Concept Plan Narrative

Rose Hill Farm — Agricultural Special Event Facility
284 Edgewood School Road, Shenandoah Junction, WV 25442

Rose Hill Farm (RHF) proposes to operate as an agricultural special event facility, thoughtfully
integrating private events and community programming into the fabric of a working farm.

Located on a historic property listed on the National Register of Historic Places by the U.S.
Department of the Interior, RHF is committed to preserving its agricultural heritage while
fostering opportunities for rural tourism, education, and wellness.

The property is currently RURAL ZONED and FARM EXEMPT. See enclosed resource map of
the existing conditions.

Currently, RHF operates as a small working farm, with recognized farm use designation through
the Assessor’s Office. We grow specialty corn for Devil’s Due Distillery, cultivate and sell
sunflowers, and raise goats, chickens, and a variety of vegetable crops primarily for family use.
These agricultural activities are core to the farm’s identity and will continue alongside the
proposed event use.

The restored Event Barn is 60’ x 40’ (2400 square feet) with additional outdoor space for
gatherings and tents.

We are using the properties’ existing well for water. We are not proposing a septic addition at
this time, using only portable restrooms on the property.

The proposed special event operation will host an average of 6 weddings per year, with a
maximum attendance of 200 guests. Events will take place in the open-air barn pavilion and
may include the use of temporary tents based on guest count and event format. Portable
restrooms will be used to accommodate guests, with a long-term plan to install a permanent
septic system and sewer infrastructure, pending all necessary approvals.

In addition to weddings, RHF will host educational and business workshops (4 per year), yoga
classes (weekly in the summer), and wellness retreats (2 per year), offering opportunities for
community enrichment and local engagement (estimated 5-30 people, less than 15 cars).
These events will be carefully scheduled to respect the rural character of the property and
surrounding area.

Trip Generation Estimate

ADT Figures — Nearest State Tracking Spot

Station ID 193002 Latitude 39.399099 Longitude -77.872900 District 5 County Jefferson City
Shenandoah Junction Route ID 1930480000000 Route Number WV 480 Road Name
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KEARNEYSVILLE PIKE Road-Type Mainline Sign System 3 FC 4R MP 1.04 Year Latest 2023 AADT
6,359 Trucks 564 K Factor 0.12 D Factor 0.57

The Institute of Transportation Engineers (ITE) Trip Generation Manual (11th Edition) does not
provide a specific land use code for wedding or event venues due to their intermittent nature.
However, analogous land uses such as banquet halls or churches can offer insight.

Assumptions:

. Event Size: 200 attendees

J Vehicle Occupancy: 2.5 persons per vehicle (typical for event settings)

J Total Vehicle Trips: Approximately 80 inbound and 80 outbound trips (160 total)
J Peak Hour Concentration: Assuming 80% of trips occur within a 2-hour window

before and after the event, expect around 64 vehicles arriving and 64 departing
during these periods.

These estimates align with methodologies used in similar traffic assessments for event facilities
(mikeontraffic.com). There are no known “Highway Problem Areas” according to the current
Comprehensive Plan that falls within a one-mile radius of the project.

All events will comply with the noise requirements as set forth in section 8.9A.1 of the Jefferson
County Zoning and Land Development Ordinance: All noise shall be muffled so as not to be
objectional due to intermitting, beat frequency or shrillness. Noise levels shall not exceed the
following sound levels dB(A). The sound-pressure level shall be measured at the property line
with a sound level meter. Adjoining Agricultural or Residential Growth District: Day (7 AM —6
PM) 60 dB(A), Night (6 PM — 7 AM) 50 dB(A)

No covenants or conditions are proposed.

Rose Hill Farm is deeply committed to historic preservation, agricultural sustainability, and low-
impact development. All events will honor the property's historical integrity and support the
long-term stewardship of this culturally significant farm.

UPDATED: April 11, 2026







—— — — NBTBE20"E 40696 _ T T$&

~—”

Event Signage — set off right of
way. 36# x 24” (sandwich boards,
during events and farm activities)

\ )

Rural Zoning
District

Rural Zoning
District

g . Rural Zoning
dctober 1988, Accessory District
have a 6’ setback imf.
ct into required yard more than
i provided for in the exceptions

:
8
%
i



Rose Hill Farm - U.S.G.S topographic quadrangle map
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*There are no watercourses, woods, hillsides, or rock outcroppings present on the proposed site.
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