted Use Yes 

Accessory Use No 

Special Use No 

 

Definition: 

A business which provides support services for other businesses including warehousing 

(including cold storage), packaging, shipping, and/or transportation. 

 

Use Regulations:  
1. All activities shall be conducted within a fully-enclosed building and such activities shall 

not generate noise, smoke, fumes, odors, glare, or health/safety hazards outside the 

building. 

 

2. Vehicle fleet parking and maintenance shall be accessory to the logistics business.   

 

Required Review Processes: 

1. Site Development Plan Review is required per Section 6.2.2. 

 

2. Certificate of Appropriateness Review is required per Section 6.2.5 for lots located 

within the Historic Access Corridor (HAC) Overlay District. 
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RESEARCH AND DEVELOPMENT 

Permitted Use Yes 

Accessory Use No 

Special Use No 

 

Definition: 

A business containing facilities such as laboratories and offices where research and development 

are conducted in industries that include, but are not limited to: 

 Biotechnology 

 Pharmaceuticals 

 Medical instrumentation or supplies 

 Communication 

 Information technology 

 Electronics and instrumentation 

 Computer hardware and software 

 

Use Regulations:  
1. All activities shall be conducted within a fully-enclosed building and such activities shall 

not generate noise, smoke, fumes, odors, glare, or health/safety hazards outside the 

building. 

 

Required Review Processes: 

1. Site Development Plan Review is required per Section 6.2.2. 

 

2. Certificate of Appropriateness Review is required per Section 6.2.5 for lots located 

within the Historic Access Corridor (HAC) Overlay District. 

 

 

SMALL-SCALE LIVESTOCK PROCESSING 

Permitted Use Yes 

Accessory Use No 

Special Use No 

 

Definition: 

A business which conducts the slaughtering and processing of livestock animals within a fully-

enclosed building or buildings. 

 

Use Regulations:  
1. The maximum floor area of all structures under roof shall be 20,000 square feet. 

 

2. All activities including the staging and slaughtering of livestock shall be conducted 

within a fully-enclosed, climate-controlled building and such activities shall not generate 

noise, smoke, fumes, odors, glare, or health/safety hazards outside the building. 
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3. Livestock processing shall be conducted in compliance with all applicable local, State, 

and Federal regulations.  

 

4. Rendering and refinement of animal fats and waste products shall be incidental and 

accessory to the processing of livestock. 

 

5. Retail sale of products produced onsite shall be allowed as an accessory use. 

 

6. Outdoor storage of materials or animal waste products is prohibited.  

 

7. A waste management plan shall be provided with the site development plan.  The waste 

management plan shall include, at a minimum, plans, applications, and other relevant 

documentation for disposal of wastewater submitted for approval by the public sewer 

service provider. 

 

Required Review Processes: 

1. Special Use Permit Review is required per Section 6.3.1. 

 

2. Site Development Plan Review is required per Section 6.2.2. 

 

3. Certificate of Appropriateness Review is required per Section 6.2.5 for lots located 

within the Historic Access Corridor (HAC) Overlay District. 

 

 

TECHNOLOGY MANUFACTURING 

Permitted Use Yes 

Accessory Use No 

Special Use No 

 

Definition: 

A business that manufactures, fabricates, processes, and/or assembles products used in industries 

that include, but are not limited to: 

 Biotechnology 

 Pharmaceuticals 

 Medical instrumentation or supplies 

 Communication 

 Information technology 

 Electronics and instrumentation 

 Computer hardware and software 

 

Use Regulations:  
1. All activities shall be conducted within a fully-enclosed building and such activities shall 

not generate noise, smoke, fumes, odors, glare, or health/safety hazards outside the 

building. 
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Required Review Processes: 

1. Site Development Plan Review is required per Section 6.2.2. 

 

2. Certificate of Appropriateness Review is required per Section 6.2.5 for lots located 

within the Historic Access Corridor (HAC) Overlay District. 

 

 


