
Special Meeting Agenda 
Jefferson County Planning Commission 

Thursday, November 13, 2025 at 7:00 PM 

Office of Planning & Zoning 
116 E. Washington Street, Charles Town, WV 25414 

Phone Number: 304-728-3228  /  Email: planningdepartment@jeffersoncountywv.org 
Website: www.jeffersoncountywv.org  

By order of the President of the Jefferson County Planning Commission,  
Public Participation is available in-person only. 

The meeting will be broadcast live via ZOOM for viewing purposes only. 
In-Person Meeting Location: County Commission Meeting Room located in the main level of the 

Jefferson County Government Complex  
(entrance on East side of the building) 
393 North Lawrence Street, Charles Town, WV 25414 

ZOOM Broadcast Information*: Meeting ID: 815 2397 9566 
Meeting Link: https://us02web.zoom.us/j/81523979566  

*If watching live broadcast, please ensure your microphone is muted and be mindful that your video is 
streaming to others. 

1. Request for postponement 

The following items are open for public comment 

2. Public Hearing for the Media Farm Preliminary Plat. The proposal consists of a Major Residential 
Subdivision with 99 lots and associated infrastructure. Property Owner: Harvest Homes, LLC.  
Property Location: 261 Media Farm Lane, 278 Media Farm Lane, 391 Media Farm Lane, Ranson, WV. 
Parcel IDs: 02000400110000, 02000400130000, 02000400110001; Size: ~126 acres; Zoning District: 
Residential Growth (File #25-5-SD). 

There is no public comment for the following items. 

3. Reports from Legal Counsel 

4. Planner’s Memo 

5. President’s Report 

6. Actionable Correspondence 

7. Non-Actionable Correspondence 
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Item # 2:  Public Hearing: The proposal consists of a Major Residential Subdivision with 99 lots and 
associated infrastructure.  

Owner/ Applicant Harvest Homes, LLC 

Consultant Integrity Federal Services, Inc. 

Parcel Location 
and Information 

261, 278, and 391 Media Farm Lane, Ranson; Size: ~126 acres; 
Parcel ID: 02000400110000, 02000400130000, 02000400110001;  

Zoning District: Residential Growth  

 

Adjacent Zoning  North, East and South: Rural; West: Residential Growth. 

Proposed Activity Major Residential Subdivision with 99 lots and associated infrastructure. 

Previous 
Approvals: 

04/10/1945: Lot created via DB 162 / PG 429 
02/22/2018: Lots sold to Media Farms Stable, LLC via DB 1201 / PG 626 
12/5/2024: Lots rezoned from Rural to Residential Growth 
03/25/2025: Planning Commission approved Concept Plan for proposed subdivision 
(25-5-SD) 
03/25/2025: Planning Commission approved Waiver from Section 2.3.A.3 of 
Appendix B of the Subdivision Regulations to allow for the use of a single entrance 
for the proposed subdivision (25-6-PCW) 
03/25/2025: Planning Commission approved Waiver from Section 2.2G of 
Appendix B and Section 22.206.B.2 of the Subdivision Regulations to allow a 99 

http://documents.jeffersoncountywv.org/Image.aspx?control=50026
http://documents.jeffersoncountywv.org/Image.aspx?bookname=DEED%20BOOK&book=1201&booksuffix=&page=626
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lot installation to utilize two primary, disconnected, cul-de-sacs that allows for more 
than 24 lots to be served (25-7-PCW) 
09/23/2025: Request by the applicant via the Amended Completeness 
Determination Policy Signed 2/27/25 and waiver from Section 24.113, Section 
24.113G, and Section 24.113H of the Subdivision Regulations to allow for the 
Planning Commission to deem the Preliminary Plat of the proposed Media Farm 
Subdivision as essentially complete (File #: 25-25-PCW). 
09/23/2025:Waiver from Section 20.102B of the Subdivision Regulations to allow 
site grading to commence prior to site plan approval for the proposed Media Farm 
Subdivision (File #25-26-PCW). 
09/23/2025:Waiver from Section 24.115C of the Subdivision Regulations to allow 
for the Final Plat of the proposed Media Farm Subdivision to process concurrently 
with the Preliminary Plat (File #25-27-PCW). 

 
Subdivision Category 
In accordance with Section 20.202 of the Subdivision Regulations, any subdivision of land that requires 
the development of streets (public or private) or easements of access to the lots, or common area and/or 
includes the creation of more than five residential lots or more than two non-residential lots, and/or 
requires the development of new off-tract infrastructure or the extension of existing off-tract 
infrastructure, is classified as a Major Subdivision. Media Farms is processing as a Major Residential 
Subdivision. 
 

Concept Plan Approval  
The applicant submitted the Concept Plan for the Media Farm Subdivision for review on January 24, 
2025. Following staff review and public notice, Planning Commission held the Public Workshop for the 
Concept Plan on March 25, 2025. Planning Commission provided direction to the applicant for the 
preliminary plat and approved the waivers to allow the use of a single entrance and to use two primary, 
disconnected, cul-de-sacs that allows for more than 24 lots to be served. 

 
Staff Review 
The applicant submitted the Preliminary Plat for Media Farms Subdivision for review on June 24, 2025. 
Following staff review and comments, the applicant requested that Planning Commission deem the 
Preliminary Plat essentially complete at the September 9, 2025 meeting. The meeting and all agenda 
items was postponed until September 23, 2025. On September 23, 2025, the Planning Commission found 
the Preliminary Plat essentially complete and send the project to the Public Hearing stage. At the 
September 23, 2025 meeting, the Planning Commission also granted the waiver to commence early 
grading and the waiver to allow the applicant to process a Final Plat concurrently with the Preliminary 
Plat.  
 
In accordance with Section 24.114 of the Subdivision Regulations, the Public Hearing should have been 
scheduled by staff for the November 4, 2025 meeting. Proper public notice did not go out as required by 
Section 24.114 of the Subdivision Regulations to hold the public hearing at the November 4, 2025 
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meeting. President Shepp called a Special Meeting for November 14, 2025 to hold the required public 
hearing. The November 14, 2025 hearing has been advertised as required in the Subdivision Regulations. 
 

Preliminary Plat Approval Process  
The Subdivision Regulations require the review of the submitted application and plat and plans by the 
Department of Engineering, Planning and Zoning as well as the WVDOH and the relevant Public Utility 
Agency. The Department is required to determine whether the density, use, and plan meet the 
requirements of the Zoning Ordinance and any other zoning issues and/or variances that can be identified 
at the Preliminary Plat submission. The Department is also required to provide a written opinion as to 
whether the Preliminary Plat meets the site planning criteria specified in Articles 21 and 22 of the 
Subdivision Regulations and whether the Concept Plan was fulfilled. All required permits including 
WVDOH entrance permits, Health Department well and septic permits, and DEP NPDES permits must 
be submitted to staff before a Preliminary Plat is deemed complete. The applicant has provided the 
necessary permit information.  
 
Engineering, Planning and Zoning Staff have completed their review of the Preliminary Plat in 
accordance with these Articles and the requirements of Appendix A, Section 1.3. There are no 
outstanding comments at this time. This staff report serves as the staff’s written determination the Plat 
meets the requirements of the Zoning Ordinance and Articles 21 and 22 of the Subdivision Regulations, 
as required by the Subdivision Regulations. The purpose of today’s Public Hearing is to receive public 
comment on the proposed Preliminary Plat in accordance with the Subdivision Regulations and WV 
Code 8A, and to allow the applicant to prepare a final plat, final engineering, and final landscape plan.  
The Planning Commission has approved a waiver for the applicant to process the Final Plat concurrently 
with the Preliminary Plat. At the time of writing, the review process is ongoing, pending the applicant’s 
next submission. 
 

Approved Waivers 

The Planning Commission has approved the following waivers pertaining to this development: 

• 25-6-PCW: Waiver of Section 2.3.A.3 of Appendix B of the Subdivision Regulations to allow for 
the use of a single entrance for the proposed subdivision. (PC Approved 03-25-2025) 

• 25-7-PCW: Waiver from Section 2.2G of Appendix B and Section 22.206.B.2 of the Subdivision 
Regulations to allow a 99 lot installation to utilize two primary, disconnected, cul-de-sacs that 
allows for more than 24 lots to be served (PC Approved 03/25/2025) 

• 25-25-PCW: Request by the applicant via the Amended Completeness Determination Policy 
Signed 2/27/25 and waiver from Section 24.113, Section 24.113G, and Section 24.113H of the 
Subdivision Regulations to allow for the Planning Commission to deem the Preliminary Plat of the 
proposed Media Farm Subdivision as essentially complete (PC Approved 09/23/2025) 

• 25-26-PCW: Waiver from Section 20.102B of the Subdivision Regulations to allow site grading to 
commence prior to site plan approval for the proposed Media Farm Subdivision (PC Approved 
09/23/2025) 
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• 25-27-PCW: Waiver from Section 24.115C of the Subdivision Regulations to allow for the Final 
Plat of the proposed Media Farm Subdivision to process concurrently with the Preliminary Plat 
(PC Approved 09/23/2025). 

 

Subdivision Requirements Related to Preliminary Plat Approval  
The following list summarizes the requirements of Section 24.115 of the Subdivision Regulations, which 
requires the Planning Commission to review the recommendations and opinions of the reviewing 
agencies, the staff’s decision regarding compliance with the Zoning Ordinance, and the testimony of the 
public and render its decision. It also states that, in making its decision, the Planning Commission shall 
apply the following excerpted rules:  

1. Zoning. The Planning Commission cannot deny an application on the basis of zoning if the 
staff’s decision is that the application complies with the Zoning Ordinance.  

2. Impact Fees. The Preliminary Plat application cannot be denied on the grounds of adverse 
impact on services which benefit from the County’s adopted impact fees (parks and 
recreation, schools, law enforcement, fire protection, and emergency services).  

3. Roads. The Planning Commission shall defer to the WVDOH on final requirements and 
approvals for improvements to the public roads.  

4. Sewer and Water Systems. All sewer and water systems, whether privately owned or publicly 
owned shall be permitted only on the recommendation of the relevant Public Service District 
or private utility. The Media Farms Subdivision will be on water provided by West Virginia 
American Water. The subdivision will be served by a mix of sewer and septic dependent on 
where the lots are located. Charles Town Utility Board will be providing sewer service to the 
relevant lots. The applicant has provided the required permits from the Jefferson County 
Health Department.  

5. Engineering and Landscaping. The plan being reviewed consists of the required sediment and 
erosion control, stormwater management, sewer or water system engineering, landscaping, 
and site development plan. The Preliminary Plat application cannot be denied based on 
engineering considerations that have not been addressed at this stage of the proceedings. The 
Planning Commission and County Engineer may attach conditions to ensure that specific 
issues are addressed.  

6. Open Space. Open space to be provided to satisfy the requirements of the Zoning Ordinance 
shall be identified on the Preliminary Plat. Covenants and deed restrictions applicable to such 
open space to assure its retention shall be submitted and approved. 
 

Approval of the Preliminary Plat may include conditions based on input from the Department of 
Engineering, Planning and Zoning and relevant agencies that must be met in the preparation of the final 
plat, final engineering, and final landscaping. Such conditions may include any proffers made by the 
developer and accepted by the Planning Commission or agency benefiting from the proffer. In no event 
shall a condition require the developer to reduce the density below the requirements of the Zoning 
Ordinance or what is shown on the proposal unless the reduction is proffered by the applicant. 
 

Planning Commission Action Required 
Section 24.115 of the Subdivision Regulations states that, after the close of the public hearing, or at any 
meeting within 14 days thereafter, the Planning Commission shall do one of the following:  
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(1) Approve the application;  
(2) Approve the application with conditions;  
(3) Deny the application; or  
(4) Hold the application for up for 45 days for additional information. If the application is to be 

held for the additional time, a date certain for re-opening the public hearing must be set by the 
Planning Commission simultaneously with the vote to hold the Public Hearing. Additional 
legal advertisement is not required.  
 

It further states that the Planning Commission may approve the plan if it meets the standards of the land 
use ordinances, deny the plan it if does not meet the standards of the land use ordinances, or approve the 
plan with conditions to complete any remaining items. In the event that the Preliminary Plat is approved 
with conditions to complete any remaining items, unless otherwise directed by the Planning Commission, 
Staff shall have the authority to grant final approval of the Preliminary Plat once the conditions are met. 
Also, if the Planning Commission conditionally approves the Preliminary Plat, then the applicant shall be 
required to submit a notarized document expressly and explicitly waiving the 45-day time requirement 
for the Planning Commission and/or Staff to act. If the applicant is unwilling to provide such document, 
then the Planning Commission shall proceed in the final consideration of the Preliminary Plat.  
Sec. 24.115 of the Subdivision Regulations further states that the approval of the Preliminary Plat, with 
or without conditions, allows the applicant to proceed to prepare a Final Plat, final engineering, and final 
landscape plan. The approval shall be good for a period of five years, with the provision that any zoning 
changes that have been advertised for a public hearing prior to the date of approval may be made a 
condition of approval if adopted prior to submission of Final Plat including all engineering and 
landscaping. The Final Plat will not require any further public input unless a wavier or variance is 
required. 








































































































































































