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Introduction 

The purpose of this document is to provide an Environmental Due Diligence screening for a 
parcel being considered for acquisition and development. This document does not fulfill 
requirements under the National Environmental Policy Act (NEPA) but rather is intended to 
highlight environmental subject areas most likely to require detailed study as project planning 
progresses. If and when the project does progress, the appropriate coordination must occur with 
the WV Division of Highways (DOH), the WV State Rail Authority (SRA), the Federal Highway 
Administration (FHWA), the Federal Railroad Administration (FRA), and other agencies as 
indicated throughout this document. 

A. Project Description 

The proposed project involves conversion of a portion of an apple orchard to a new multimodal 
transportation facility. Project area mapping is included as Attachments 1a-1b. The purpose of 
the project is to relocate the existing Maryland Area Regional Commuter (MARC) rail stop in 
nearby Duffields to the NorthPort location. The need for the project is to remedy safety issues at 
the existing Duffields Station while also supporting potential future transit-oriented development 
(TOD) around the NorthPort Station. 
 
The pre-conceptual options for the multimodal transportation 
facility are illustrated in Attachments 2a-2c. All three options 
include a Station building north of the tracks, a platform south of 
the tracks, and parking. Option 1 provides access to the southern 
platform via an existing tunnel (Figure 1) and would likely 
require significant fill, retaining walls, and drainage design. 
Option 2 provides the Station at-grade with the rail line but 
would require a separate, Americans with Disabilities Act 
(ADA) compliant pedestrian bridge to access the southern 
platform. Option 3 provides the Station raised above the grade of 
the rail line, which may require retaining walls, and also requires the separate, ADA-compliant 
pedestrian bridge. Ownership, maintenance, and operating responsibilities for these facilities will 
need to be determined as planning progresses.    
 
When site layout options are refined, they will reserve space to accommodate a diamond 
interchange at Route 9 at the existing location of the bridge. By reserving this space, the 
NorthPort Station facilities will not be adversely affected by ramps etc., should such an 
interchange be constructed at some point in the future. 
 
Additionally, the Eastern Panhandle Transit Authority (EPTA) is seeking funding to establish a 
bus maintenance facility in the area on or near Jefferson Orchards. This facility has not been 
included in the pre-conceptual options, but at a minimum, EPTA will likely add a bus stop at the 
NorthPort Station. Finally, the proposed project will connect with the existing Route 9 regional 
pedestrian/bike trail. 

Figure 1: CSX Rail Tunnel
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B. Location 

The proposed project area is located at Jefferson Orchards in the City of Ranson, Jefferson 
County, West Virginia. The multimodal transportation facility would be constructed on the 
existing MARC / Amtrak rail line, in the vicinity of Northport Avenue, 1st Street, and Granny 
Smith Lane. The multimodal transportation facility would be in close proximity to Route 9 as 
well as the Route 9 regional pedestrian/bike trail. See Attachments 1a-1b for project area 
mapping.  

C. Metropolitan Planning & Air Quality 

Conformity is required by Clean Air Act Section 176(c). This section requires that federal 
agencies do not adopt, accept, approve or fund activities that are not consistent with state air 
quality goals. Transportation conformity is required in areas which are designated nonattainment 
and maintenance by the United States Environmental Protection Agency (USEPA) for any of the 
transportation-related criteria pollutants: ozone, particulate matter, nitrogen dioxide, and carbon 
monoxide. However, the EPA has designated Jefferson County, West Virginia, as being in 
attainment for all of the transportation-related criteria pollutants1. 
 
Also, the proposed NorthPort Multimodal Transportation Facility Project is included as a 
recommendation in the Hagerstown-Eastern Panhandle Metropolitan Planning Organization 
(HEPMPO) Long Range Transportation Plan dated July 1, 20142. 

D. Land Use & Zoning 

The subject parcel is an active apple orchard. A Farmland Protection Board has been created in 
Jefferson County for the purpose of preserving farmland. However, participation in the 
preservation program is voluntary, and the subject parcel is not identified on the Board’s 
mapping3 (dated November 6, 2013) as having an easement. 
 
NorthPort already obtained full zoning and site plan entitlements from the City in 2012, under 
the newly adopted “Ranson Smart Code.” Allowable uses onsite now include commercial, 
residential, and industrial mixed uses. Also, the draft Comprehensive Land Use Plan for 
Jefferson County recommends NorthPort as a TOD facility. 

E. Traffic 

The proposed project is located along the CSX freight/MARC commuter rail line, which runs 
parallel to the recently expanded Route 9 as well as a regional pedestrian/bike path and current 
EPTA bus routes. The ongoing feasibility study being prepared for HEPMPO will include 
analysis of site access and connectivity from Route 9, connections with the Route 9 

                                                 
1http://www.epa.gov/oar/oaqps/greenbk/ 
2http://www.hepmpo.net/planning_docs/LRTP_2040.pdf 
3http://www.wvfarmlandprotection.org/downloads/Jefferson/FPBCountyMap_11x17_rev10222013.pdf 
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pedestrian/bile path, connections to the potential TOD to potentially occur on the site in the 
future, amount and location of parking, and circulation for all modes of travel. 
 
Coordination with CSX and EPTA is also planned as part of the feasibility study, to discuss how 
the proposed Station could affect operations. Considerations will include track or signaling 
changes that must be made to accommodate the Station; the impact of a potential rail siding near 
the Station to support future industrial development; and bus activity in and around the Station 
that will influence the Station, parking lot, and access road design. Furthermore, the study will 
include an evaluation of the potential demand for bus and rail service at the NorthPort facility in 
order to develop an estimate of service headway as well as stop and dwell times for both 
passenger rail and bus service. The results of this effort will be a service plan that is mutually 
agreed upon by each agency. 
 
Vehicular traffic and parking demand will also be assessed and will be used to estimate the 
design of roads in the vicinity of the facility, the size of parking lots, potential capacity issues at 
existing intersections on Charles Town Road (WV 115), and the need for roadway access from 
other areas in the development. 
 
In summary, impacts to all modes of traffic in the area will be investigated as part of the 
ongoing feasibility study being prepared for HEPMPO, and the findings will be 
incorporated into the project design. 
 
As planning and design progress beyond the scope of the feasibility study, a full Traffic 
Impact Study will be necessary. A preliminary scope for the Traffic Impact Study should 
be provided to WV DOH for review and concurrence, per DOH Traffic Engineering 
Directive 106-2 concerning access to/from DOH roadways.  

F. Cultural Resources 

Structures 
Structures within the viewshed of the proposed multimodal facility project have already been 
surveyed for historic integrity in 1992 and/or 1996, in preparation for construction on Route 9. 
Approximate locations of the structures, as mapped in the West Virginia State Historic 
Preservation Office (SHPO) Map Viewer4, are indicated on Attachment 3. A field view 
conducted on December 11, 2014, as well as GoogleEarth street view imagery, indicate that 
there are no extant residences located between the rail line and Route 9 in the vicinity of the CSX 
tunnel/B&O Railroad bridge. If the structure locations provided in the SHPO Map Viewer are 
generally accurate, then it is assumed that structures B, C, and E were demolished subsequent to 
the surveys identified in Table 1. As shown in Table 1, all of the structures in the viewshed of the 
proposed project were determined to be Not Eligible for inclusion in the National Register of 
Historic Places. 
   
 
                                                 
4http://157.182.212.204/shpo/viewer/ 
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Table 1: Structures Surveyed for Historic Integrity within the Project Area Viewshed 

Map 
ID 

SHPO ID Year 
Built 

Type Eligibility 

A JF-0078-0003 1900 Two-story farmstead 
(William Steward House) 

Not Eligible (1992 survey);  
Not Eligible (1996 survey) 

B JF-0078-0014 1926 Two-story Residence  
(Witt House) 

Not Eligible (1992 survey) 

C JF-0078-0015 1920s Two-story Residence 
(Shiley House) 

Not Eligible (1992 survey) 

D JF-0078-0004 1910 B&O Railroad Bridge Not Eligible (1992 survey); 
Not Eligible (1996 survey) 

E JF-0078-0016 1930s-
early 40s 

Two-story Residence  
(Kite House) 

Not Eligible (1992 survey); 
Not Eligible (1996 survey); 
Not Eligible (1997 survey) 

F JF-0078-0109 1900 Two-story Residence 
(Kramer House) 

Not Eligible (1992 survey); 
Not Eligible (1996 survey) 

G JF-0078-0108 1920s Two-story Residence  
(Paul Witt House) 

Not Eligible (1996 survey) 

H JF-0078-0107 1920s Two-story Residence 
(William Shiley House) 

Not Eligible (1996 survey) 

Archaeology 
Coordination with the WV SHPO is necessary in order to determine whether or not 
archaeological investigations are warranted. 

Marked Graves 
There are at least two dozen marked graves located within the 
subject parcel, north of Granny Smith Lane and west of the 
intersection with 1st Street. The graves are scattered through an 
area that is partially maintained lawn and partially forested 
(Figure 2). A complete survey of the memorial stones was not 
completed, but observed dates ranged from 1901 to 1990. The 
burial ground is significantly beyond the limits for the proposed 
multimodal transportation facility but may be impacted by any 
future improvements to Granny Smith Lane or by any transit-
oriented development proposed separately from the multimodal 
transportation facility. 
 
The West Virginia state code includes provisions regarding burial sites on private property. 
Chapter 37, Article 135, details removal, transfer, and disposition of remains in graves located 
upon privately owned lands. Section 37-13-1a states that “no improvement, construction, or 

                                                 
5 http://www.legis.state.wv.us/WVcode/Code.cfm?chap=37&art=13#13 

Figure 2: A Few of the Marked 
Graves 
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development shall commence upon privately owned lands on which a cemetery or graves are 
located if such improvement, construction or development would destroy or otherwise physically 
disturb the cemetery or graves located on the land unless the owner first files a petition in 
accordance with the provisions of section two of this article and an order is entered pursuant to 
section five of this article providing for the disposition of the remains.” If removal of the remains 
is permitted, then the plaintiff is responsible for all associated costs of removal, transfer, and 
disposition. Chapter 37, Article 13A, Section 37-13A-76, stipulates that if a governmental 
subdivision is notified of the existence within its jurisdiction of a marked grave site that is not 
located in a dedicated cemetery, then the governmental subdivision shall document the location 
and notify the property owner and the Division of Culture and History of both the location and 
the provisions in the state code regarding graves on private property. 
 
The West Virginia SHPO has a limited role in respect to cemeteries. The SHPO has the authority 
to comment on whether or not the cemetery is eligible to be listed in the National Register of 
Historic Places. If determined to be eligible, then the SHPO works with Federal agencies to 
avoid the cemetery or to have it excavated by professional archaeologists. If the cemetery is 
determined to not be eligible for the National Register, then the SHPO’s role ends7. 
 
In summary, if the multimodal facility work area encroaches on the nearby cemetery, then 
work must comply with state code and SHPO requirements. 
 
If any publicly or privately owned historic resources will be impacted by the project, then 
Section 4(f) requirements may apply. 

G. Noise & Vibration 

Potential sources of noise and vibration created by the project include locomotive idling and 
passbys as well as bus idling and passbys. If federal funding is received, then noise and 
vibration impacts will need to be assessed per the Federal Transit Administration’s Transit 
Noise and Vibration Impact Assessment manual.  

H. Acquisitions & Relocations 

A Memorandum of Understanding is being developed to specify roles and responsibilities for 
covering costs, the structure for decision-making among the parties, and the confirmation of 
Jefferson Orchards’ intent to donate approximately five acres of land for the NorthPort Station. 
No additional property acquisition is anticipated for the multimodal facility project.  
 
However, easements in WV DOH right-of-way may be required for a pedestrian bridge, 
alterations to existing drainage facilities, utilities, or other station components. Any work 
proposed within the controlled access right-of-way of Route 9 would need to be reviewed by 
WV DOH at the conceptual stage before progressing to further planning and design. Likewise, 

                                                 
6http://www.legis.state.wv.us/WVcode/Code.cfm?chap=37&art=13A 
7http://www.wvculture.org/shpo/cemeteries.html 
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any proposals to modify the existing drainage system or to utilize the existing drainage structure 
for pedestrian access would need to be vetted by the WV DOH and the FHWA. WV DOH does 
not allow longitudinal occupancy by utilities in controlled access right-of-way, with the 
exception of certain telecommunications providers, and WV DOH will need to review plans for 
any utilities proposed through WV DOH right-of-way. The relationship between the plan 
preparer and the WV DOH will be defined by a written agreement typical for projects of this size 
and nature. This agreement could potentially include the WV SRA, which will also be involved 
in plan reviews.      
 
The residence on the orchard property would not be directly impacted by any of the three pre-
conceptual design options, and the remainder of the orchard could continue to function if so 
desired. Therefore, no relocations are anticipated as part of the multimodal facility project. 

I. Hazardous Materials 

Triad Engineering performed limited sampling of surficial soil (0 to 6 inches below surface) for 
the Jefferson Orchards property. A total of 36 hand borings were completed and the samples 
analyzed for a limited set of contaminants. The screening indicated that some of the samples 
exceeded the residential standard, the industrial standard, or the migration to groundwater 
standard for one or more constituents. Due to the limited nature of this past screening effort, 
it is recommended that Phase I and Phase II Environmental Site Assessments be completed 
per American Society for Testing and Materials (ASTM) standards prior to property 
acquisition or development.   

J. Community Involvement & Equity and Environmental Justice Analyses 

Community Involvement 
The proposed project has significant stakeholder involvement and support. The owners of the 
subject parcel are actively seeking a buyer for the property. The West Virginia Rail Authority, 
West Virginia’s federal congressional delegation, and West Virginia’s state house 
representatives all strongly support TOD at NorthPort. In 2013 the Maryland Transit 
Administration approved a resolution to relocate the MARC stop from Duffields to NorthPort. 
The MARC Train System, CSX Rail, and the West Virginia Rail Authority have also granted 
permission for the Station relocation. The NorthPort Station Task Force met for the first time on 
August 22, 2014, with all attending entities expressing support for the multimodal facility. Task 
Force meeting attendees included representatives from the HEPMPO, the City of Ranson, 
Jefferson Orchards, the Jefferson County Planning Office, the City of Charles Town, and Senator 
Herb Snyder. Invitations to future meetings will also include the Jefferson County Economic 
Development Authority, the Region 9 Planning and Development Council, the West Virginia 
SRA, the Eastern Panhandle Transit Authority, and Sustainable Strategies DC. 
 
Feedback from the public will also be solicited via a postcard survey at the Duffields, Harpers 
Ferry, and Brunswick MARC Stations by leaving postcards on vehicles parked at these stations 
on two sample days in January 2015. The postcard survey will request rider origin and 
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destination, trip purpose, frequency of MARC Station use, and rider opinion of the proposed 
NorthPort Station location. 
 
The public will have another opportunity to comment on the proposed project by attending a 
regularly scheduled public meeting of the Ranson City Council, which will be presented with the 
draft NorthPort Station Feasibility Report along with up to four poster boards. The feasibility 
study will be presented at a regularly scheduled meeting of the HEPMPO Interstate Council as 
well. 

Equity and Environmental Analyses 
Equity and environmental justice analyses should be completed to determine if the 
proposed project would result in disproportionately high or adverse impacts to minority or 
low-income populations present at either the NorthPort or the Duffields Station locations.  

K. Public Parkland & Recreation Areas 

There are no national or state parks, national or state forests, national wilderness areas, or state 
game lands within or adjacent to the project area. The Route 9 pedestrian/bike trail is in the 
vicinity of the project, and connections will be made to the trail as discussed in Section E. 

L. Wetlands  

The National Wetlands Inventory maintained by the United States Fish and Wildlife Service 
(USFWS) does not identify any wetlands within or in the immediate vicinity of the work area 
proposed under Options 1-3. However, a qualified wetland professional should conduct an 
onsite wetland survey to confirm the absence of wetlands with the project area.  

M. Floodplains  

Federal Emergency Management Agency (FEMA) Flood Insurance Rate Maps (FIRMs) 
54037C0110E, 54037C0130E, 54037C0020E, and 54037C0040E were reviewed. These FIRMs 
show that there are no mapped FEMA floodways, 1-percent-annual-chance floodplains, or 0.2-
percent-annual chance floodplains on or in the immediate vicinity of the project area. 

N. Water Quality & Navigable Waterways 

No sole source aquifers have been identified within the project area by the United States 
Environmental Protection Agency. No streams or water bodies were identified onsite during the 
December 11, 2014, field view or on FEMA mapping. However, there is a culvert under Route 9 
across from the CSX rail tunnel. 
 
As shown in Figure 3, there is a metal sign citing a permit type and registration number located 
at the northern end of the CSX rail tunnel onsite. The West Virginia Department of 
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Environmental Protection water resources permit database8 indicates that 
this was a National Pollutant Discharge Elimination System (NPDES) 
Water Pollution Control permit for stormwater associated with 
construction activities. The permit was valid from December 2003 to 
June 2008 and appears to be associated with Route 9 construction. 
 
Based on site topography and field view observations, it appears that 
stormwater travels through the rail tunnel (Figure 1). Therefore, if the 
CSX rail tunnel is utilized as a pedestrian underpass (Option 1), 
then impacts to site drainage will need to be investigated. Any 
proposals to modify the existing drainage system or to utilize the 
existing drainage structure for pedestrian access would need to be 
vetted by the WV DOH and the FHWA. Regardless of what is 
proposed, the WV DOH will need to review the drainage layout and calculations to verify 
the level of impact on the State Highway System. 
 
For any potential work done as a result of designs proposed by this project, all relevant local, 
state, and railway design standards and requirements will have to be met, as relates to 
Stormwater Management (SWM) and Erosion and Sediment Control (ESC). Table 2 below 
provides standards that will be required according to relevant entities. 
 
Table 2: Applicable Standards for SWM and ESC 

Entity Requirement 
Type 

Document Name Content Description 

City of 
Ranson 

SWM Ranson, WV Code of 
Ordinances9 

Chapter 16-Article II-Division 7 
provides subdivision design standards 
to be followed within the City of 
Ranson. SWM Standards are included. 

City of 
Ranson 

SWM City of Ranson 
Stormwater 
Management 
Ordinance10 

This ordinance was created separately 
from the general City ordinances to 
comply with the City’s MS4 Permit 
requirements.  It suggests practices 
designed to protect, maintain, and 
enhance the environment of Ranson, 
and protect the health, safety, and 
welfare of its citizens. 

WV-DOH ESC WVDOH Erosion and 
Sediment Control 
Manual11 

This manual deals primarily with water 
erosion and resulting sedimentation. It 
is intended to be used as a guide to aid 
in the design, construction, and 

                                                 
8http://www.dep.wv.gov/insidedep/Pages/WaterResourcesPermitSearch.aspx 
9https://www.municode.com/library/wv/ranson/codes/code_of_ordinances?nodeId=14357 
10http://www.cityofransonwv.net/documentcenter/view/589 
11http://www.transportation.wv.gov/highways/engineering/files/Erosion/Erosion2003.pdf 

Figure 3: Sign for NPDES 
Construction Permit 
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Entity Requirement 
Type 

Document Name Content Description 

maintenance of highways with respect 
to erosion and sedimentation control. 

WV-DOH SWM WVDOH 2007 
Drainage Manual12 

This manual provides designers with 
information and tools necessary to 
perform drainage analysis and design 
for highway facilities. The information 
contained in the manual is based largely 
on American Association of State 
Highway and Transportation Officials 
(AASHTO) requirements. 

CSX SWM/ESC Standard Specifications 
for Private Sidetracks 
200713 

These guidelines are intended to 
provide information and guidance for 
the design and specifications for the 
construction of private railroad tracks 
and their supporting roadbeds. Drainage 
requirements are provided in Design-
Section B, and Grading-Section F. ESC 
requirements are provided in Grading-
Section K. 

MARC N/A N/A No relevant requirements identified. 

 
Potential short-term and long-term surface and ground water quality impacts caused by 
implementation of the proposed project should be mitigated with the use of Best 
Management Practices, an Erosion and Sediment Pollution Control Plan, and/or a NPDES 
permit, according to all relevant standards and guidelines, in order to prevent any significant 
impacts to water quality within the area of potential effect. 

O. Endangered Species & Ecologically-Sensitive Areas 

West Virginia does not have state threatened and endangered species legislation, so the species 
listed as threatened or endangered in the State are those from the USFWS’ list of federally 
threatened or endangered species14. The USFWS Information, Planning, and Conservation 
System (IPaC)15 was used to complete an official species list request, included as Attachment 4a. 
The official list of species was generated to identify species which may either occur within the 
project area or be affected by the project even though the species is located downstream of the 
project area. These species include the Madison Cave isopod (threatened crustacean), the Indiana 

                                                 
12http://www.transportation.wv.gov/highways/engineering/Manuals/Drainage/WVDOH%202007%20Drainage%20
Manual%20with%20Addendum.pdf 
13http://csx.com/share/wwwcsx_mura/assets/File/Customers/Services_and_Partners/CSX_Industrial_Sidetrack_Man
ual_063003.pdf 
14http://www.wvdnr.gov/wildlife/endangered.shtm 
15http://ecos.fws.gov/ipac/wizard/chooseLocation!prepare.action 
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bat (endangered), and the Northern long-eared Bat (proposed endangered). Further consultation 
with the USFWS is required under section 7 of the Endangered Species Act of 1973, as 
amended. 
 
An initial project scoping query was also completed through IPaC and identified no critical 
habitats or USFWS national wildlife refuges within the project area. A list of 16 migratory birds 
of concern were identified that could potentially be affected by the proposed project, so impacts 
to migratory birds should also be included in the above-referenced coordination with the 
USFWS. The initial project scoping query, titled the “Trust Resources List,” is also included as 
Attachment 4b. 

P. Safety & Security 

There are safety concerns at the existing Duffields Station, which includes an at-grade pedestrian 
crossing to access the far platform as well as a separate at-grade vehicular crossing for Flowing 
Springs Road. Both crossings include warning signals, and the vehicular crossing includes gates. 
Nonetheless, these at-grade crossings pose a hazard for CSX and MARC, and there have been at 
least two fatalities at the existing Duffields Station. There is inter-track safety fencing installed 
for a short length through the Station. 
 
The proposed NorthPort Station will provide for access to the far platform via either an existing 
tunnel or a new pedestrian bridge, in order to avoid constructing a hazardous at-grade pedestrian 
crossing. No at-grade vehicular crossings are proposed in any of the three pre-conceptual options 
included as Attachments 2a-2c. The proposed Station will also comply with ADA, lighting, and 
safety design standards. 

Q. Construction 

Temporary impacts related to construction of the proposed project will be typical for this type of 
construction project and will cease immediately after the activity is completed. It is assumed that 
construction activities will follow federal, state, and local statutes, regulations, and ordinances, 
and the proper permits will be obtained and followed. A temporary decrease in local air quality 
will be expected due to the atmospheric dispersion of dirt, dust, and other fine particulates that 
are commonly associated with the construction process. Temporary increases in noise levels will 
likely be experienced during normal working hours due to the construction process. No 
significant construction impacts are anticipated. 

Conclusion 

This document is intended to highlight environmental subject areas most likely to require 
detailed study. Table 2 summarizes the environmental subject areas with no concerns or further 
coordination/analyses identified (green), with additional coordination or analyses warranted 
(yellow), and with potential concerns identified (red). The additional coordination and detailed 
study should be conducted as project planning progresses or during the National Environmental 
Policy Act (NEPA) process.  
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Table 3: Summary of Due Diligence Findings 

Environmental Subject Area Recommendations for Additional Coordination or Analyses 
Metropolitan Planning & 
Air Quality 

N/A 

Land Use & Zoning N/A 
Traffic Impacts to all modes of traffic in the area will be investigated as part of the 

ongoing feasibility study being prepared for HEPMPO, and the findings will 
be incorporated into the project design. As planning and design progress 
beyond the scope of the feasibility study, a full Traffic Impact Study will be 
necessary. A preliminary scope for the Traffic Impact Study should be 
provided to WV DOH for review and concurrence, per DOH Traffic 
Engineering Directive 106-2 concerning access to/from DOH roadways.  

Cultural Resources Coordination with the WV SHPO is necessary in order to determine whether 
or not archaeological investigations are warranted. Also, if the multimodal 
facility work area encroaches on the nearby cemetery, then work must comply 
with state code and SHPO requirements. If any publicly or privately owned 
historic resources will be impacted by the project, then Section 4(f) 
requirements may apply. 

Noise & Vibration If federal funding is received, then noise and vibration impacts will need to be 
assessed per the Federal Transit Administration’s Transit Noise and Vibration 
Impact Assessment manual. 

Acquisitions & Relocations Easements, coordination, and plan reviews by WV DOH, WV SRA, FHWA, 
FRA and other entities may be necessary for any work proposed outside of 
Jefferson Orchards’ existing right-of-way. 

Hazardous Materials Due to the limited nature of the past screening effort, it is recommended that 
Phase I and Phase II Environmental Site Assessments be completed per 
American Society for Testing and Materials (ASTM) standards prior to 
property acquisition or development. 

Community Involvement & 
Equity and Environmental 
Justice Analyses 

Equity and environmental justice analyses should be completed to determine if 
the proposed project would result in disproportionately high or adverse 
impacts to minority or low-income populations present at either the NorthPort 
or the Duffields Station locations. 

Public Parkland & 
Recreation Areas 

N/A 

Wetlands A qualified wetland professional should conduct an onsite wetland survey to 
confirm the absence of wetlands with the project area. 

Floodplains N/A 
Water Quality & Navigable 
Waterways 

If the CSX rail tunnel is utilized as a pedestrian underpass (Option 1), then 
impacts to site drainage will need to be investigated. Any proposals to modify 
the existing drainage system or to utilize the existing drainage structure for 
pedestrian access would need to be vetted by the WV DOH and the FHWA. 
Regardless of what is proposed, the WV DOH will need to review the drainage 
layout and calculations to verify the level of impact on the State Highway 
System. Potential short-term and long-term surface and ground water quality 
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Environmental Subject Area Recommendations for Additional Coordination or Analyses 
impacts caused by implementation of the proposed project should be mitigated 
with the use of Best Management Practices, an Erosion and Sediment Pollution 
Control Plan, and/or a NPDES permit, according to all relevant standards and 
guidelines. 

Endangered Species & 
Ecologically-Sensitive Areas 

Further consultation with the USFWS is required under section 7 of the 
Endangered Species Act of 1973, as amended. 

Safety & Security N/A 
Construction N/A 
 
 No Concerns or Further Coordination/Analyses Identified 
 Additional Coordination or Analyses Warranted 
 Potential Concern Identified 
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MEMORANDUM OF UNDERSTANDING BETWEEN THE CITY OF RANSON, WV & 

JEFFERSON ORCHARDS, INC. 

 

This Memorandum of Understanding (MOU) is between the City of Ranson, WV (hereafter 

“City” or “Ranson”) and Jefferson Orchards, Inc., concerning the implementation of the 

“Northport Station” project to establish a multi-modal transportation station on the Jefferson 

Orchards property that is consistent with the plan for future development of that property. 

 

1.) Reservation and/or Dedication of Property to City of Ranson or Other Party for 

Development of Northport Station:  Jefferson Orchards agrees to reserve up to 7.5 acres 

of land, at the site of the “Preferred Location” identified at pages 19 and 21 (Figures 18 

and 19) of the June 2015 “Northport Station Feasibility Study” conducted by the 

Hagerstown-Eastern Panhandle Metropolitan Planning Organization (“HEPMPO”), for 

establishment and operation of the Northport Station project by either a public or private 

entity or partnership of both.  The Northport Station Feasibility Study shall be attached 

hereto as Exhibit “A.” The term “reservation” means that Jefferson Orchards shall not 

develop, allow to be developed, or take any development or land use action that is 

incompatible and inconsistent with the construction of the Northport Train Station or its 

associated infrastructure as shown on Figure 19 of the “Northport Feasibility Study.”   

The land to be reserved is specifically identified in Figures 18 and 19 of the “Northport 

Feasibility Study” and such reserved land shall be made part of Jefferson Orchard’s Land 

Development Plan and Plat dated March 16, 2012. This reservation and/or dedication of 

land is in consideration of: (1) Jefferson Orchards receiving funding through the City of 

Ranson to employ land use experts to plan, rezone and author an approved land 

development plan and plat for a Transit Oriented Development (TOD) through grant 

funding obtained by the City of Ranson from the U.S. Department of Housing and Urban 

Development (HUD Challenge Planning Grant); and, (2) in consideration of HEPMPO 

funding 100% of aforesaid feasibility study.   

 

If the City of Ranson or another public or governmental entity agrees to partner with 

Jefferson Orchards and/or its successor to fund (either in total or partially) and construct 

Northport Station, Jefferson Orchards will deed land and/or grant easements specifically 

shown on Figure 19 of the “Northport Feasibility Study” sufficient and necessary to 

enable the construction and operation of the Northport Station including the passenger 
station, platforms, bridges, transit bus pick-up/drop-off facilities, access roadways, 

parking lots, stormwater management, and other associated facilities consistent with the 

terms and conditions below.  The dedication of land and sufficient easements to construct 

station and associated infrastructure shall be at no cost, charge or commission to any 

public entity responsible for the construction and operation of Northport Station.  

Nothing in this Agreement shall preclude Jefferson Orchards and/or its successors from 

developing or retaining development rights on the reserved/dedicated property so long 

as such development is consistent with the approved zoning and Land Development Plan 

and Plat.  Nothing in this Agreement shall preclude Jefferson Orchards from selling the 

land identified in Figures 18 and 19 of the “Northport Feasibility Study” so long as the 

successor or assigns abide by the terms contained in this Agreement and in accordance 



 

with the approved Land Development Plan and Plat.  The total amount of land that is 

actually used in this dedication will be determined when the Northport Station has 

completed 30% engineering or other appropriate milestone.  This dedication of land and 

necessary easements are contingent upon the following: 

 

a.) Jefferson Orchards acknowledges it has a vested Land Development Plan and Plat 

pursuant to Chapter 8A of the West Virginia Code approved by the Ranson Planning 

Commission on March 16, 2012, which was made permissible under rezoning to 

Smart-Code New Community under Ranson Municipal Ordinance, Chapter 19A 

granted by the City of Ranson which allows for a Village, Town Center or Transit 

Oriented Development (TOD).   Jefferson Orchards was identified by the City of 

Ranson in 2012 and selected to take part in funding received through Ranson’s HUD’s 

Challenge Planning Grant as a site that could be utilized to demonstrate SmartCode 

regulations to promote traditional-neighborhood, mixed-use and green-focused 

development.  Jefferson Orchards rezoning and Land Development Plan and Plat was 

approved by the Ranson City Council and Ranson Planning Commission, in part, 

because of the “proposed relocation of Duffields MARC station and development of a 

Transit Oriented Development in an intended growth urban area.  This area is also 

proposed for a Special Industrial District that would utilize the rail access.”  See City 

of Ranson 2012 City of Ranson Comprehensive Plan, Page 30.   

 

b.) Jefferson Orchards acknowledges that the “Northport Feasibility Study” identified the 

preferred station location (Figure 18 of Study) and completed a conceptual design 

plan (Figure 19) to illustrate and document potential station area site plans and 

specific design elements for the future Northport Station.  A conceptual site plan for 

Northport Station was developed to illustrate proposed roadway access to the 

station, vehicle parking, abutting buildings, pedestrian facilities and the station 

building and platform structures (Figure 19).   

 

c.) Jefferson Orchards acknowledges and agrees that the land identified in Figure 19 of 

the “Northport Feasibility Study” shall be made part of and incorporated into the 

approved Land Development Plan and Plat; and, that such land shall be reserved by 

the Developer unless or until such time as the approved Land Development Plan and 

Plan is amended through the appropriate land use development processes of the City 
of Ranson.  The land shall be reserved for the construction roadway access to the 

station, vehicle parking, abutting buildings, pedestrian facilities and the station 

building and platform structures.  Nothing in this Agreement shall preclude Jefferson 

Orchards from constructing or retaining the private development rights within the 

land reserved so long as such development is not inconsistent with Figures 18 and 19 

of the “Northport Feasibility Study” and the land development ordinances of the City 

of Ranson.  The City shall not issue any permits inconsistent with Figures 18 and 19 

of the Northport Feasibility Study unless or until the Land Development Plan and Plat 

is approved by both the Ranson Planning Commission and the Ranson City Council. 

 



 

d.) Jefferson Orchards or its assigns or transferees have the right to review and approve 

or disapprove the final design of Northport Station, for the purpose of ensuring that 

Northport Station will be compatible with any current or planned development and 

use of the remainder of the Jefferson Orchard’s property.  The design and construction 

of Northport Station shall comply with all land use regulations and building codes of 

Ranson and meet the criteria required for a train station by MARC, CSX, Amtrak and 

the West Virginia Rail Authority.  This review and approval includes consideration of 

any future request for vehicle storage or maintenance facilities by the Eastern 

Panhandle Transit Authority and whether such use is compatible for overall land 

development plans. 

 

e.) Jefferson Orchards or its assigns or transferees shall maintain the right to sell, lease, 

and/or develop portions of the Northport Station acreage in accordance with and 

consistent with the approved zoning and Land Development Plan and consistent with 

Figures 18 and 19 of the “Northport Feasibility Study”. Unless agreed under separate 

arrangement, no proceeds of such sale, lease or development of Northport land is 

required to be devoted to design, construction or operation of the public transit 

facilities.  If Jefferson Orchards and/or its assigns agree to construct Northport 

Station and associated facilities, no dedication of land shall be necessary.   

 

2.) No Agreement on Future Funding:  Nothing in this MOU binds or commits either party 

to any responsibility for funding the consulting, pre-construction, construction, 

operations or maintenance of the Northport Station transit and associated facilities.  Such 

costs, if any, will be allocated by the parties by separate agreement.    

 

3.) No Waiver or Agreement Concerning Zoning or Land Entitlements:  Nothing in this 

MOU provides any agreement between the parties that changes, alters or amends the 

zoning or land entitlements provided to Jefferson Orchards or its assigns/transferees on 

either the 7.5 acres or the remainder of the Jefferson Orchards property.  Current zoning 

on the property permits Northport Station as an entitled use.  Any petitions or requests 

for rezoning shall follow the requirements and procedures of the City of Ranson, but the 

terms contained in this Agreement and the fact that the land has been planned as a TOD 

shall be a consideration City Council considers while deliberating whether a rezoning or 

amendment to the Land Development Plan and Plat should occur.    
 

4.) Rights Transferable:  If the Northport Station project becomes owned or led by another 

entity, such as a state agency or public transit authority or other similar public party, the 

rights accorded to the City of Ranson under this MOU shall transfer by the adoption of a 

City Resolution to that public party after adequate notice to Jefferson Orchards.  The 

rights and obligations accorded to Jefferson Orchards under this MOU shall be 

transferred to any buyer, assignee, transferee, or successor of and to Jefferson Orchards.   

 

5.) Access:  Jefferson Orchards provides the right of access to the reserved property to the 

City of Ranson and parties working in coordination with Ranson to establish Northport 

Station, for the purposes of site planning and development.  Ranson shall provide 



 

Jefferson Orchards with reasonable notice of the intent to access the site.  If Ranson seeks 

to conduct environmental or archeological investigations at the dedicated property for 

the purpose of permitting and clearances for the Northport Station, Jefferson Orchards is 

required to reach an agreement with Ranson that provides such access, under terms and 

conditions agreed upon by the parties.   

 

6.) Land Value:  The parties agree that, to the extent that the value of the dedication of an 

easement and/or fee simple property can be used as matching resources for grants or 

other funding dedicated to the Northport Station project, the parties will recognize such 

value as a contribution by Jefferson Orchards. 

 

7.) Contacts & Authorized Representatives:  Unless provided by notice of a party, the 

following persons shall be the authorized representatives and contacts of the parties  

under this MOU: 

 

City of Ranson     Jefferson Orchards, Inc. 

Andy Blake      Authorized Representative 

Mark Ralston 

City Manager      mhralson@gmail.com 

ablake@cityofransonwv.net    214.808.4357 

304.724.3872 

 

8.)  Recordation:  This Agreement shall be recorded in the land use records of Jefferson 

County.   

 

9.)  Binding Effect of Agreement:  This Agreement shall be binding on and inure to the 

benefit of the parties to this Agreement and their heirs, personal representatives, successors 

and assigns.   

DATED this _______ day of _________________, 20____.   

 

RANSON PLANNING COMMISSION  

 

By: ______________________________________  
Anthony Grant  
Its: President  
 

CITY OF RANSON 

 

By: ______________________________________ 

A. David Hamill 

Its:  Mayor 

mailto:mhralson@gmail.com
mailto:ablake@cityofransonwv.net


 

 

JEFFERSON ORCHARDS 
 
_______________________________________  
 
By: ____________________________________  
 
Its: _____________________________________  
 

STATE OF WEST VIRGINIA; 

COUNTY OF JEFFERSON; to-wit: 

 

The foregoing instrument was acknowledged before me by Anthony Grant, Ranson Planning 

Commission President, this _____ day of ______________________, 2015. 

 

My commission expires: ____________________________ 

 

       ____________________________________ 

       NOTARY PUBLIC 

STATE OF WEST VIRGINIA; 

COUNTY OF JEFFERSON; to-wit: 

 

The foregoing instrument was acknowledged before me by A. David Hamill, Mayor of the City 

of Ranson this _____ day of ______________________, 2015. 

 

My commission expires: ____________________________ 

 

 

       ____________________________________ 

       NOTARY PUBLIC 

STATE OF _________________________; 

COUNTY OF __________________________; to-wit: 

 



 

The foregoing instrument was acknowledged before me by ___________________________, 

for________________________________, its __________________________, this _____ day of 

______________________, 2015. 

 

My commission expires: ____________________________ 

 

       ____________________________________ 

       NOTARY PUBLIC 

 

 

 

 

 

 

 

 

 

 

 



Earl Ray Tomblin
Governor

WEST VIRGINIA DEPARTMENT OF TRANSPORTATION

State Rail Authority
120Water Plant Drive, Moorefield, West Virginia 26836

(304) 538-2305. TOO: (800) 742-6991 • FAX: (304) 538-7474 PaulA. Mattox, Jr., P. E.
Cabinet Secretary

Resolution of the West Virginia State Rail Authority

At a meeting of the Board of Directors of the West Virginia State Rail Authority duly called
and held on the 24th day of January 2013, a quorum being present, the following was adopted:

Whereas, the Board of Directors was asked to support a resolution to allow its Executive
Director to discuss with MARC the possibility of the re-Iocation of the Duffields train station.

Whereupon, on motion it was voted on and approved that:

The Executive Director, on behalf of the State Rail Authority, has the authority to enter into
discussions with the Maryland's MARC train service (MARC) regarding the re-Iocation of the
Duffields MARC train stop to a future new train station at the "NorthPort" development in the
City of Ranson, WV.

I, Max Scott, Secretary of the Board of Directors of the West Virginia State Rail Authority, do
hereby certify that the foregoing action of the Board of Directors was properly voted upon and
adopted at a meeting duly called and held on January 24, 2013, that such action of the board has
not been repealed, revoked, rescinded or amended, and is in full force and effect as of the date
hereof, and that such resolution d~s not conflict with any charter or by-law provision of the
corporation.

:eJ11;1~j)~
Secre
Board of Directors

Date: !/50 / J 8
J 7



West Virginia State Rail Authority
January 24th, 2013

RESOLUTION

The Board of Directors of the West Virginia Rail Authority, in light of increased demandfor passenger
rail transportation and the need for improved access and safety for its citizens, gives its Director Cindy
Butler the authority to enter into discussions with the Maryland's MARC train service (MARC) regarding
the re-location of the Duffields MARC train stop to afuture new train station at the "NorthPort"
development in the City of Ranson, West Virginia (Ranson).

Whereas, the West Virginia Rail Authority is underway with comprehensive studies to determine
how to maximize the use of passenger rail and MARC rail opportunities in the state; and

Whereas, population growth in Jefferson County and the WV Eastern Panhandle is significantly
increasing; and

Whereas, MARC Rail service in the WV Eastern Panhandle is already a generator of economic
opportunity and a solution to traffic congestion and other road-related transportation challenges; and

Whereas, the demand for passenger rail transportation to the Maryland and Washington, DC job
markets is increasing; and

Whereas, the West Virginia Rail Authority is the contracted partner of MARC for the use and
upkeep of the Duffields, WV train stop; and

Whereas, the Duffields stop's geographic location and at-grade positioning creates significant safety
and access concerns for riders; and

Whereas, the City of Ranson has zoned property at the current Jefferson Orchards location for the
creation of an improved train station and transit-oriented development; and

Whereas, Ranson, the property owners, the WV congressional delegation, the WV state
representatives in this community, WV MARC riders, and the general public support the
development of the Northport MARC train station project; and

Whereas, the West Virginia Rail Authority would not significantly increase its current
responsibilities at the new station;

Now, Therefore,

Be It Resolved that the West Virginia Rail Authority, as the contracted partner with MARC, has the
authority to enter into discussions to close Duffields and relocate services to the NorthPort
development on the current Jefferson Orchards property; and

Be It Further Resolved that the West Virginia Rail Authority supports the future implementation by
Northport and property developers of the Northport MARC Train Station; and

Be It Further Resolved that the Board of Directors of the West Virginia State Rail Authority
designates and empowers Executive Director Cindy Butler to conduct discussions and decision-
making on the Northport Train Station with MARC and CSX Rail Corporation.

__J



Earl Ray Tomblin
Governor

WEST VIRGINIA DEPARTMEr,. OF TRANSPORTATION

State Rail Authority
120 Water Plant Drive, Moorefield, West Virginia 26836

(304) 538-2305. TDD: (800) 742-6991- FAX: (304) 538-7474

Resolution of the West Virginia State Rail Authority

Paul A. Mattox, Jr., P. E.
Cabinet Secretary

At a meeting of the Board of Directors of the West Virginia State Rail Authority duly called
and held on the 24th day of January 2013, a quorum being present, the following was adopted:

Whereas, the Board of Directors was asked to support national legislation that will facilitate
private and public investment into transit-oriented development around rail station in West
Virignia ",

Whereupon, on motion it was voted on and approved that:

That the WV State Rail Authority would support the passage of the Nation High Performance
Passenger Rail Transportation-Oriented Development Act of 2013, as a way to promote the
private-public financing needed for transit-oriented development around rail stations in West
Virginia and nationally.

I, Max Scott, Secretary of the Board of Directors of the West Virginia State Rail Authority, do
hereby certify that the foregoing action of the Board of Directors was properly voted upon and
adopted at a meeting duly called and held on January 24, 2013, that such action of the board has
not been repealed, revoked, rescinded or amended, and is in full force and effect as of the date
hereof, and that such resolution does not conflict with any charter or by-law provision of the
corporation.

:eB;jU~]~/
Secre
Board of Directors

Date: I /3D/I 3
J j



West Virginia State Rail Authority
January 24th, 2013

RESOLUTION

The Board of Directors of the West Virginia Rail Authority supports national legislation that will
facilitate private and public investment into transit-oriented development around rail stations in West
Virginia.

Whereas, the West Virginia Rail Authority seeks to promote transit-oriented development around
commuter rail stations; and,

Whereas, funding for these developments is heavily dependent on private and public sector
partnership; and,

Whereas, there is not currently a model to efficiently provide fmancing for the development of rail
facilities while creating vibrant communities around station areas, and;

Whereas, the National High Performance Passenger Rail Transportation-Oriented Development Act
of2013 would create a body to efficiently manage such partnerships,

Now, Therefore,

Be It Resolved that the West Virginia Rail Authority, supports the passage of The National High
Performance Passenger Rail Transportation-Oriented Development Act of2013, as a way to promote
the private-public fmancing needed for transit-oriented development around rail stations in West
Virginia and nationally.
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CSX Valuation Map 
 

 





 

 

 
Northport Station Feasibility Study  

Appendix E  
 

WVDOH Right-of-Way Plan Sheet 
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Traffic Counts Conducted for Study 
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Roadway Costing Detail Sheet 
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NorthPort Station Access Roadway Cost Estimate 
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Appendix H  
 

Site Plan Area Calculations 
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