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To: Grayson County Planning Commission  
From: Michael Zehner, AICP, CFM, ENV SP, Director of Planning and 

Community Development  
 Linds Edwards, ENV SP, Planner II  

Date: June 13, 2024 
Subject: Regulation of Mountain Ridge Construction Zoning Ordinance 

Provision  

 
Attached for the Planning Commission’s review is a draft Regulation of Mountain 
Ridge Construction provision as a potential amendment to the Grayson County 
Zoning Ordinance. As drafted, this would be inserted as Section 3-17 of the 
Zoning Ordinance, within Article 3, General Requirements for All Zone Districts.  
 
As previously discussed with the Planning Commission, this provision is based 
upon the authorizations granted by § 15.2-2295.1. Regulation of mountain ridge 
construction, of the Code of Virginia, attached for the Commission’s 
consideration. Additionally, examples of similar regulations from the Town of 
Bluefield, Floyd County, and Tazewell County have been attached for the 
Commission’s review.  
 
Based upon discussion and feedback from the Planning Commission, we will 
assist County staff in making further revisions as requested to present back to the 
Planning Commission for further consideration and discussion, or for review at a 
public hearing as an amendment of the Zoning Ordinance. 
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Town of Bluefield, Virginia 
Mountain Ridge Overlay District 

DIVISION 6. - ZONING DISTRICT OVERLAYS 

Sec. 74-891. - Intent; boundaries. 

An overlay district is intended to supplement traditional zoning by adding additional regulations to a 
specified area. Zoning district overlays may not follow property lines, but may be related to 
geological factors, floodplain, water pressure zones and historic areas. 

(Ord. of 6-26-2000, § 20-155(a); Ord. of 2-26-2001, § 20-155(a); Ord. of 6-11-2001, § 20-155(a)) 

Sec. 74-892. - Overlays as supplement to underlying zoning districts. 

These zones are established as overlays to be superimposed over the existing base zoning districts 
and as such, the provisions for that overlay shall serve as a supplement to the underlying zoning 
district provisions. 

(Ord. of 6-26-2000, § 20-155(b); Ord. of 2-26-2001, § 20-155(b); Ord. of 6-11-2001, § 20-155(b)) 

Sec. 74-893. - Conflicts. 

In the event of any conflict between the provisions or requirements of an overlay district and those 
of any underlying zoning district or ordinance, the more restrictive provisions or requirements shall 
apply. 

(Ord. of 6-26-2000, § 20-155(c); Ord. of 2-26-2001, § 20-155(c); Ord. of 6-11-2001, § 20-155(c)) 

Sec. 74-894. - Severability. 

In the event any provision concerning an overlay district is declared inapplicable as a result of any 
legislative or administrative actions or judicial decision, the basic underlying provisions and the 
remaining provisions shall remain applicable. 

(Ord. of 6-26-2000, § 20-155(d); Ord. of 2-26-2001, § 20-155(d); Ord. of 6-11-2001, § 20-155(d)) 

Sec. 74-895. - Documentation. 

A supporting document to the zoning map shall be maintained detailing all overlays and their 
provisions. 

(Ord. of 6-26-2000, § 20-155(e); Ord. of 2-26-2001, § 20-155(e); Ord. of 6-11-2001, § 20-155(e)) 

Sec. 74-896. - Enforcement of restrictive covenants. 

The establishment of zoning district overlays and the granting or denial of zoning, building or other 
use permits by the town shall not enhance, restrict or impair the rights of landowners to enforce the 
restrictive covenants created by deed or certificate of record in the circuit court clerk's o ice. 

(Ord. of 6-26-2000, § 20-155(f); Ord. of 2-26-2001, § 20-155(f); Ord. of 6-11-2001, § 20-155(f)) 

Sec. 74-897. - Inapplicable restrictive covenants. 

Provisions of the restrictive covenants that are no longer reasonably applicable, as determined by 
the zoning administrator or the agent of the town, may not be enforced by the town. 

(Ord. of 6-26-2000, § 20-155(g); Ord. of 2-26-2001, § 20-155(g); Ord. of 6-11-2001, § 20-155(g)) 



Town of Bluefield, Virginia 
Mountain Ridge Overlay District 

Sec. 74-898. - Mountain ridge overlay district. 

The purpose of the mountain ridge overlay district is to regulate the development of property 
located above 3,000 feet in the Town of Bluefield as provided in Code of Virginia, § 15.2-2295.1, 
regulation of mountain ridge construction. 

The mountain ridge overlay district shall require the following: 

(1) A conditional use permit must be obtained for tall structures 3,000 feet above sea level. 

(2) Plans must be submitted to the Town of Bluefield and Virginia Health Department regarding the 
placement of any septic tanks, wells, and springs within the town limits. 

(3) A detailed plan must be submitted to the zoning and building o ice, Town of Bluefield Fire 
Department and State Fire Marshal's O ice regarding measures that will be in place to prevent, 
contain, and control a fire in the new building or structure and surrounding area. The plan must 
show that there is an adequate supply of water to contain and prevent the spread of fire. 

(4) Erosion and sediment control plans must be submitted regarding the proposed development 
and a detailed study showing that stormwater runo  will not be increased and downstream 
property will not be adversely a ected by stormwater runo  from the development. The proposed 
development must abide by all state and town regulations regarding erosion and sediment and 
stormwater management. 

(5) As a condition of granting a conditional use permit, a bond shall be required in an amount equal 
to the reasonably estimated cost of removal of any and all tall structures at the end of their useful 
life. The amount of such bond shall be reviewed every five years after its inception and adjusted as 
necessary to cover any changes in such "reasonably estimated cost of removal." 

(6) All requirements of the zoning district in which the property is located shall be complied with. 

(Ord. of 6-22-2009) 

Sec. 74-899. - Revision to height regulations. 

Crest means the uppermost line of a mountain or chain of mountains from which the land falls 
away on at least two sides to a lower elevation or elevations. 

Ridge means the elongated crest or series of crests at the apex or uppermost point of intersection 
between two opposite slopes or sides of a mountain and includes all land within 100 feet below the 
elevation of any portion of such line or surface along the crest. 

Tall buildings means any building or structure exceeding a height of 100 feet. 

Public building or semi-public building means a building used or operated by a unit of government 
to serve public needs, such as police (with or without jail), fire service, ambulance, courts or 
government o ices. 

(Ord. of 3-23-2009) 
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3-17 Regulation of Mountain Ridge Construction. The purpose of this section is 
to regulate the development of property located above 3,000 feet in the 
Grayson County as provided and authorized in Code of Virginia, § 15.2-
2295.1, Regulation of mountain ridge construction. 

 
3-17.1 Definitions. The following terms, as used in this section, shall be 

defined as indicated, unless the context requires a different 
meaning: 

 
"Construction" means the building, alteration, repair, or 
improvement of any building or structure. 
 
"Crest" means the uppermost line of a mountain or chain of 
mountains from which the land falls away on at least two sides to 
a lower elevation or elevations. 
 
"Protected mountain ridge" means a ridge with (i) an elevation of 
2,000 feet or more and (ii) an elevation of 500 feet or more above 
the elevation of an adjacent valley floor. 
 
"Ridge" means the elongated crest or series of crests at the apex 
or uppermost point of intersection between two opposite slopes 
or sides of a mountain and includes all land within 100 feet below 
the elevation of any portion of such line or surface along the 
crest. 
 
"Tall buildings or structures" means any building, structure or unit 
within a multi-unit building with a vertical height of more than 40 
feet, as determined by ordinance, measured from the top of the 
natural finished grade of the crest or the natural finished grade of 
the high side of the slope of a ridge to the uppermost point of the 
building, structure or unit. "Tall buildings or structures" does not 
include (i) water, radio, telecommunications or television towers 
or any equipment for the transmission of electricity, telephone or 
cable television; (ii) structures of a relatively slender nature and 
minor vertical projections of a parent building, including, but not 
limited to, chimneys, flagpoles, flues, spires, steeples, belfries, 
cupolas, antennas, poles, wires or windmills; or (iii) any building or 
structure designated as a historic landmark, building or structure 
by the United States or by the Board of Historic Resources; the 
exclusion of “equipment for the transmission of electricity” and 
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“windmills” from this definition does not include equipment for the 
generation of electricity or towers or turbines associated with a 
wind energy generating facility. 
 

3-17.2 Applicability. The provisions and regulations of this section shall 
apply to any parcel or portions thereof wherein a protected 
mountain ridge is located.  

 
3-17.3  Permitting. Tall buildings and structures proposed to be located 

on a protected mountain ridge shall require the issuance of a 
Special Use Permit pursuant to Section 5-11, Special Use Permit, of 
this Zoning Ordinance. In addition to the criteria contained in 
Section 5-11 to be considered by the Planning Commission and 
Board of Supervisors in their respective recommendation and 
action on Special Use Permits, any Special Use Permit under this 
section shall be denied if the application fails to provide for (i) 
adequate sewerage, water, and drainage facilities, including, 
but not limited to, facilities for drinking water and the adequate 
supply of water for fire protection and (ii) compliance with the 
Erosion and Sediment Control Law. 

 
3-17.4  Prohibitions. The following buildings and structures shall be 

prohibited entirely and are not eligible to seek a Special Use 
Permit for location on a protected mountain ridge: 

 
1) Towers or turbines associated with a wind energy generating 

facility. 
 

3-17.5 Administration. The Zoning Administrator shall make 
determinations regarding the height and elevations under this 
section based upon the best available information and 
information provided by an applicant.    
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