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INTRODUCTION 
 

The Town of Front Royal is located in Warren County, Virginia and comprises 9.1 square miles of the 

213.7 square miles that make up Warren County.    The Town’s population is 14,400, and the County’s 

population is 23,175 residents for a total population of 37,575.  Front Royal and Warren County are 

located approximately 90 miles due west of Washington, D.C.  and are considered part of the 

Washington-Baltimore Statistical Market Area. 

 

There are a number of small, privately owned retail businesses in Front Royal and Warren County.  But, 

this report addresses the larger, franchised or corporate retail establishments.  As the Town and County 

continue to experience steady growth, local leadership is interested in understanding the kinds of 

commercial and retail establishments that can be recruited and developed to serve its citizenry and to 

strengthen its economy. 

 

The staff of the Front Royal-Warren County Economic Development Authority (EDA) designed the 

parameters for this report to address demographic dynamics and requirements for site selectors; to 

analyze traffic movement data; to establish comparables with other “like” communities; and to make 

recommendations on the most effective retail/commercial design and recruitment plans to serve the 

current community and to provide the vision for a sustainable future plan. 

 

EDA staff called upon its partner, The Byrd School of Business at Shenandoah University in Winchester, 

Virginia to recommend a student intern to collect the data and write a Retail Study report.   Among 

three applicants, Ms. Kelly Beale (an MBA candidate at the time) was selected and began data collection 

and assembly in April 2013.  Since then, Ms. Beale has been awarded an MBA from Shenandoah 

University. 

 

The following report is the culmination of that work with additions, oversight and guidance by the staff 

of the Economic Development Authority. 
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EXECUTIVE SUMMARY 

In an effort to demonstrate Front Royal-Warren County’s suitability for sustainable retail/commercial 

providers, EDA staff created comparative analyses with other like communities to demonstrate retail 

and commercial synergies.  Kelly Beale, Shenandoah University intern, was asked to select two 

communities in the Mid-Atlantic region with similar characteristics of Front Royal and Warren County, 

Virginia.  She selected Jackson County, North Carolina and Union County, Pennsylvania.  The Mid-

Atlantic region was chosen because many retailers cluster in specific “regions” around the country. 

 

The three communities share similar population, income, location and traffic demographics.  All three 

communities host Wal-Mart, Big Lots, and Dollar Tree and other similar retailers.   Population dynamics, 

median income levels and traffic counts are the three primary statistics that retailers look at in 

determining where they will invest.   Currently, Warren County’s population count is 37,575 (inclusive of 

the Town of Front Royal), with the median age range at approximately 40 years old and a median 

income level of $61,379 which is higher than the national average of $52,762.  The Town of Front Royal 

has a population count of 14,400 and a median income level of $46,307 – lower than the national 

average. 

 

The high traffic area in the Town of Front Royal and Warren County is at the intersection of I-66 and US 

Route 522/340 North.   Two large strip malls are now sited there:  Riverton Commons and Crooked Run, 

and a third phase is in development.  Prior to the construction of I-66, US Route 55 (east/west) was the 

main thoroughfare through the Town, and that is where much of the retail/commercial sector had 

located. 

 

Many large retail and commercial businesses have site selection teams that assess a locality’s ability to 

meet specific criteria for site location.  The criteria primarily include population densities, median 

income levels and traffic counts.  Other important criteria for site selectors are available sites, utility 

rates and availability, business environment, ease of permitting, and overall assistance and incentives 

provided by the locality.  These thresholds allow the site selectors to eliminate areas that do not meet 

certain criteria, saving time and resources in the site selection process.  The selection criteria have been 
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carefully analyzed and instituted in order to establish reasonable sales projections and to meet 

operations expenditure ceilings. 

 

While the demographics of the Town of Front Royal and the County of Warren differ, most developers 

and site consultants use county demographics in their selection processes.  But, the differences in 

median income and traffic count may ultimately affect the site selection decision. 

 

With approximately seven acres currently available for commercial development in the Town limits and 

approximately 122 acres currently available for commercial development in the County limits, the 

community is well situated for future commercial growth.  The retail establishments that can be 

sustained in Front Royal-Warren County have been delineated in Chapter 6 of this report. 

 

EDA engaged Pennoni Associates to create a retail overlay for parcels of land situated in the Town limits 

on US Route 522/340 S near the entrance to Skyline Drive.  This overlay defines potential parcels for 

development and the possible uses for those parcels.  (See Attachment E.) 

 

As population counts, traffic numbers and median income levels rise the community’s ability to attract 

higher-end retail/commercial providers will increase as well, as discussed in Chapter 5, “A Future 

Comparable Community.” 

 

In the meantime, EDA Staff will continue to work with the Town and County in recruiting and will 

continue to monitor changes in site stipulations from retailers as well as this community’s changes in 

demographics and ability to attract more and larger retail/commercial providers.  
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CHAPTER 1 : WARREN COUNTY, VIRGINIA : RETAIL/COMMERCIAL OVERVIEW 
 

Warren County is located in the Northern Shenandoah Valley, just 90 miles west of Washington DC.  The 

area is well known for its visual beauty and the Shenandoah National Park, Skyline Drive, Blue Ridge 

Parkway, Shenandoah River, caverns and mountainside wineries.  Thousands of tourists visit the area 

each year for the remarkable outdoor experience. 

 

Source: www.wikipedia.com 

 

1.1    Population Demographics 

 

According to the U.S. Census, the population of the Warren County experiences continuous, steady 

growth.  In 2010, Warren County’s population was 37,575 -- an increase of 19.0% from the 2000 Census 

numbers 1.  The population is expected to rise through the next three decades fueled by the overall 

growth of the Commonwealth of Virginia.  The Weldon Cooper Center for Public Service estimates that 

the population will increase by nearly 33% to 49,709 by 20402.  

 

The median age is approximately forty years old.  Nearly 9% of the population is in the 45-49 year age 

range.  Figure 1 depicts the age distribution of Warren County.  More than 12% of the population is of 

retirement age or older, while 25% of the population is school aged. 

 

                                                        
1 “Population Search,” National Association of Counties, 

http://www.naco.org/Counties/Pages/PopulationSearch.aspx. 
2 “Demographics and Workforce,” Weldon Cooper Center for Public Center, 

http://www.coopercenter.org/demographics/interactive-map/citycounty/13517 
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The data show two peaks and a trough. The first peak is the 15-19 year age range, while the second is 

the middle-age range -- 40-54.  It is notable that the young adult (20-34) age range represents barely 

16% of the county’s population, indicated by a dip on the graph.  The graph indicates an increase in 

middle-aged people with school-age children who are moving to the area. 

 

 

 

 

 

 

 

 

 

 

 

 

  

 

Figure 1 – United States Census Bureau: American FactFinder, 2010  (Warren County, VA) 

 

1.2     Household Types 

 

HOUSEHOLDS BY TYPE - WARREN COUNTY, VA 

Total households 14,085 100.0 

Family households (families)* 9,803 69.6 

With own children under 18 

years 

4,192 29.8 

Husband-wife family 7,448 52.9 

With own children under 18 

years 

2,964 21.0 

Male householder, no wife 

present 

773 5.5 

With own children under 18 

years 

382 2.7 
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Female householder, no 

husband present 

1,582 11.2 

With own children under 18 

years 

846 6.0 

  Nonfamily households*i 4,282 30.4 

  Householder living alone 3,390 24.1 

  Male 1,698 12.1 

          65 years and over 401 2.8 

   

  Female 1,692 12.0 

          65 years and over 795 5.6 

Households with individuals un-

der 18 years 

4,799 34.1 

 Households with individuals 65 

years and over 

3,461 24.6 

 Average household size 2.62 ( X ) 

 Average family size* 3.10 ( X ) 

Figure 2 - United States Census Bureau: American FactFinder, 2010  (Warren County, VA) 

The average family size in Warren County is just over three people while the average household size is 

little more than two and half people.  Families make up the majority of households at 69.6%.  The 

smaller household size may be comprised of “empty nesters”.  Husband and wife make up the greatest 

number of families with slightly more than half of this type as shown in Table 1. Two-parent families 

with children under the age of 18 make up 29.8%.  Single-parent households make up just 11.5% of the 

households. 

 

Non-family households comprise30.4% of households. This type includes those living alone, roommates, 

and same-sex couples. In total, 34.1% of households have children younger than 18 years of age, and 

24.6% of households have people 65 years old and older. 

 

1.3     Racial Characteristics 

 

White people, not of Hispanic descent, compose 88% of the population in Warren County, Virginia, 

according to the 2010 census.  Black people, not of Hispanic descent, are the second largest racial group 

at 4.5%. Hispanics make up 3.5% of the population. Asians and Native Americans round out the rest of 

the population at slightly over 1%. While Hispanics currently only make up 3.5% of the population, 
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according the Cooper Center, this figure is expected to increase as the population of Hispanics 

in Virginia is projected to increase significantly over the next three decades3. 

 

 

 

 

Figure 3 – United States Census Bureau: American FactFinder, 2010  (Warren County, VA) 

 

1.4      Income Characteristics 

 

There are differences between household income levels in the county and those in the Town of Front 

Royal.  The residents of Warren County experience higher-income levels.   Figure 3 demonstrates this 

disparity.  The Town’s household median income of $46,307 is below the national average of $52,7624, 

while the county’s overall median income is above the average at $61,379. 

                                                        
3 “Demographics and Workforce,” Weldon Cooper Center for Public Center, 

http://www.coopercenter.org/demographics/interactive-map/citycounty/13517 

 
4 “Community Facts: Selected Economic Characteristics 2007 – 2011,” Census Bureau: American 

FactFinder, 

http://factfinder2.census.gov/faces/tableservices/jsf/pages/productview.xhtml?pid=ACS_11_5YR_DP03 
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More than 18% of all households in Warren County earn more than $50,000 - $74,000 a year, while over 

half of the county’s households make greater than $50,000 a year.   Figure 4 below charts Warren 

County’s income in comparison to Front Royal’s. 

 

 

Figure 4 – American Census Bureau: American FactFinder: Selected Economic Characteristics (2007 - 2011); 

American Census Bureau: State and County QuickFacts: Front Royal (town) (2013) 

 

 

Figure 5 - American Census Bureau: American FactFinder: Selected Economic Characteristics (2007 – 2011) 

Warren County, VA 
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1.5     Traffic Patterns 

 

Front Royal is the largest town and the population center of Warren County.  Small-scale commercial 

areas dominate the center of the town, while large shopping areas are located on the periphery to the 

north and the south of the town.  The development to the north of I-66 is relatively new, while the older 

shopping domains are located to the south of the town along VA route 55, once the major thoroughfare 

through the Town. 

 

These two retail areas are situated with easy access to major routes in and out of the town. The 

Shenandoah National Park and the Shenandoah River draw people to the south away from the 

Interstates.  Commercial development becomes sparser as the traffic counts decrease farther from the 

Interstates.  Outside of the US Route 540 corridor, there appears to be no other viable location for large-

scale commercial development5.   See Appendix A for traffic tables. 

 

1.6   Land Use 

 

The US Route 340/US Route 522 corridor is zoned for both commercial and industrial development. The 

corridor is close to the interstate and to the Virginia Inland Port.   Prime real estate is located there due 

to traffic patterns and proximity to major transportation routes.   Smaller parcels are zoned for 

commercial use especially along the VA-55 routes, but they will only accommodate smaller businesses6. 

 

The town of Front Royal sprawls just to the south of I-66.  Here, the land is zoned for mixed use: 

residential, industrial, and commercial.  Within the Town limits, commercial development and 

residential areas exist side by side.  The Town proper is growing more slowly than the county overall.  To 

the east of Town, the Happy Creek Technology Park is zoned industrial7. 

 

                                                        
5 “VDOT Daily Traffic Volume Estimates Including Vehicle Classification Estimates,” VDOT, (Richmond, 

VA: VDOT, 2010) 
6 “Warren County Comprehensive Plan”, (Government Document, Warren County, 2011). 

http://www.warrencountyva.net/about-wcg/40-press-releases/370-public-hearing-held-on-

amendment-to-warren-county-comprehensive-plan.html 
7 “Warren County Comprehensive Plan.” 
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The southern areas of the county are heavily forested and mountainous.   Here, much of the land is 

federally controlled as part of the Shenandoah National Park and Skyline Drive.  This area is restricted 

from development to protect the natural beauty and ecosystems of the area.  Tourists travel to this area 

to enjoy the Shenandoah and Luray Caverns, the Skyline Drive, the Shenandoah River and many other 

outdoor activities8. 

 

1.7   Retailers 

 

Retail/Commercial Businesses in Warren County, VA 

7-Eleven Houlihan's Subway 

AT&T KFC Super 8 

Applebee's Kmart T-Mobile 

Arby's La-Z-Boy T.G.I. Friday's 

AutoZone Lane Furniture Taco Bell 

Baskin-Robbins Lowe's Target 

Bath & Body Works Martin’s True Value 

Burger King McDonald's U-Haul 

Carquest Auto Parts Nike UPS 

Cato Noah’s Ark Virginia ABC 

CVS Panda Express Verizon Wireless 

Cracker Barrel Papa John's Pizza Wal-Mart 

Dollar General Peebles Wendy's 

Dollar Tree Penske 
 

Dunkin Donuts Petco 
 

Eyeglass Factory Pizza Hut 
 

Famous Footwear Quality 
 

Family Dollar RadioShack 
 

Food Lion Rite Aid 
 

GNC Sally’s Beauty Supply 
 

GameStop Southern States 
 

Hibbert Sports Sprint Nextel 
 

H&R Block Staples 
 

Holiday Inn Starbucks 
 

Figure 6:  http://www.city-data.com/county/Warren_County-VA.html#ixzz2YT3G1AVL 

                                                        
8 “Warren County Comprehensive Plan.” 
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Warren County and Front Royal have attracted and sustained a variety of large retailers such as Food 

Lion, CVS, Wal-Mart, and Target with the latter two as recent additions to commercial parcels in the 

County.   The retailers that have located in the community are major corporations with either a large 

regional or national presence. These retailers vary in the goods and services they provide from pet 

supplies to general goods.  Yet, there is potential for a wider range of retail recruitment.   The 

community does not have an outdoor sporting goods store, which is surprising due to its proximity to 

the mountains, river, hiking and biking trails.  Nor does it offer clothing stores catering to specific market 

segments.  

 

1.8   Summary 

 

Warren County’s continuous, steady growth has the potential to attract additional commercial 

development to the area.  The older population and higher income levels of the county could translate 

into increased local spending, boosting the local economy.  Smaller households and households with no 

children under the age of 18 might account for an increase in disposable income for those residents.  In 

view of these income variables, the area may be able to support higher end retailers in the near future.   

Aging residents, a growing cohort, have unique needs and comprise a unique market to consider when 

recruiting commercial development. 

 

Families with children still comprise a significant segment of the county.  These households spend on 

clothing, food, furniture, and other domestic needs.  Retaining that revenue in the town and county is 

an important component to a healthy local economy.  

 

The US-522/US-340 corridor is an ideal location for commercial development, as it provides easy access 

to I-81 and is a direct route to nearby cities. Traffic patterns in this area allow quick access by potential 

consumers – particularly travelers off the interstate. 
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CHAPTER 2 : JACKSON COUNTY, NORTH CAROLINA : RETAIL/COMMERCIAL OVERVIEW 
 

Jackson County, North Carolina, has roughly the same population numbers as Warren County.   

According to the 2010 census, 40,271 lived in the idyllic rural setting of the Appalachian Mountains.  

Jackson County is situated at the southern terminus of the Blue Ridge Parkway.  The largest town and 

the county seat is Sylva with a population of 2,588.  This town boasts tourist attractions such as the 

Cherokee Indian Reservation, a casino, and the Smoky Mountains National Park.  The county 

experiences year round tourism, and is home to Western Carolina University9. 

 

 

 

 

 

 

 

 

 

 

 

2.1   Population Demographics 

 

This small county experienced growth in the decade from 2000 to 2010. The county grew from 33,121 in 

2000 to 40,271 for a percentage growth of 21.5%10. The North Carolina Department of Commerce 

estimates that the county will grow to 43,894 by 2016 with an annual growth rate of 1.5%11. 

 

                                                        
9 “Jackson County, North Carolina,” last modified April 13, 2013, 

http://en.wikipedia.org/wiki/Jackson_County,_North_Carolina. 
10 “Population Search.” 
11 “Jackson County, NC,”(North Carolina Department of Commerce, Labor, and Ecomonic Analysis 

Division, Government Document, NC, 2013). 

Figure 7: Wikipedia (2012). 

http://en.wikipedia.org/wiki/File:Map_of_Jackson_Co

unty_North_Carolina_With_Municipal_and_TownshipL

abels.PNG 
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The graph (Figure 5) depicts a distinct difference in the age of the residents of Jackson County in 

comparison to that of Warren County, Virginia. There is one peak centering on the young adult age 

group with nearly 13% of residents in the 20-24 age bracket and 10% of residents in the 15-19 age 

bracket.  The large proportion of young adults in the county is most likely attributable to the presence of 

Western Carolina University. 

 

 

 

 

 

 

Figure 8: United States Census Bureau: American FactFinder, 2010  (Jackson County, NC) 

2.2      Household Types 

HOUSEHOLDS BY TYPE – Jackson County, NC 

  Total households 16,446 100.0 

  Family households (families) [7] 9,720 59.1 

  With own children under 18 years 3,522 21.4 

 Husband-wife family 7,390 44.9 

        With own children under 18 years 2,335 14.2 

      Male householder, no wife present 736 4.5 

        With own children under 18 years 365 2.2 

      Female householder, no husband present 1,594 9.7 

        With own children under 18 years 822 5.0 

    Nonfamily households [7] 6,726 40.9 

      Householder living alone 5,282 32.1 

        Male 2,514 15.3 

          65 years and over 499 3.0 

        Female 2,768 16.8 

          65 years and over 1,099 6.7 

    Households with individuals under 18 years 4,068 24.7 

    Households with individuals 65 years and over 4,397 26.7 

    Average household size 2.23  ( X )  

    Average family size [7] 2.80  ( X )  

Figure 9: United States Census Bureau: American FactFinder, 2010  (Jackson County, NC) 
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Jackson County’s households tend to be smaller than those of Warren County.   Its average household 

size is just 2.23 people and its average family size is 2.80 people.  The smaller households can be 

attributable to a smaller proportion of residents who live in family units than Warren County.  Families 

make up a small majority at 59.1%, and nonfamily households consist of 40.1% of the population.   

Nearly 25% of households include children under the age of 18, and 26.7% of households include 

individuals over the age of 65. These figures may be a consequence of the university skewing toward 

young adults who are more likely to live alone or with unrelated housemates.  

 

2.3      Racial Characteristics 

 

 

Figure 10 – American Census Bureau: American Fact Finder, Jackson County, NC 

 

Jackson County’s racial composition can be described as diverse.  Eighty percent of the county is of 

white European descent. The second largest ethnic group in the county is American Indian at 10% due to 

the proximity of the reservation in the northern end of the county. Hispanics are the third largest 
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group at 5%.  Blacks are the fourth largest at just 2%, and Asians make up just 1% percent of the county. 

Two percent of residents are of multi-racial.  

 

2.4      Income Characteristics 

 

 

Figure 11: American Census Bureau: American FactFinder: Selected Economic Characteristics 

(2007 – 2011) Jackson County, NC 

 

The average household income for Jackson County is $38,826, which is much less than that of Warren 

County.  The lower than average household income may be attributable to location. The lack of nearby 

major metropolitan areas may affect the type of employment opportunities available to residents here.  

Eighteen percent of residents earn between $50,000 and $74,999. Just below 10% of residents earn 

between $75,000 and $99,999.  Eleven percent (11%) of residents earn more than $100,000 annually.  A 

majority of households earn less than $50,000 annually, which is a stark contrast to Warren County. 
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2.5      Traffic Patterns 

 

The town plan allows for larger retail development on the outskirts of the downtown in its B-2 and B-3 

business zones.  The main road (US Routes 23/74) into Sylva carries approximately 22,000 vehicles, and 

Main Street carries from 5,600 to 22,000 vehicles daily.  Dillsboro experiences similar traffic patterns.   

As a result only one chain retailer, Rite Aid, is sited on the Main Street (although far from the center), 

while other larger chains are sited on the periphery.   The rest of the county does not have any sizable 

commercial development other than gas stations. 

 

Although there are no interstates in the county, Jackson County is connected to I-40 via US Route 23/74. 

These two routes travel into the county from the northern portion and split just west of Sylva.   From 

here, US-23 travels to the south and US- 74 travels north near the Reservation. US-64 tranverses to the 

far south, but does not carry as much traffic as the other roads.  As a result, very little commercial 

development has occurred there. 

 

2.6     Land Use 

 

The county’s commercial development is sited mostly in its largest towns: Webster, Sylva, Dillsboro, and 

Cullowhee, which are clustered together in the central portion of the county. The Cherokee Indian 

reservation is in the northern portion of the county, while the Nantahala National Forest is located in 

the eastern portion of the county. In these two sections, commercial development is limited to a few gas 

stations and local stores. Local ordinances of the Sylva’s downtown implicitly restrict retail development 

to that of smaller, local businesses. The reason is that the town wishes to create a small-town 

atmosphere where its residents can walk along the main street in a low traffic area. (Google, 2013) 
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2.7     Retailers 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Jackson County has very few large-scale retailers.  Most commercial resources are small local 

businesses.  Additionally, there is competition from nearby counties and the regional city of Asheville, 

NC.   All of the retailers listed above are located on the outskirts of the towns of Dillsboro and Sylva.  

 

2.8     Summary 

 

Jackson County’s population demographics are similar to Warren County’s, as is its zoning plan.  Warren 

County is located at the northern terminus of the Blue Ridge Mountain Parkway while Jackson County is 

located at the Southern terminus. These two counties are similar in their striking beauty, which attracts 

year round tourism.  However Warren County, with a slightly smaller population, is able to attract more 

retail and commercial development.  Jackson County is located too far from the interstate.  Therefore, 

very little traffic activity enters the county.  In addition, its challenging topography deters people from 

travelling through the town.  

 

Retailers in Jackson County, NC 

Sav-Mor Wal-Mart 

Food Lion Dollar Tree 

Dollar General GameStop 

ABC store Advance Auto Parts 

Bimbo Bakeries AutoZone 

Radio Shack Lowes 

Rite Aid Family Dollar 

Peebles CVS 

K-Mart Best Buy 

City Lights Mast General 

Fun Things, Etc. O’Reilly Auto Parts 

Figure 12: Google Maps: Jackson County, NC (2013) 
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Jackson County’s income levels may not be high enough to support increased commercial development 

or to sustain growth.  The majority of the county’s residents earn less than the national average.  The 

households are smaller; the residents are younger; and there are fewer child-aged residents in the 

county.  All of these factors contribute to less demand.  As a result, the major commercial developments 

are small scale with only two large stores: Wal-Mart and Lowes.  Jackson County appears to be very 

similar to Warren County, but does not seem to have the commercial growth potential that Warren 

County has.  
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CHAPTER 3:  UNION COUNTY, PENNSYLVANIA : RETAIL/COMMERCIAL PROFILE 

 

Union County, home of Bucknell University, is located in the center of Pennsylvania along I-80 and US 

Route 15.  Interstate 180 is just east in Northumberland County.   Its largest town and county seat is 

Lewisburg, south of I-80 while Mifflinburg, another large town is located to the southwest of the county. 

The western half of the state is home to two state parks, McCalls Dam State Park and Sand Bridge State 

Park.  In this area, there is very little development.   Most of the commercial development borders its 

easterly neighbor or is located just outside of Bucknell University.  Due to the proximity of the university, 

a large commercial bookstore, Barnes & Nobles, is located here12. 

 

 

Source:   www.wikipedia.com 

 

3.1     Population Demographics 

 

The median age of Union County, Pennsylvania is 38.5 years -- slightly younger than that of Warren 

County.  In addition, Union County has a sizeable youth population. The two largest age groups are 15-

19 and 20-24. The university located in the county contributes greatly to these cohorts.  Therefore, this 

population group can be viewed as temporary and transient.  

 

Outside of these two age groups, the age distribution graph appears like a bell-curve.  The third- and 

fourth-largest age cohorts are ages 40-44 and 45-49 at slightly more than 7% each of the population. 

The other cohorts close to these age groups are slightly smaller, but the combined the middle aged 

groups are clearly the largest of the county. 
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 “Cultivating Community: A Plan for Union County’s Future,” (Union County Planning Commission, PA, 2009) 
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Children make up a small, but sizeable portion of the county.   Residents fourteen years of age and 

younger make up roughly 15% of the county and can be viewed as influential in the retail and 

commercial decision-making of their parents.  Retirement aged residents and older make up a small but 

sizeable portion of the county, comprising almost 15% of the total population.  Their economic needs 

may vary from the other residents, but the economic impact is of great importance.  

 

 

 

Figure 13: United States Census Bureau: American FactFinder, 2010  (Union County, PA) 

3.2     Household Types 

 

HOUSEHOLDS BY TYPE 

  Total households 14,765 100.0 

  Family households (families) [7] 9,846 66.7 

  With own children under 18 years 4,008 27.1 

  Husband-wife family 8,146 55.2 

  With own children under 18 years 3,021 20.5 

   Male householder, no wife present 528 3.6 

   With own children under 18 years 289 2.0 

   Female householder, no husband present 1,172 7.9 
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   With own children under 18 years 698 4.7 

    Nonfamily households [7] 4,919 33.3 

    Householder living alone 4,081 27.6 

        Male 1,654 11.2 

          65 years and over 513 3.5 

        Female 2,427 16.4 

          65 years and over 1,391 9.4 

    Average household size 2.43  ( X )  

    Average family size [7] 2.96  ( X )  

Figure 14: United States Census Bureau: American FactFinder, 2010 (Union County) 

  

Union County has 14,765 households of which 66.7% house families and 33.3% house non-families. The 

average household size consists of 2.43 people, while the average family size is larger at 2.96 people. 

The household sizes are smaller than that of Warren County.  Twenty percent of the households 

comprised of children under age 18, which is 11.2% less than that of Warren County. 

 

3.3     Racial Characteristics 

 

 

Figure 15: United States Census Bureau: American FactFinder, 2010 (Union County, PA) 
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Union County, PA is similar to Warren County, VA with respect to the racial make up of the county. 

White Americans make up the large majority of the town at 85%.  Black Americans are second, 

comprising 7% of the population.  Hispanics make up the third largest group at 5%, while Asians, 

American Indian, and two or more races are 1% of the population each. See Figure 9 for the breakdown. 

 

3.4     Income Characteristics 

 

 

Figure 16: American Census Bureau: American FactFinder: 

Selected Economic Characteristics (2007 – 2011) Union County, PA 

  

The median income of the county is $46,269, which is somewhat lower than the national average of 

$52,76213. More than one-fifth of the households in Union County earn between $50,000 and $74,999 a 

year. The second largest income group earns between $35,000 and $49,999 at 16%.  While the county 

has a substantial number of high-income residents, it does not have as many as compared to Warren 

County.  Ten percent of residents earn between $75,000 and $99,999. Over fourteen percent of the 

population earns greater than $100,000 dollars.  
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 “Community Facts: Selected Economic Characteristics 2007 – 2011,” Census Bureau: American FactFinder, 

http://factfinder2.census.gov/faces/tableservices/jsf/pages/productview.xhtml?pid=ACS_11_5YR_DP03 
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3.5 Traffic Patterns 

 

The US Route 15 corridor serves as the prime location for retail development in Union County. It 

traverses north to south just west of the Susquehanna River.  Car dealerships, retailers, and gas stations 

dot this route, which may be prime areas for further development, particularly near the university.  

Very little retail development is sited south of the university and the Lewisburg proper suggesting that 

most people travel in and out of the area via US-15 North to I-80.  

 

US -15 brings in 18,000 vehicles daily from I-80 increasing to 30,000 outside of Lewisburg and finally 

drops to 20,000 as it exits Union in the south. The county also experiences traffic arriving from the east 

over several bridges from Northumberland County.  Although development is more scattered outside of 

the town, it appears to be composed of a larger scale facilities such as Wal-Mart.  The area of the County 

may be more appealing due to potentially lower land prices and larger parcels.   See appendix for traffic 

map14.  

 

3.6 Land Use 

 

Lewisburg’s main street, Market Street, is lined with small commercial establishments, similar to The 

Town of Front Royal in Warren County.  The town itself experiences 15,000 vehicles daily along Market 

Street due to primary routes over the Susquehanna River and from Mifflinburg.  According to the 

county’s comprehensive growth plan, further development will occur in the Lewisburg core with mixed-

use and high-density residential zoning as well as commercial zoning just north of the core where it 

already has sited Wal-Mart and other larger commercial businesses.  The County plans to pursue 

commercial growth along the corridor that stretches roughly two and half miles on the western half of 

US-15.  Additional retail/commercial expansion may be planned in the hamlets near I-80, but the county 

designates these areas as secondary15. 

 

                                                        
14

 “Individual Traffic Volume Maps: Union County,” Pennsylvania Department of Transportation, 2012, 

ftp://ftp.dot.state.pa.us/public/pdf/BPR_pdf_files/MAPS/Traffic/Traffic_Volume/2011/union_2011_tv.pdf 
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The county also designated areas in and around Mifflinburg for future use.  Zones were defined for 

commercial growth, along PA route 45 along with additional residential zones.  Smaller boroughs near 

Mifflinburg, such as New Berlin, received a primary growth priority for mixed-use zoning16.  These 

smaller boroughs may not experience the type of growth expected of Lewisburg, but can support the 

future growth of the county in general, by increasing traffic that will drive retailers into the area.  

 

3.7 Retailers 

 

Retailers in Union County, PA 

WalMart Radio Shack 

Dollar Tree GNC 

The UPS Store CVS 

Ace Hardware Barnes & Noble 

Sav-a-Lot Fashion Bug 

Dunkin’ Donuts Family Dollar 

Advance Auto Parts Carquest 

Big Lots Dollar General 

Cole’s Hardware Purity Candy 

Sheetz Mifflinburg Lumber 

Lamprinos Home 

Entertainment 

Weiss Markets 

Retra  

Figure 17: Google Maps: Union County, PA (2013) 

Surprisingly, there are not many large retailers in Union County, PA, despite the fact that the county is 

interested in expanding retail and commercial growth along its major roadways.   One reason may be 

the fact that Lewisburg’s core is populated with a number of smaller retail establishments.  Union 

County appears to be in the process of enticing potential retailers, like Warren County.  Warren County 

and Union County share similar retailers such as Wal-Mart, Dollar Tree, and CVS.  In addition to these 
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large retailers, Union County is home to Barnes and Nobles and Big Lots. 

 

3.8 Summary 

 

Union County is similar to Warren County with respect to population, racial makeup, and median age.  

Like Warren County, Union County plans to expand its commercial and industrial offerings by zoning 

more areas for development.  Its major roads run north-south and east-west.  The east-west route 

bisects its county seat, Lewisburg, and its second largest town, Mifflinburg.  The residents who live on 

the periphery must commute far in order to access any commercial offerings.  If residents wish to find 

large shopping areas especially with major clothing and furniture retailers, they must commute outside 

of the area.  In order to retain more revenue in the town, the community should actively recruit more 

retailers that cater to the needs of its citizenry.   
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CHAPTER 4:  COMPARISON OF WARREN, JACKSON, AND UNION COUNTIES 
 

Jackson and Union counties were chosen as comparables in this retail study because they are similar to 

Warren County in a number of aspects including population size, geographic region, racial makeup, and 

county type.   These three counties are mostly rural with one large town that makes up the core 

population center where commercial, residential, and industrial entities collect.  Warren County’s 

county seat and largest town is Front Royal; Union County’s largest town is Lewisburg; and Jackson 

County’s largest town is Sylva. 

 

4.1 Population Characteristics 

 

All three counties share similar population sizes ranging from 37,000 to 44,000. The distinct rural nature 

of each county combined with their bustling towns allows residents to enjoy both rural spaces and local 

shopping, dining and entertainment opportunities as well.   The typical resident is white, middle age 

living in a family unit that may have children under the age of 18, although there are more diverse 

households in each county.  Jackson County has the least amount of families, while many of its residents 

live alone or as roommates.  This may be due to the university located in the county.  Warren County 

falls at the other extreme with an overwhelming majority of residents residing in families, many with 

children and some without.  Union County falls in the middle of those parameters.   In addition, there is 

a positive correlation between the percentage of residents living in families and household size.   A 

greater number of families equates to larger household sizes.  

 
Jackson County’s median population is much younger than that of Warren County.  Union County falls in 

the middle with its residents younger than Warren, but older than that of Jackson.   The age distribution 

graphs from each county show that both Union and Jackson Counties have spikes in the 20-24 age 

cohort, whereas Warren County, shows the opposite. The young adult age group dips until it recovers 

closer to the age 40-44 cohort. Warren County is less similar in population dynamics to these two 

counties as it is Queen Anne’s County, presented in the next chapter. 

 

Warren County has the highest household income of all three counties, but Front Royal has a median 

household income comparable to the other three counties.   Residents along Warren County’s periphery 

account for this higher income levels.   Jackson County’s median household income is less than the 
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national average, which once again, may be due to the influence of the University and the large subset 

of young adults.  Union County’s household median income is less than that of Warren County, which 

may be due to factors similar to those of Jackson County.  

 

4.2 Transportation Characteristics 

 

In each of the three aforementioned county’s largest towns, major transportation routes run through or 

near the town and typically carry the most traffic into these areas.   In addition, these major 

transportation routes carry traffic in and out of the county to nearby interstates.  The interconnectivity 

of the highways attracts the counties’ retail and commercial development.  This is especially true for 

Warren County and Union County.   In this respect, Jackson County differs from Warren and Union 

because the interstate does not run into the county or even close to the county. The nearest interstate 

is I-40, which is at least 25 miles away from Sylva and is located in the adjacent county.   As a result, the 

distance from the interstate may stymie commercial growth in this area. 

  

In contrast, Union County appears to be well connected, as I-80 runs east to west in the northern half of 

the county.  Two additional bridges over the Susquehanna River connect Union County to its 

neighboring county.  According to its Comprehensive Plan, Union County appears to be pursuing 

residential and commercial growth in its county17.  

 

4.3 Summary 

 

While Union County has the potential to recruit major retailers especially along its US-15 route, Warren 

County advanced beyond both Union and Jackson Counties in its retail recruitment success.  Warren 

County has a greater number of shopping areas housing national and regional retailers.  Warren County 

might use a county with slightly higher income levels and traffic counts as a reference for its near-future 

retail and commercial recruitment plans.  Queen Anne’s County, MD is of similar population size but has 

a higher household income and more retail development.   We have discussed Queen Anne’s retail and 

commercial profile in the following chapter. 
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In contrast, the Town of the Front Royal is synchronous with Jackson and Union Counties, profiled here 

in terms of similarities in population demographics.  Therefore, parallels can realistically be drawn 

between these three communities. 
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CHAPTER 5:  QUEEN ANNE’S COUNTY, MD :  A FUTURE COMPARABLE COMMUNITY 

 

Queen Anne’s county borders the scenic Chesapeake Bay just east of Annapolis on Maryland’s Eastern 

Shore.  This small county of 48,595 (Census estimate 2012) has the largest household median income of 

the four sample counties.  Two major highways, US Route 50 and US Route 301, transverse the county 

and the major commercial areas such as its outlet malls are located along these routes.  Due to its 

proximity to the Baltimore-Washington DC metro area and to the popular beach destinations of 

Rehoboth, DE and Ocean City, MD, Queen Anne’s County enjoys commercial and economic 

development success, while maintaining the rural appeal of its small towns and farms. 

 

 

Source:  www.wikipedia.com 

 

The county was formed in 1706 and named after the Queen of England. The largest town and its county 

seat is Centreville, which lies inland, away from the shore in the middle portion of the county. The 

town’s population stands currently at 4,285 people according to the 2010 census. Despite Centreville 

being the largest town, most of the commercial development, especially of larger chains is sited outside 

of the town’s limits.  Walgreens and Food Lion are the two largest commercial entities located within 

the town’s limits. 

 

This county is being presented as an example of how Warren County, VA can develop without disrupting 

the natural beauty and rural qualities that so many of its residents cherish.  Queen Anne’s County is very 

similar to Warren County in most qualities except income. Queen Anne’s County has an average 

household income of over $80,000.  
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5.1 Population Demographics 

 

 

Figure 18: United States Census Bureau: American FactFinder, 2010  (Queen Anne’s County, MD) 

 

The average age for a resident of Queen Anne’s is 42.6 years, which is the oldest average age of all the 

selected counties.  As seen in the above graph, the chart has two peaks: one for younger residents and 

one for middle age residents.  This distribution has a very similar trend to that of Warren County, in that 

the young adult age group is considerably lower than other cohorts. This may be due to the fact that 

most young adults are unable to afford to live in the county or may be attracted to the metropolitan 

core rather than the suburbs.  

  

The largest age cohort is individuals aged 45-49 years, followed closely by ages 50-54.  A significant 

number of residents in the county are of retirement age with nearly 15% greater than 65 years of age.  
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The second peak clusters around children.  Children under 18 years of age make up 23.8% of the 

population and nearly 6% of children are under the age of 5 years.  

 

5.2 Household Types 

 

HOUSEHOLDS BY TYPE 

  Total households 18,016 100.0 

    Family households (families) [7] 13,314 73.9 

      With own children under 18 years 5,573 30.9 

      Husband-wife family 10,862 60.3 

        With own children under 18 years 4,344 24.1 

      Male householder, no wife present 796 4.4 

        With own children under 18 years 399 2.2 

      Female householder, no husband 

present 

1,656 9.2 

        With own children under 18 years 830 4.6 

    Nonfamily households [7] 4,702 26.1 

      Householder living alone 3,708 20.6 

        Male 1,681 9.3 

          65 years and over 507 2.8 

        Female 2,027 11.3 

          65 years and over 1,064 5.9 

Households with individuals under 18 years 6,192 34.4 

Households with individuals 65 years and 

over 

5,057 28.1 

    Average household size 2.63  ( X )  

    Average family size [7] 3.04  ( X )  

Figure 19: United States Census Bureau: American FactFinder, 

2010  (Queen Anne’s County, MD) 

 

There are 18,106 households in Queen Anne’s County with 73.9% of them comprised of families.  Only 

26.1% are households with single householder or unrelated people.  Out of the selected communities, 

Queen Anne’s County has the largest proportion of families.  Thirty-four percent of all households have 

children younger than 18 years of age residing in the household.  Another 28.1% of households have 

individuals 65 years and over inside of the household.  

  

The average household size of Queen Anne’s County is 2.63 individuals and the average family size is 

3.04 individuals. The size corresponds closely to that of Warren County. 
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5.3 Racial Characteristics 

 

 

Figure 20: United States Census Bureau: American FactFinder, 2010  (Queen Anne’s County, MD) 

 

The racial makeup of the county is overwhelming white, not of Hispanic descent, just like Warren County 

and the other counties. Blacks consist of the largest minority at 7% of people. The remaining 6% of 

individuals are of Hispanic, Asian, and two or more racial groups. The racial makeup of this county is very 

similar to that of the others. 

 

5.4 Income Characteristics 

 

Queen Anne’s County, MD has the highest median household income of the selected communities in 

this report at $84,483, which is 37.5% greater than the national average and 27% greater than that of 

Warren County, VA.  Reference the chart above.   More than 20.0% of households earn between 
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$100,000 and $149,999 annually.  Moreover, households earning six figures exceed 39%.   This is the 

largest percentage of all the selected counties. 

 

 

Figure 21: American Census Bureau: American FactFinder: 

Selected Economic Characteristics (2007 – 2011) Warren County, VA 

 

5.5 Traffic Patterns 

 

Maryland state route 213 carries traffic into Centreville from US Route 301. After the two routes 

diverge, they run parallel until route 213 turns to the north.  US Route 50 and US Route 301 enter the 

county together from Anne Arundel County from the 

Chesapeake Bay Bridge.  From the Bay Bridge to 

where these two routes diverge, the most 

commercial development of the county is located 

primarily on Kent Island.  Kent Island also has the 

largest AADT in the county averaging from 16,000 at 

the exit of the bridge to over 70,000 until the 

two routes split. This split also is the site of the 

outlet mall strip. 

  “Queen Anne’s County,” www.maryland.com 
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5.6 Land Use 

 

The optimum location for further development in this county appears to be along the US-301/50 route 

close to the Bay Bridge or near the US-301/50 split.  At the US-301/50 split there is more land for 

development, it is close to both Centreville and Kent Island, and the existing outlet mall draws traffic to 

the area.  This area sees over 60,000 cars a day with two-thirds of the traffic moving along Route 50 

(Ocean Gateway) with the remaining one-third travelling north on US-301. Between Memorial Day and 

Labor Day, this traffic increases dramatically, as Ocean City, MD is a popular tourist destination for the 

Washington DC/Baltimore MD metro areas and US-50 is the most direct route to the beach areas18.  

 

The rest of the county is primarily farmland. The largest concentration of people is along Kent Island and 

Centreville, but even in these two areas the native population is small.  Centreville’s population tops at 

4,200 according to the 2010 Census while Kent Island’s (not an incorporated town) population makes up 

over 23% of the county’s population. 

 

5.7 Retailers 
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 “Queen Anne’s County Traffic Volume Map 2012”, (Government Document, Maryland Department of 

Transportation, 2013). 

Retailers in Queen Anne’s County, MD 

Kmart Rite Aid 

AutoZone Verizon Wireless Retail Store 

Food Lion Dollar Tree 

Tuesday Morning Safeway 

Radio Shack Napa Auto 

Walgreens Outlet Mall 

Dollar General Walgreens 

Sears Hometown Store Family Dollar 

Chesapeake Outdoors Price & Gannon 

Fire N Ice Clothing Store Food Lion 

Merle Norman Cosmetic Studio True Value 

True Value Southern States 

Figure 22: Google Maps: Union County, PA (2013) 
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The outlet mall attracts visitors who are on their way to other destinations.  

 

Premium Outlet Stores 

Adidas Jos. A Bank Under Armour Harry & David 

Aeropostale Juicy Couture Van Heusen Pepperidge Farm 

Banana Republic Kasper VF Perfumania 

BCBG Mas Azria L’eggs Hanes Bali Playtex White House Black Mkt Rocky Mt Choc Factory 

Brooks Brothers Levi’s Wilsons Leather Yankee Candle 

Calvin Klein Loft Outlet Carter’s Auntie Anne’s Pretzels 

Chico’s Michael Kors Gap Outlet  

Columbia Sportswear Nautica Gymboree   

Dressbarn Nike  Subway  

Eddie Bauer Old Navy Stride Rite  

GH Bass PacSun Clarks Bostonian  

Gap Outlet Polo Ralph Lauren Easy Spirit  

Gucci Quiksilver Famous Footwear  

Guess Reebok  Johnston & Murphy  

Izod St. John Merrell  

J. Crew Talbots Kitchen Collection  

Jones New York Tommy Hilfiger Bath & Body Works  

Figure 23:  www.premiumoutlets.com 

 

Other retailers line the major routes clustering on Kent Island and inside of Centreville.  There are very 

few major retailers outside of these two population centers of the county.  The western part of the 

county is primarily farmland and is sparsely populated. 

 

5.8 Summary 

 

Queen Anne’s County is a model for the type of commercial development that Warren County, Virginia 

might achieve.  The town’s above average household income, resident age, and household types allows 

it to attract middle to higher end development as found in its outlet mall. This is due to the fact that 

town residents have more disposable income, and to the fact that thousands of visitors pass through 

each summer on their way to east coast beach resorts.  
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CHAPTER 6 : CONCLUSIONS AND RECOMMENDATIONS 

 

Virginia’s retail sector is an $85 billion industry.  There are 106,000 retail stores in the Commonwealth of 

Virginia, sustaining 504,000 jobs and making the retail industry the second largest employer in the 

Commonwealth.  Virginia Retail Merchants Association. 

 

Many large retail and commercial businesses have site selection teams that assess a locality’s ability to 

meet specific criteria for site location.  The criteria primarily include population densities, median 

income levels and traffic counts.  Other important criteria for site selectors are available sites, utility 

rates and availability, business environment, ease of permitting, and overall assistance and incentives 

provided by the locality.  These thresholds allow the site selectors to eliminate areas that do not meet 

certain criteria, saving time and resources in the site selection process.  The selection criteria have been 

carefully analyzed and instituted in order to establish reasonable sales projections and to meet 

operations expenditure ceilings.   

 

For example, Wegmans Site Location parameters specify:  “Preferred demographics include a population 

of 50,000 within three miles earning $75,000 as the average household income.  A land area of 12 to 18 

acres is required for freestanding locations.”   http://franchiserealestate.wordpress.com/2008/09 

/10/wegmans-food-markets-look-for-locations/    EDA Staff assesses changes in demographics 

requirements on a consistent and regular basis for recruitment opportunity. 

 

While the demographics of the Town of Front Royal and the County of Warren differ, most developers 

and site consultants use county demographics in their selection processes.  But, the differences in 

median income and traffic count may ultimately affect the site selection decision. 

 

Generally, large retail and commercial corporations do not enter into discussions with economic 

developers until all of the demographics research has been compiled, sites have been assessed, 

corporate leadership has been briefed and the company is ready to move forward to the negotiation 

process.  Nevertheless, in order to better understand the retail/commercial market and to meet 
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executives in the field, the Staff of the Front Royal-Warren County Economic Development Authority 

regularly attends conferences and trade shows specific to the retail and commercial business sectors.  In 

addition, Staff continues to meet with retail and commercial developers and site consultants to promote 

and market sites in the Front Royal-Warren County community.     

 

The EDA has taken inventory of potential retail sites availability in both the Town and County.  They 

currently include in the Town limits:  the Route 340 South (South Royal Avenue) corridor; small available 

store fronts in Gateway Plaza and Royal Plaza Shopping Centers;  3.5 acres of commercial land on 

Remount Road; .369 acres of commercial land on Duck Street; and the corner of Strasburg Road (Route 

55W) and Route 522 (detail is currently unavailable from realtor).  (See Appendix C for details on parcels 

mentioned above.) 

 

In the County limits, the following areas are available for commercial development:  13.4 acres at McKay 

Springs (owned jointly by the Town and County); Phase 2 of Crooked Run Town Center; 90 acres of 

commercial land owned by Rappaport Companies; and North River Square.  (See Appendix D for details 

on parcels mentioned above). 

 

Pennoni Associates, an engineering firm engaged by the EDA, designed a commercial overlay of four 

potential parcels of land in the Town limits suitable for future commercial development.  The parcels are 

situated on the eastern sector of South Royal Avenue between South Street and Criser Road.  The design 

suggests restaurant, hotel and retail possibilities that the Town might consider in its visioning for future 

development.  (See Appendix E.) 

 

With approximately seven acres currently available for commercial development in the Town limits and 

approximately 122 acres currently available for commercial development in the County limits, the 

community is well situated for future commercial growth. 

 

EDA Staff conducted research on retail/commercial businesses whose criteria is compatible with our 

community’s demographics.  Those businesses are detailed below in Figure 24. 

 

As our community grows in population counts and median income levels, the opportunities to recruit 

higher-end retail and commercial businesses, such as those in Queen Anne’s County, Maryland, will 
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become greater.  But, our diminishing inventory of available land and existing space may present 

challenges down the road.  Nevertheless, thoughtful planning and careful design can position the 

community for a sustainable retail and commercial business sector that will thrive well into the future.  

 

Retail/Commercial/Franchise Opportunities 

for Front Royal-Warren County, Virginia 

Name Type Name Type 

Shopping Mall Mixed 99 Cent Only Stores Retail (General) 

Bass Pro Shop Retail (Outdoors) Best Buy* Retail (General) 

Bojangles Food Service Buffalo Wild Wings Food Service 

Checkers** Food Service Chick-fil-A Food Service 

Chili’s Food Service Chipotle Food Service 

Costco Wholesale  (General Merchandise) Dairy Queen** Food Service 

Dave & Busters Food Service/Arcade Denny’s Food Service 

Five Guys Food Service Glory Days Food Service 

Hardee’s Food Service HHGregg* Retail (Appliances) 

Home Depot* Retail (General) Jack-in-the-Box Food Service 

JC Penney Retail (Dept Store) Jersey Mike’s  Food Service 

Jimmy John’s Food Service Kohl’s* Retail (Dept Store) 

Kroger Retail (Grocery) Logan’s Roadhouse Food Service 

Long John Silvers Food Service Maurices Food Service 

Monkey Joe’s Food Service Office Depot Retail (Office Supply) 

Old Navy* Retail (Clothing) PacSun Food Service 

Panera Bread* Food Service Popeye’s Food Service 

Quizno’s** Food Service Regal Cinemas Retail (Entertainment) 

Rita’s Food Service Ross* Retail (General) 

Safeway Food Service Sears* Retail (Dept Store) 

Sheetz Gas/Food/Convenience Sonic Food Service 

Steak ‘N’ Shake Food Service Texas Steakhouse Food Service 

TJ Maxx Retail (Dept Store) Trade Joe’s Retail (Grocery) 

Walgreens Retail (Pharmacy) White Castle Food Service 

Winn Dixie Retail (Grocery)   

Figure 24:  “Directory: Building Networks Retail Conference,” 

Global Retail Real Estate Convention, May 20-23, 2012, Las Vegas, Nevada 

* Indicates businesses that prefer to locate in large shopping malls (some specify indoor malls); 

**  indicates businesses that have located in Front Royal-Warren County, but are now closed for business. 
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APPENDIX A 

  

 

Picture 1: Map of Warren County Development. “Warren County Comprehensive Plan”, (Government Document, 

Warren County, 2011). http://www.warrencountyva.net/about-wcg/40-press-releases/370-public-hearing-held-

on-amendment-to-warren-county-comprehensive-plan.html 
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APPENDIX B 

 

WARREN COUNTY TRAFFIC COUNTS 
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APPENDIX C 

 

DETAIL ON AVAILABLE PROPERTIES IN THE TOWN OF FRONT ROYAL CONSIDERED 

SUITABLE FOR COMMERCIAL DEVELOPMENT 
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APPENDIX D 

 

DETAIL ON CURRENTLY AVAILABLE PROPERTIES IN WARREN COUNTY CONSIDERED 

SUITABLE FOR COMMERCIAL DEVELOPMENT 
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APPENDIX E 

 

POTENTIAL SOUTH ROYAL AVENUE REDEVELOPMENT PLAN BY PENNONI ASSOCIATES 

ENGINEERING FIRM 
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