
AGENDA 
Jefferson County Planning Commission 

Tuesday, February 25, 2014 
Planning Commission meetings are held in the Old Charles Town Library Meeting Room located at  

200 East Washington Street, at the side entrance on Samuel Street at 7:00 PM. 

Dept. Planning & Zoning 116 E. Washington St., P.O. Box 338, Charles Town, WV 25414  Phone: 304-728-3228  Fax: 304-728-8126 
www.jeffersoncountywv.org 

 

All Citizens that desire to speak must sign-in prior to the Agenda Item being addressed. 
1. Citizen Communications: If you wish to comment, please sign-in to speak for issues that are not on the 

agenda or items that are not open for public comment.  Items not open for public comment will be so noted. 

2. Request for postponement. 

3. Public Workshop: Concept Plan Review for River Riders, Inc. (PC File #S13-07).  This property is 
located at 408 Alstadts Hill Road in Harpers Ferry. This project consists of expanding the existing 
facility to incorporate an all-inclusive family adventure center.  The property is located in Tax District: 
Harpers Ferry (04); Tax Map: 7; Parcel 10.1; Tax Map: 9; Parcels: 61, 62, 63, 63.1, 66.1, 69, 70, 71, 74, 
& 75; Zoned: Residential-Light Industrial-Commercial. Lots under negotiation for purchase: Tax Map: 7; 
Parcel: 10; Tax Map: 9; Parcels 72 & 73; Zoned: R-LI-C. Total acreage: 45.15 acres. 

There is no public comment for the remaining items. 
4. Discussion and possible recommendation regarding the proposed text amendment to Section 4.11 of the Zoning 

and Land Development Ordinance regarding landscaping between similar non-residential uses. 

5. Review and approve revised letter to the Division of Highways regarding US 340 South alignments for the 
Planning Commission President’s signature. 

6. Reports from Legal Counsel and legal advice to the Planning Commission. 
Active Litigation: 

• Far Away Farms 

7. Director’s Report. 
• Update on 2014 Comprehensive Plan. 

8. Planning Commission Exchange and Liaison Reports: 

• County Commission Meeting 

• Health Department Meeting 

• Public Service District Meeting 

• Parks and Recreation Meeting 

• Jefferson County Development Authority Meeting 

• Water Advisory Committee Meeting 

• Planning Commission Exchange 

9. President’s Report. 

10. Actionable Correspondence. 

11. Non-Actionable Correspondence. 
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Dept. Planning & Zoning 116 E. Washington St., P.O. Box 338, Charles Town, WV 25414  Phone: 304-728-3228  Fax: 304-728-8126 
www.jeffersoncountywv.org 

All files are made available for public review Monday through Friday, 9:00 AM to 5:00 PM (excluding 
Holidays).  The Planning Commission welcomes written comments at any time.  Submitting a document no 
later than the Thursday before a scheduled meeting will provide the Commission an advanced opportunity to 
review your comments prior to the meeting.  Please note that documentation and exhibits submitted at a 
Planning Commission meeting are retained as part of the official record. 
 
Feel free to submit your comments to any of the addresses below: 

Physical Address: 116 E. Washington St., Charles Town, West Virginia 25414 
Mailing Address: P.O. Box 338, Charles Town, West Virginia 25414 
Email Address: planningdepartment@jeffersoncountywv.org 
Fax Number:  304-728-8126 
 
Any party desiring a transcript of these proceedings will be responsible for providing a competent stenographer 
at their own expense.  Minutes, video and/or audio recordings of past meetings, the Jefferson County 
Subdivision Regulations, Zoning Ordinance and Comprehensive Plan, as well as any working proposed 
amendments are located on the Departments page within the County’s website at www.jeffersoncountywv.org.  
Minutes and audio recordings of older meetings that are not on the County’s website are available for review in 
the office. 

mailto:planningdepartment@jeffersoncountywv.org


 
 

 

 

 

 

 

 

 

 

 

 

 

  

Planning Commission Agenda 
Tuesday, February 25, 2014 

Circles correspond to location of numbered agenda 
item to be discussed. 

 

This map is not to scale and may not 
accurately locate the proposed project, 
which is the subject of the numbered 
agenda item.  Any misrepresentation of 
location will not serve as a basis to 
invalidate any approval or denial of the 
project that may result from a decision of 
the Jefferson County Planning Commission. 
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Item #3 Public Workshop: Concept Plan Review for applicant River Riders, Inc. (File # S13-07). 
Proposed project: Expand existing facility to incorporate an All-Inclusive Family 
Adventure Resort. (Subdivision Regulations Section 24.116 – 24.118). 

APPLICANT: Matt Knott, River Riders, Inc. 

OWNER: Harpers Ferry Holdings, LLC 

CONSULTANT: Paul Raco, P.J. Raco Consulting, LLC 

SURVEYOR/ENGINEER:  
PROPERTY LOCATION: 408 Alstadts Hill Road, Harpers Ferry, WV 25425 

LEGAL DESCRIPTION & 
ZONING DISTRICT: 

Tax District: Harpers Ferry (04);  
Tax Map: 7; Parcel 10.1 

Tax Map: 9; Parcels: 61, 62, 63, 63.1, 66.1, 69, 70, 71, 74, & 75 
Lots under negotiation for purchase: 

Tax Map: 7; Parcel 10; 
Tax Map: 9; Parcels: 72 & 73 

Total Acreage: ~43.57 acres / ~45.15 acres 
Zoning Map Designation: Residential-Light Industrial-Commercial (R-LI-C) 
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SURROUNDING 
PROPERTIES: 

Zoning Map Designation: 
 
North: R-LI-C and R-G South: R-LI-C and R-G 
East: R-LI-C  West: R-LI-C and R-G 

ZONING 
CERTIFICATE(S): ZC 12-02: Aerial Adventure Park as an accessory use. 

ZONING VARIANCE(S): ZV 98-38: Variance from sign provisions (denied 01-21-99) 

PROPOSED ACTIVITY: Expand existing facility to incorporate an All-Inclusive Family Adventure 
Center. 

 
1. Summary of Request 

 
River Riders proposes to expand the existing Adventure Center and Outfitter to incorporate an All-
Inclusive Family Adventure Center comprised of additional zip lines, paintball, laser tag, zorbing, 
miniature golf, and other adventure related activities.  Additionally, the plan includes the expansion 
of existing lodging, dining, meeting, and storage facilities.  A new parking area will be created to 
accommodate increased visitors. 
 
As part of the Concept Plan request, the applicant is asking that the single family restriction be 
removed from Parcel 66.01, Tax Map 9 of the Harpers Ferry District.  This parcel can be seen in the 
image above as identified with a green star.  When Parcel 66.01was created on March 31, 1994, it 
was platted as part of a minor residential subdivision.  The Final Plat that created the lots had a 
single family restriction.  This ensured that only residential uses would be conducted on the 
property.  Since the Final Plat has this restriction, the proposed uses cannot occur on the property, 
even though the property is zoned Residential-Light Industrial-Commercial.  The Final Plat 
restrictions supersede the zoning uses. 
 
Further, the property was platted as a residential subdivision and not a non-residential subdivision.  
Non-residential subdivisions often require greater site development standards than residential 
subdivisions.  In order to prevent applicants from using the lesser residential standard for residential 
subdivisions and then attempt to use the property for commercial uses, any property platted using the 
residential subdivision standards will be considered a residential subdivision, regardless of zoning 
classification. 

 
2. Site Plan Category 

 
The site plan associated with this Concept Plan is governed by the Subdivision Regulations.  The 
amended definition allows all site plans with a building area of less than 5,000 square feet to 
process administratively; site plans with a building area between 5,000 and 50,000 square feet are 
required to submit a Concept Plan and then process as a Minor Site Plan; and all site plans with a 
building area above 50,000 square feet to process as a Major Site Plan. 
 
Additionally, the Subdivision and Land Development Regulations further define Minor Site 
Developments as “those proposals that do not require the development of new infrastructure or the 
extension of existing off-tract infrastructure.”  Since this site plan includes a building area greater 
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than 5,000 square feet, a Concept Plan is required.  With the submission of the site plan, it will be 
determined if the proposed project will process as a major or a minor site plan.  There are possible 
off-site infrastructure utilities the applicant may include with the plan and that would make the plan 
a major process.  If the site plan is a minor, it would be reviewed and approved by staff, and if it is a 
major, it would be reviewed by staff and approved by the Planning Commission.  It is important to 
note that standards required on the site plan are the same for a major and minor site plan.  Whether 
the site plan is major or minor, any direction given by the Planning Commission at the Concept 
Plan Workshop shall be implemented.  The approval of the Concept Plan and direction given by the 
Planning Commission is good for two years.  However, the site plan shall be submitted before the 
two years end. 

3. Staff Determination of Application Sufficiency 

During the time period between formal receipt of the application and the Public Workshop, the 
Concept Plan Completeness Review process occurs at the staff level.  Sec. 24.116 provides the 
standard requirements for Completeness Review.  Staff determined that the Concept Plan application 
was “sufficient and complete” on December 17, 2013.  The requirements are as follows: 

Required Item from 
Section 24.116(B) Description Status 

1. General location 
A map or aerial photograph showing an area of 500 feet 
around the property. Zoning boundaries shall be located on 
this document. 

Provided 

2. Concept Plan 
A Concept Plan shall be submitted in accordance with the 
content and formatting guidelines provided in Appendix A, 
Plan & Plat Standards. 

Provided 

3. Zoning 
Information 

This shall include:  
a) Determination of the zoning district in which the 

proposed subdivision or development project is 
situated.  

b) Density calculations.  
c) Site resource map. 

Provided 

4. Proposal 
Description 

This shall be a written description of the proposal with 
general identification of the number of dwelling units or 
floor area proposed, commentary, zoning, and development 
option selected if the development is residential. 

Provided 

5. Traffic Impact 
Data 

This shall include: 
a) Average Daily Trip figures for the adjoining or 

accessible State road. 
b) Trip generation figures 
c) Nearest key intersection that will serve the proposed 

project. A “key intersection” is defined as any 
intersection with a primary or secondary highway as 
classified by the current Comprehensive Plan.  

d) “Highway Problem Areas” according to the current 
Comprehensive Plan that falls within a one-mile 
radius of the project. 

Provided 
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6. Trip Generation 

In the event trip generation in the peak hour exceeds 100 or 
the limitation designated in the most current DOH Traffic 
Engineering Directive, a traffic study will be required which 
includes generators, etc.  This type of study should be 
performed by a traffic engineering consultant.  The effect of 
phasing the subdivision shall be cumulative. 

Provided 

7. Agency Reviews 

The reviewing agencies shall conduct reviews of the 
proposed concept plan.  Agency comments shall be received 
by the Department fourteen (14) days prior to the schedule 
public workshop.  The applicant shall distribute the concept 
plan to all reviewing agencies no later than 7 days after the 
review.  Reviewing agencies are found in Section 23.203 
and 23.204.  Applicant shall provide copy of letters sent to 
outside agencies to the Departments of Planning and Zoning 
within 7 days of submission of Concept Plan.  If any review 
agency fails to respond, they shall be deemed by these 
Regulations to have approved the plan. 

See below 

8. Other Data Any other data or information the applicant believes will 
assist in the review. Provided 

9. Other Reviews Any other staff or agency reviews of the plans. Provided 

C.  Review Content 
The Department and agency reviews shall address the areas 
indicated in D through G below and any other areas of 
concern to the agencies. 

See below 

D.  Department 

The Department review shall include the following:  
 

1. Whether the density, use, and plan meet the 
requirements of the Zoning Ordinance and any other 
zoning issues that can be identified at the concept plan 
submission. (Landscaping, for instance, is not 
generally available at this stage). Staff shall identify 
conditions that would enable the plan to meet the 
standards. It shall also identify any other zoning issues 
the developer shall address in a preliminary plat 
submittal.  

2. Staff opinion as to whether the plan meets the site 
development planning or subdivision criteria of these 
Regulations. The Department shall review the concept 
plan for modifications that would improve the plan.  

Staff has determined 
that the requirements 

of the Zoning 
Ordinance and 

Subdivision and 
Land Development 
Regulations are met 

in the proposed 
Concept Plan. (or 
can be met with 

approval of a Board 
of Zoning Appeals 

variance(s) or 
Planning 

Commission 
waiver(s))  With the 
site designed around 

the multiple lot 
lines, variances and 

waivers may be 
required. 

E.  WVDOH 

When appropriate, the WVDOH shall submit a letter to the 
Department of Planning indicating issues and data 
requirements or notice that there are no issues or data 
requirements. If WVDOH determines that a traffic study 

No letter has been 
received from the 
WVDOH to date. 
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needs to include more area than required by these 
Regulations or the Zoning Ordinance, it shall specify the 
expanded area. Any issues regarding sight distances, access 
location, road configuration, or off-site improvements shall 
be noted with recommendations or required changes. The 
purpose is to ensure that, at preliminary plan review, all 
transportation information is available so the agency does 
not have to seek additional data for a qualitative review. 

F.  Traffic Impact 

The review shall indicate whether the traffic impact study 
follows the generally accepted methodology for a traffic 
impact study, outlines the traffic impact, and recommends 
alternatives for mitigating the impact. 

See below 

G.  Public Service 

The review shall indicate whether there are existing water 
and sewer systems in place that can handle the 
development. If not, the review shall indicate the type or 
extent of a system that shall be proposed by the developer to 
best meet the County’s needs in that area of the County. 

See below 

H.  Recommended 
Conditions 

All reviews shall contain recommended conditions for 
moving forward to a site plan or reasons why the plan 
should be denied. 

See below 

I. Approval 

Unless there are reviews indicating that the development 
cannot conform to the Zoning Ordinance, be serviced by 
public services, or provide its own utilities, or other factors 
that make the development impossible, Planning staff shall 
accept or deny the concept plan as complete. 

 

J. Effect 

Upon accepting the application as complete, Planning staff 
shall place it on the next possible Planning Commission 
agenda as a public workshop.  Staff shall advertise the 
public workshop at least fourteen (14) days in advance of 
the meeting and the applicant shall post notice on the 
property. 

The Concept Plan 
was scheduled for a 

public hearing 
consistent with this 

requirement. 

 
 
4. External Agency Reviews 

 
No external agency reviews have been submitted 

 
5. Staff Recommendation related to Concept Plan 

 
The Planning and Zoning Department Staff finds River Riders’ Concept Plan complete based on the 
information provided related to the above criteria. 

Based on the projected traffic counts, River Riders, Inc. will not be required to complete a traffic 
study. 

Staff recommends that between the expanded vacation rental on Allstadts Hill Road and the parking 
lot, coniferous trees be planted.  A complete screening or hedge row is not the intended purpose.   
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The purpose is to make the area more visually appealing by providing some trees that have year 
round needles/leaves to reduce but not totally eliminate the view of the parking area from the public 
right-of-ways.  The area in question is about 360 feet long.  The recommendation would be planting 
a minimum of 1 tree per 50 feet from the starting point of the first tree.  This would result in 8 trees.  
Such trees shall be a minimum of 6 feet in height at time of planting and grow a minimum of 25 feet 
and 8-10 feet in diameter. 
 
Staff recommends lifting the single family restriction from Parcel 66.01, Tax Map 9 of the Harpers 
Ferry District 
 
Based on the Subdivision Regulations, noted above, the site plan may process as either a Minor or 
Major Site Plan. 

 
6. Planning Commission Direction 
 

The Site Plan Concept Plan Public Workshop allows for the Planning Commission and the general 
public to comment on the proposed plan before complete engineering design and cost are incurred.  
The Subdivision and Land Development Regulations outline the procedure: 

 

1. The applicant makes a short presentation. 
2. Staff explains outside agency comments and whether the plan can meet the standards of the 

Zoning Ordinance. 
3. Public comment is solicited. 

 
Following the applicant’s presentation, staff’s explanation and the solicitation of public comment, 
the Planning Commission shall provide direction to the applicant as required under Site Plan 
Concept Plan Direction outlined in the Subdivision Regulations.  The Planning Commission has the 
option of providing this direction at the same meeting during which the Concept Plan public 
workshop takes place, or at a subsequent meeting that occurs within 14 days of the meeting at which 
the Concept Plan public workshop is closed. 
 
The Subdivision and Land Development Regulations outline the direction to be provided to the 
applicant: 

 
“The Planning Commission shall direct the preparation of a site plan subject to conditions to be 
addressed in the site plan application. The purpose of this review is to guide the developer so that 
when the site plan application is formally reviewed by the staff, there should not be a whole 
range of issues being raised for the first time. The developer shall cite conditions and 
demonstrate that they have been met or otherwise addressed.” 

 
It should be noted that the direction provided to the applicant in the Concept Plan Public Workshop 
shall be applicable for a period of two years, with the provision that any amendments to the 
Subdivision and Land Development Regulations or the Zoning and Land Development Ordinance in 
the second year shall be applicable. 
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JEFFERSON COUNTY, WEST VIRGINIA 
Departments of Planning and Zoning 
116 East Washing Street, 2nd Floor, P.O. Box 338 

Charles Town, West Virginia 25414 

File Number: &~-Or 
Sbff Initials: ~ 

www.jeffersoncountywv.org/govemment/departments/planning-and-zoning-department.html 
Email: p\anningdepartment@jeffersoncountywy.org Phone: (304) 728-3228 

zoning@jeffersoncountywy.org Fax: (304) 728-8126 

Concept Plan 
The Concept Plan submitted shall be on white paper and shall show in simple form the proposed layout of lots, parking nreas, 
recreation areas, roads, building areas, and other features in relation to each other and to the tract boundary. The Concept Plan 
shall be at a scale acceptable to the Engineer. Contour lines as shown on the appropriate USGS Topographic Quadrangle map 
should be transferred to the Concept Plan, Natural features !UCb as woods, watercourses, hillsides, prominent rock outcroppings, 
sinkholes, and quarries should be highlighted. The Concept Plan shall be accompanied by a tract location map and a tentative list of 
restrictive covenants nnd conditions or a tentative statement of project objectives, rules, and regulations. 

This application and a copy of the concept plan must be submitted to the Jefferson County Departments of Planning and Zoning in 
order to determine sufficiency. Please refer to Article 24 of the Subdivision Regulations for Concept Plan Requirements. 

Property Owner Information 

Name: River Riders, Inc.; Harpers Ferry Holding, LLC; Matt and Laura Knott 
Mailing Address: 408 Alstadts Hill Road 

City: Harpers Ferry State: WV Zip Code: _2_5_42_5 ___ _ 

Phone Number: 800/326-7238 Email: matt@riverriders.com 
--~~--------------------~---

Applicant'Hlegmer~d liii§Mee tn Stu w:yor 

Name: P.J. Raco Consulting, LLC 
Co .... ~ u rt .... n,)T 
Paul J. Raco 

Mailing Address: ..:P..:..O.::....:....:. B=-o=-x.:..5:...4.:..:8:..._ __________________________ _____ 

City: Charles Town State: WV Zip Code: _2_54_1_4 ___ _ --------------------------- --------
Phone Number: 304/676-8256 Emai I: pjraco.consulting@gmail.com 

----------~====~==~-
Physical Property Details 

Physical Address: 408 Alstadts Hill Road (Old Route 340 at River Riders Just West of the Quality/Cliffside Inn) 

City: Harpers Ferry State: WV Zip Code: _2_54_2_5 _ __ _ 
Tax District: Harpers Ferry Map No: See Attached Parcel No: See Attached 

Parcel Size: Approx. 43.5 Acres, See Attached Deed Book: See Attached Page No: See Attached 

Zoning District (please check one) 

Residential 
Rural Growth 
(R-A) (R-G) 

D D 
1sc Review lod Rt>'le,.. Jrd Review 4th Review 

SubmiCCal Dale ,}02//J/13 
County Engineer I J;i/1671~ 

Zoning Administrator 

Couoty Planoer fiVI"H3 r.~ 
Return Date 

Concept Plan !«view 

Residential-
Industrial Light Industrial-

Commerical Commercial Village 
(I-C) (R-L-C) (V) 

D [{] D 

RECE\VED 
DEC' 1 20\3 

SP~COUNl'l 
County . ~f..r~ftOitOP£RI~ 
PLA~NmG. u 1 

• 
Page I of2 



. ... --~ . 
Orginal signature is required. The information is correct w the best of my knowledge. 

Signature of Property Owner Signature of Property Owner Date 

Office Use Only 

Sufficiency and Completeness 
--- - -- ·-- ::::-

Genera] Location Map 

Concept Plan- Appendix A, Section 1.2 
Zoning lnfonnation 
Proposal Description 
Traffic Impact Data 

Agency Reviews 
Additional Data 
Adjoining Property 

- - - ·- - -- - - ~ 

Additional Agency Review 
~ ~ ---

Jefferson County GIS/ Addressing Office 
Jefferson County Health Department 
Jefferson Count Historic Landmarks Commission 

Jefferson County Public Service District 
West Virginia Department of Environmental Protection 
West Virginia Department of Transportation, Division ofHighways 

Approved/Denied by a vote of ____ for and_-=-- against, Ibis _-=--==---- day of ____ ___ _ 

Approved Denied 

Direction Given/Planning Commission Comments 

Revised 10-17·13 Cooeept PIAn Review Page 2 of2 



I~ ~-lx/cJ( ~-(_(Q..~--· agree that 1 am in negotiations with 
Matthew Knott lo potentially seH my propt.'t'ty near River Riders, lnc. I understand that 
my property is sb.o\\'11 on the concept plan for River Riders, Inc 1ha\ is currently under 
consideration by the· Jefferson County Pl.atlnir1g Con:rmission. By my property b~ing: 
show (1n this plan, r am n.ot obligdted to do anything, it only shows potential future 
development 

_fb~-
Owner I 

I I z. /Z~/'( .. . , ( 

Date 

S\3-0'l 



I~ f Q .. (.. JV Q. ~' I SO/\ , agree thatl am in negotiations with 
Matthew Knott to potentially sell my property near River Riders, Inc. I understand that 
my property is shown on the concept plan for River Riders, Inc that is CUlTently under 
consideration by the Jefferson County Planning Commission. By my property being 
show on this plan, I am not obligated to do anything, it only shows potential future 
development. 

Sl~-01 



R~~CEIVED 
~-~ 1 2 2013 
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:t .!N' ·,r " A.ND ENGINEERING 

River Riders Concept Plan 
Submission Contents 
December 12, 2013 

1. General Location is depicted on several attachments including the Zoning Map, a 
County street and subdivision map, the FEMA Map (Panel135) and an aerial. 

2. Concept Plan is included with topographical information at 10 feet intervals. The 
topographical information was prepared by Appalachian Surveys. The Concept 
Plan includes all intended uses and a description of the uses. The Concept Plan 
includes all features including existing natural and manmade. 

3. Zoning Information: The Property is zoned Residential/Light 
Industrial/Commercial. All of the proposed and existing uses are permitted within 
this zoning classification. A portion of the zoning map is included which depicts 
all surrounding zoning classifications. Information required as a part of a site 
resource map is included with the topographical information and natural and 
manmade features on the concept plan and the FEMA Panel map (135) is also 
included which shows that the property is not within a special hazard area. 
There are no known sinkholes, quarries or significant rock outcroppings. The 
woods are depicted on the concept plan. Although the contour information is not 
from the USGS Quadrangle Map, the contour lines are more detailed as they are 
in 10 feet intervals and were prepared by a Licensed WV Surveyor. 

4. Proposal Property Information and Description: 

Total Acreage: Approximately 43.57 acres (up to approximately 45 acres (see 
below) 

Acreage; Tax District, Map and Parcel Information; and, Deed Book and Page: 

Harpers Ferry District: 

Map?: 
Parcel 10.1 

Map9: 
Parcels 61 

62 
63 
63.1 
66.1 
69 
70 
71 
74 
75 

Deed Book 1072, Page 233 

Book 1099, Page 732 
Book 1081, Page 423 
Book 1081, Page 423 
Book 1081 , Page 423 
Book 11 05, Page 213 
Book 980, Page 239 
Book 965, Page 544 
Book 1105, Page 209 
Book 1099, Page 729 
Book 1099, Page 734 

.55 acre 

2.5 acres 
2.4 acres 

.75 acre 
2.7 acres 
25.3 acres 

1 acre 
2.5 acres 
4.9 acres 

.43 acre 

.54 acre 



The Concept Plan also includes three additional parcels that are under 
negotiations for purchase by the Applicant. These three parcels are also in the 
list of adjoining property owners, so that they can be noticed, as well. They are 
included in the Concept Plan, so that the Applicant does not have to revise the 
Concept Plan if the negotiations are successful. These three parcels are 
identified as: 

Harpers Ferry District: 

Map?: 
Parcel10 

Map 9: Parcel 72 
Parcel73 

Eric and Peggy Neilson 
Patrick and Beth Marrone 
Patrick and Beth Marrone 

.7 acre 

.33 acre 

.55 acre 

These parcels would add around 1.5 acres to the development for a total of 
approximately 45 acres. 

Map 9, Parcel 66.1 (25.3 acres) carries a single family restriction since it was 
processed as a Minor Subdivision many years ago. The Concept Plan is the 
process whereby this restriction is lifted by the Planning Commission. Therefore, 
this request includes the release of that condition. 

River Riders is in the indoor and outdoor commercial recreation and tourism 
business. This concept plan shows our goal of turning the property into an all 
inclusive family adventure resort. The plan for River Riders is to increase our 
product offerings to our guests and gain new guests. As part of the plan, we will 
be following along with activities which are similar in nature to those we already 
offer, but will keep up with market trends and provide new ways to experience 
adventures for our guests. We plan.to develop our lodging through vacation 
rentals, cabins, RV, and tent camping; increase the available seasonal parking 
areas, and parking for the new activity center and staff. We will provide new zip 
lines, and provide an area to play paintball and other outdoor adventure activities 
including water attractions. 

In our new activity center we will provide dining, meeting and entertainment 
spaces. We are going to add new warehouse buildings for equipment storage 
and repair. There will be new pavilion areas for eating and groups to meet up, 
and a bathhouse which will be no different than a commercial version of what 
happens at State and County Parks. New tubing, and zorb runs will be added 
and a tower for guests to climb and descend from by various methods. An 
amphitheater and stage will be added in the back of the property. 

All of the listed activities are included in the attached descriptive pictures and in 
the attached Pre-Proposal Conference (PPC) Site Development Plan Application 
and PPC Memo. These uses are intended to complement the existing uses that 



~ . 
are on the property. Currently, there are many uses that are already approved 
and operating on the premises. These include the River Rivers' Office, Staff 
Areas, Maintenance Facilities, Zip Line Parking, Bus Parking, Seasonal Parking, 
Snack Bar Service, Outdoor Adventure's Course and all activities associated with 
river rafting and outfitting. The proposed new uses are not anticipated to greatly 
increase the number of people that visit the facility. The new uses are intended 
to provide many more opportunities for the existing customers to utilize. River 
Riders is hoping to be able to keep their customers on the site for a longer 
amount of time to provide an overall exciting tourist experience. 

5. Traffic Impact Data: 

a. ADT for Accessing Road: 

The following are the updated traffic count numbers from the 2011 WVDOH 
Traffic Count Map for Jefferson County: 

Route 340 at Millville Road (Route 27) 
Alstadts Hill Road at Route 27 (Millville Road) 

b. Trip Generation 

ADT = 27,459 
ADT= 474 

Because of the fact explained in the narrative, the new construction should 
generate less than 1 00 vehicle trips per peak hour. Again, most of the major 
uses already exist and will continue to operate and bring in the same amount of 
traffic. Most of existing uses are seasonal uses as they are now. Some of the 
new uses will allow year round activities. However, this will be monitored during 
the various phases of site plan approval. 

Since the proposed uses are not listed in the Subdivision Ordinance Trip 
Generation Chart, the Jefferson County Chief Engineer and County Engineer 
were consulted to pick trip generating categories from the current edition of the 
ITE Trip Generation Manual. These categories were used based on the fact that 
the existing uses would already account for most of the traffic. During the 
consultation with the County Engineers the following trip generation was utilized: 

Category 412 County Park (by acreage) 

Peak Hour (p.m. count used since it is higher): 
0.59 trips per acre= 26.6 trips (.59 x 45acres) 
New Daily Trips -- 2.28 trips x 45 acres =1 02.6 



Category 416 Campground/Recreational Vehicle Park (by unit) 

Peak Hour (p.m. count used since it is higher): 
0.41 trips per unit= 41 trips (.41 x 100 possible units) 
Daily was not given, but presumed to be 10% of peak hour. 
New Daily Trips- (41 x 24) x .10 = 98.4 

Therefore total new Peak Hour Trips for new uses are estimated at 67.6 trips and 
the total new daily trips are estimated at being 201 trips. 

c. Nearest Key Intersection: 

The nearest key intersections are: 

Route 340 and Route 27; 
Route 340 and Washington Street/Shenandoah Street 
Route 340 and Route 230/ Frontage Road 

Turning movements from the recent (2011) DOH Study are attached. 

d. Highway Problem Areas Within One Mile of Site: 

No problem areas appear to be within one mile of the site. The 
Comprehensive Plan's Highway Problem Area Map is attached. 

The required agencies have been notified for comment. Copies of the letter are 
enclosed. 

The adjacent property owner and address information is also enclosed. 

.... 
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Jefferson County, West Virginia 
Departments of Planning & Zoning 

116 East Washington Street 
P.O. Box 338 

Charles Town, West Virginia 25414 
 
Email:  planningdepartment@jeffersoncountywv.org    Phone:    (304) 728-3228 

 zoning@jeffersoncountywv.org      Fax:    (304) 728-8126   

MEMORANDUM 
TO:  Planning Commission 
FROM: Seth Rivard, County Planner  
DATE: February 20, 2014 
RE: Proposed Zoning Ordinance Text Amendment (Section 4.11) to 

Landscaping between Similar Non-residential Uses 

*************************************************************************** 
Currently, Section 4.11 of the Jefferson County Zoning Ordinance details the Landscaping, 
Screening and Buffer Yard Requirements for subdivision or site plan development in 
Jefferson County.  This Section includes a chart that provides an option for screened and 
unscreened buffers based on distance between uses.  Within the chart, almost all uses 
require some type of buffer between adjacent uses.  
Section 4.11 requires that commercial development adjacent to any Residential district, or 
any lot with a residence, school, church, or institution of human care shall have a fifty (50) 
foot or greater unscreened green space buffer or a fifteen (15) foot screened green space 
buffer along common property lines with more detail provided.  Additionally it states that 
“All commercial development adjacent to all other uses must maintain ten (10) foot side 
and rear yard landscape buffers”.  This requirement is the focus of this memo. 
The requirement that “all commercial development adjacent to all other uses must maintain 
ten (10) foot side and rear yard landscape buffers” is the screening requirement between 
similar uses found in districts that permit industrial and commercial uses.  Section 4.11D 
further clarifies that the required vegetative screening has to comply with the County’s 
standard details (attached) which are detailed below and essentially results in full visual 
screening between the proposed uses.  While screening buffers help to absorb, lessen or 
neutralize the impacts of one land use from another, reducing the mutual impacts that 
adjacent land uses and their required parking might cause to an adjacent property by 
serving as a barrier to visibility, air borne particles, glare or noise, such a total screening 
between similar uses isn’t always necessary, particularly within a master planned business 
park type setting. 
Staff has recognized that the amount and type of screening currently required between 
similar uses may be more than what is reasonably necessary.  As such, staff is proposing 
the following amendment to reduce the amount of screening required in the 10 foot side 
and rear yard landscape buffers between light industrial and commercial uses when no 
outdoor storage is proposed or provided.  Staff believes the proposed amendments will 
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reduce development costs while still helping to soften the hardscape environment, reduce 
run-off, mitigate noise, and increase the visual appeal of a development. 
The proposed amendment specifically applies to Section 4.11A which states, “All 
commercial development adjacent to all other uses must maintain ten (10) foot side and 
rear yard landscape buffers”. 
At the January 14, 2014 Planning Commission Meeting, John Reisenweber on behalf of 
the Jefferson County Development Authority requested a change in the proposed text 
amendment.  The Planning Commission made a motion asking John Reisenweber and 
Planning Staff to work on a proposal that would be available for review by the Planning 
Commission.  Below and attached are the proposed changes suggested by the Jefferson 
County Development Authority.   
 
Currently Required (adopted around 1990): 
Option F: 
• One (1) row of evergreen shrubs with a height of two (2) feet or more when planted, 

likely to reach a height of six (6) feet or more at maturity, when planted every five (5) 
linear feet; 

• One (1) row of medium evergreen trees with a height of six (6) feet or more when 
planted, likely to reach a height of twenty feet or more at maturity, planted every ten 
(10) linear feet. 

[Note: there is also currently an Option G, less frequently used, which requires the same 
evergreen tree planting plus a six (6) foot solid board fence, masonry or brick wall) 

Net result over a 100 foot linear planting 
10 evergreen trees (every 10 feet) 
20 evergreen shrubs (every 5 feet) 

Proposed Amendment to the Required Buffer Yard Between Commercial/Industrial 
Uses: 
• One (1) deciduous  or evergreen tree with a height of six (6) feet or more when planted, 

likely to reach a height of twenty (20) feet or more at maturity, planted every twenty five 
(25) linear feet; at least every other tree shall be an evergreen;  

• One (1) ornamental tree with a height of four (4) feet or more when planted, likely to 
reach a height of six (6) feet or more at maturity,  planted every twenty five (25) linear 
feet; and 

• Three (3) shrubs per each twenty five (25) feet along the property line, round upward. 
Net result over a 100 foot linear planting 
4 evergreen/deciduous tree; at least 2 of which shall be evergreen (every 25 feet) 
4 ornamental tree (every 25 feet) 
12 shrubs 

Jefferson County Development Authority Proposal: 
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• One (1) deciduous  or evergreen tree with a height of six (6) feet or more when planted, 
likely to reach a height of twenty (20) feet or more at maturity, planted every Fifty (50) 
linear feet; at least every other tree shall be an evergreen;  

• One (1) ornamental tree with a height of four (4) feet or more when planted, likely to 
reach a height of six (6) feet or more at maturity,  planted every fifty (50) linear feet; and 

• Three (3) shrubs per each twenty five (25) feet along the property line, round upward. 

• These requirements shall be required for adjoining properties.  

• A 10 foot landscape area on the property unless shared parking is proposed. In the 
event shared parking is proposed, the required buffer yard property line plantings would 
be required in other location of the site development. 

Net result over a 100 foot linear planting 
2 evergreen/deciduous tree; at least 2 of which shall be evergreen (every 50 feet) 
2 ornamental tree (every 50 feet) 
12 shrubs 

 



 





 



 
Section 4.11 Landscaping, Screening and Buffer Yard Requirements 
 

A. All commercial development adjacent to any Residential district, or any lot with a 
residence, school, church, or institution of human care shall have a fifty (50) foot or 
greater unscreened green space buffer or a fifteen (15) foot screened green space buffer 
along common property lines.  The screening may be either vegetative or opaque fencing 
and may be placed anywhere within the buffer.  No structures, materials, or vehicular 
parking shall be permitted within the side and rear yard buffers.  All commercial 
development adjacent to all other uses must maintain ten (10) foot side and rear yard 
landscape buffers.5 

B. All industrial development adjacent to any Residential district, or a residence, school, 
church, or institution for human care shall have a buffer yard of no less than two hundred 
(200) feet.  No structures, stored materials, or vehicular parking shall be permitted within 
the buffer yard. All industrial development shall have front yard buffers of no less than 
one-half (½) the front yard building setback.5, 7 

Table 4.11 – 1 Setbacks, Buffers and Distance Requirements for Non-Residential Uses 23 

 
Note: When Table 4.11-1 is in conflict with another section of the Zoning & Development Review 
Ordinance, this table shall prevail.  See Article 8 of the Zoning and Land Development Ordinance for 
building setbacks for certain land uses.23 

 

 

A
ny

 U
se

 
E

xc
ep

t I
nd

us
tri

al

In
du

st
ria

l U
se

A
ny

 U
se

 
E

xc
ep

t I
nd

us
tri

al

In
du

st
ria

l

R
es

id
en

tia
l Z

on
e

Lo
t w

ith
 a

R
es

id
en

tia
l U

se
C

hu
rc

h/
S

ch
oo

l/
In

st
iu

tio
n 

fo
r

H
um

an
 C

ar
e

C
om

m
er

ci
al

In
du

st
ria

l

R
es

id
en

tia
l Z

on
e

Lo
t w

ith
 a

R
es

id
en

tia
l U

se
C

hu
rc

h/
S

ch
oo

l/
In

st
iu

tio
n 

fo
r

H
um

an
 C

ar
e

C
om

m
er

ci
al

In
du

st
ria

l

S
tru

ct
ur

e 
or

 L
ot

 
on

 H
is

to
ric

 
R

eg
is

try

FRONT Comm'l Lot <=1.5 ac. 25 25 15 15 N/A N/A 75

Comm'l Lot > 1.5 ac. 25 25 15 15 N/A N/A 75

Industrial 50 25 25 25 25 N/A 200

Church 25 25 15 15 N/A N/A N/A

Multi-family 25 25 15 15 N/A N/A N/A N/A

SIDE Comm'l Lot <=1.5 25 25 4 4 10 10 75

Comm'l Lot > 1.5 ac. 50 25 10 10 10 10 75

Industrial 50 25 25 20 20 20 200

Church 50 50 10 10 10 10 N/A

Multi-family 12 12 12 12 N/A N/A N/A N/A

REAR Comm'l Lot <=1.5 25 25 4 4 10 10 75

Comm'l Lot > 1.5 ac. 50 25 10 10 10 10 75

Industrial 50 25 25 20 20 20 200

Church 50 50 10 10 10 10 N/A

Multi-family 30 30 15 15 N/A N/A N/A N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

50/15

200

50/15

N/A/15

50/15

N/A/12

50/15

50/15

50/15

200

50/15

200

50/15

N/A/15

75

200

N/A

N/A

N/A

N/A

75

75

75

200

75

200

N/A

N/A

PROPOSED USE
7550/15

PARKING & ACCESS
 DRIVE SETBACKSADJACENT USE

BUILDING 
SETBACKS

BUFFERS 
UNSCREENED/SCREENED

DISTANCE 
REQUIREMENTS



C. In all buffer yards, the exterior width beyond the vegetative screen shall be planted with 
grass, seed, sod, or ground cover. 

D. All buffer yards shall include a fence or a dense screen planting of trees, shrubs, or other 
plant materials or both, to the full length of the lot line to serve as a barrier to visibility, 
air borne particles, glare or noise.  Such screen planting shall meet the following 
requirements. 

1. Vegetative screening shall comply with Standard Details M52, M53 or M54, or other 
applicable Standard Details, depending on the buffer width.  At the time of the 
planting the vegetation shall be at least four (4) feet in height.   

Staffs Proposal: 

However, any development where a 10 foot side and/or rear yard vegetative 
landscaping buffer is required adjacent to proposed commercial uses and where no 
outdoor storage is being proposed or provided, the following standards shall be met: 

a) One (1) deciduous or evergreen tree with a height of six (6) feet or more when 
planted, likely to reach a height of twenty (20) feet or more at maturity, 
planted every twenty five (25) linear feet; at least every other tree shall be an 
evergreen; 

b) One (1) ornamental tree with a height of four (4) feet or more when planted, 
likely to reach a height of six (6) feet or more at maturity, planted every 
twenty five (25) linear feet; and  

c) Three (3) shrubs per each twenty five (25) feet along the property line, round 
upward. 7, 23, 26 

Jefferson County Development Authority Proposal: 

However, any development where a 10 foot side and/or rear yard vegetative 
landscaping buffer is required adjacent to proposed commercial uses and where no 
outdoor storage is being proposed or provided, the following standards shall be met: 

a) One (1) deciduous or evergreen tree with a height of six (6) feet or more when 
planted, likely to reach a height of twenty (20) feet or more at maturity, 
planted every fifty (50) linear feet; at least every other tree shall be an 
evergreen; 

b) One (1) ornamental tree with a height of four (4) feet or more when planted, 
likely to reach a height of six (6) feet or more at maturity, planted every fifty  
(50) linear feet; and  

c) Three (3) shrubs per each twenty five (25) feet along the property line, round 
upward.  

d) These requirements shall be required for adjoining properties.  

e) A 10 foot landscape area on the property unless shared parking is proposed. In 
the event shared parking is proposed, the required buffer yard property line 
plantings would be required in other location of the site development.7, 23, 26 

2. It will be the responsibility of the landowner to replace any trees that die and shall be 
so noted on the site plan. 

3. Screen planting shall be a minimum of ten (10) feet wide but shall be placed so that it 
is no closer than four (4) feet at maturity from a property line or from any street. 



 

4. No structure, fence, planting, or other obstruction shall be permitted which would 
interfere with traffic visibility. 

E. In any Commercial, Industrial, Institutional, or Residential development, all dumpsters 
shall be screened from any residences or from view of a public highway.23 

F. All buffer yards shall be maintained by the property owner. 

G. All development adjacent to a Sensitive Natural Area shall have a buffer of natural 
vegetation.  Environmental standards contained in Section 8.9(A), 1 through 7, will 
apply.  The buffer shall meet the current Federal standard except as required in Table 
4.11 -2 below:23 

 
Table 4.11 - 2  Wetland Size in Acres5, 8, 23 
 
Greater Than Less Than Buffer Width in Feet 

0.05 0.10 30 
0.10 0.16 35 
0.15 0.21 40 
0.20 0.26 50 
0.25 0.31 55 
0.30 0.36 60 
0.35 0.41 65 
0.40 0.46 70 
0.45 0.51 75 
0.50 0.66 80 
0.65 0.81 85 
0.80 0.96 90 
0.95 1.21 95 
1.20 – – 100 

 

H. All required landscape plans shall contain the following elements:7 

1. Deciduous street trees for shade and aesthetics, planted at the following average 
spacing:23 

a. Site with street frontage of up to 200 feet: 1 tree per 50 feet. 

b. Site with street frontage exceeding 200 feet: The greater of 4 trees or 1 tree per 
100 feet.  

2. Evergreen buffer planting, as required, for full screening. 

3. Parking lot and internal drive plantings (mix of evergreen and deciduous) for partial 
screening and limited shade. 

4. Structure plants for aesthetics and limited shade. 

5. Schedule of plants including common name, scientific name, minimum size (height, 
caliper, etc.) quantity and specific limitation notes. 
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Email:  planningdepartment@jeffersoncountywv.org      Phone:    (304) 728-3228   
Email:  zoning@jeffersoncountywv.org       Fax:    (304) 728-8126 

MEMORANDUM 
TO:  Planning Commission 
FROM: Jennifer M. Brockman, Director of Planning and Zoning 
DATE: February 25, 2014 
RE: US 340 South Alternative Alignments (Discussion and Possible Action) 

***************************************************************** 
On June 3, 2013, the WV Department of Highways held an Open House and Public Hearing on some new 
alternative alignment proposals for the potential widening of the two lane section of US 340 South from 
Charles Town to the Virginia State Line to four lanes. 

At the June 11, 2013 meeting, staff provided the Planning Commission with a brief overview of the status and 
history of this road project and discussed the implications the DOH plans have on decisions that the Planning 
Commission may have to make related to future development requests.  Some of these thoughts are detailed in 
an e-mail that is attached written to the elected officials in fall of 2012.  The DOH re-opened the Public 
Hearing and is accepting written comments until March 6, 2014.  Staff edited the original comments 
submitted to include additional recommendations.  The Planning Commission can review this information as a 
body and determine if it would like to provide written comment regarding a preferred alignment or other 
relevant input.  Individual Commissioners can also write their own letter providing personal input if they 
desire. 

Staff is requesting that the Planning Commission sign the revised letter so that it can be submitted on the 
March 6, 2014 due date. 

Attachments: 

• 09/25/12 e-mail from Jennie Brockman. 

• Original Letter with Track Changes 

• Final Revised Letter for Submission 

JEFFERSON COUNTY, West Virginia 
Departments of Planning and Zoning 

116 East Washington Street, 2nd Floor 
P.O. Box 338 

Charles Town, WV 25414 

mailto:planningdepartment@jeffersoncountywv.org
mailto:zoning@jeffersoncountywv.org


 



From: Jennifer Brockman
To: "lawrencefordelegate@hotmail.com"; "john.unger@wvsenate.gov"; "herb.snyder@wvsenate.gov";

"johndoyle@wvhouse.gov"; "eric.householder@wvhouse.gov"
Cc: Debbie Keyser (dkeyser@jeffersoncountywv.org); Patsy Noland (pnoland@jeffersoncountywv.org); Walter

Pellish (walterpellish@mac.com); Dale Manuel (dmanuel@frontiernet.net); Lyn Widmyer
(Lynwidmyer@gmail.com); "fberrymorgan@aol.com"; Seth Rivard; Steve Barney; Stephen Groh
(sgroh@jeffersoncountywv.org); Stephanie Grove (sgrove@jeffersoncountywv.org)

Subject: RE: subdivision approval process related to US 340 South
Date: Tuesday, September 25, 2012 5:42:00 PM

Jefferson County Senators and Delegates:
 
It has come to our attention that there may be some confusion regarding the local planning and
zoning approval processes and the selection of a proposed new road alignment by WV DOH. This is
a very brief explanation of the role of the County Planning Commission in this approval process so
that you are aware when you receive questions from your constituents.
 
Currently the WV DOH is in the midst of finalizing an Environmental Impact Statement (EIS) for the
proposed 4-laning of US 340 South between Charles Town and Clarke County VA. It is my
understanding that the EIS process, which required by the National Environmental Protection Act
(NEPA), has been going on for a number of years. I have been told that in both 1998 and 2003,
Alternative 4 was chosen as the preferred alignment in public workshops held at that time;
however, there was never a Record of Decision (ROD) which is required to complete the NEPA
process. For this reason, at this point in time, there is no final alignment for the expansion of US 340
South that would allow the acquisition of right-of-way. Without this ROD, there is no way for a local
government to prohibit the development of a private property that might be in the alignment of
one of the alternatives. There is considerable anger in the community over the fact that in 2005,
the Planning Commission approved a subdivision in an alignment for the 340 South. Because the EIS
was never completed through the publication of a ROD, the route still does not appear on any
planning maps for the purpose of reserving future right-of-way. Therefore, the local Planning
Commission would have had no authority to deny a development in its possible alignment. We are
providing this historical information to interested citizens at their request.
 
Note that last year I participated in some meetings with Senator Unger about the need to be able to
reserve future right-of-way for roads, but it is my understanding that it would require legislative
action to make this possible.  I hope that this information is helpful to you and would be glad to
discuss this with you in more detail if it is of interest.
 
Thank you for your support of the local planning and development review processes.
 
Respectfully,
 
Jennie
 
Jennifer M. Brockman, AICP
Director, Planning and Zoning
116 E. Washington St. PO Box 338
Charles Town, WV 25414

mailto:jbrockman@jeffersoncountywv.org
mailto:lawrencefordelegate@hotmail.com
mailto:john.unger@wvsenate.gov
mailto:herb.snyder@wvsenate.gov
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mailto:Lynwidmyer@gmail.com
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mailto:fberrymorgan@aol.com
mailto:srivard@jeffersoncountywv.org
mailto:sbarney@jeffersoncountywv.org
mailto:sgroh@jeffersoncountywv.org
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Email:  planningdepartment@jeffersoncountywv.org     Phone:    (304) 728-3228   
              zoning@jeffersoncountywv.org       Fax:    (304) 728-8126 

 

February 25, 2014 

Mr. Gregory Bailey, PE 
Director, Engineering Division 
West Virginia Division of Highways 
State Capitol Complex, Building 5 
1900 Kanawha Boulevard East 
Charleston, West Virginia 25305-0430 

RE: State Project: U319‐340‐0.00 02/Federal Project: NH‐0340(030) 
 US 340 Improvement Study 

 

Dear Mr. Bailey: 

At the June 11, 2013 Planning Commission meeting, the Jefferson County Planning 
Commission discussed the new alternative alignments for the proposed widening of US 340 
South to the Virginia line and submitted the following comments entered into the record for the 
Public Hearing held June 3, 2013. It has come to our attention that the WV DOH is undertaking 
a Supplemental Draft Environmental Impact Statement (SDEIS) and the Planning Commission 
would like to enter the following revised comments into the record for inclusion in the SDEIS.  

The Jefferson County Commission has stated that widening this section of US 340 to four 
lanes is a high priority for business development within the County. The Planning Commission 
requests that the decisions related to the final Preferred Alignment and Record of Decision be 
made expeditiously to allow future development decisions and current property owners within 
the Preferred Alignment to have some certainty as to the future. Further, it is critical that the 
design of this four-lane section of road occur in a manner that ensures that it is a free-flowing 
limited access highway with limited potential for future traffic signals. To this end, the Planning 
Commission would like the following thoughts considered as the design is undertaken: 

• Please note that if a four-lane road is located in this area, it is likely that the adjoining 
land uses will change to a more intense use (such as commercial or industrial uses) and 
the DOH should take more intense land uses into consideration when designing the 
road; 

• In order to provide for a free-flowing corridor that allows traffic to move quickly, the 
design needs to take into consideration access management principles and be 
designed in a way to minimize the need for future traffic signals; 

• Where possible, provide for a parallel frontage road to serve the existing driveways that 
front on the road currently, to minimize the number of direct accesses to a four-lane 
road; 

JEFFERSON COUNTY, West Virginia 
Departments of Planning and Zoning 

116 East Washington Street, 2nd Floor 
P.O. Box 338 

Charles Town, WV 25414 



• Design and construct a separated bike path along this route to continue the path 
currently along Route 9 for the use of Jefferson County citizens and the many tourists 
that visit the County via bicycle (recommend a minimum of 12 feet from the edge of 
pavement and a paved bike path is a minimum of 10 feet); 

• As a part of the right-of-way acquisition and design, a future utility easement area 
capable of containing underground easements for water, sewer, natural gas, fiber optic 
cable, cable for television, landline phone wire and electrical should be included.  

• Provide landscaping along the corridor in a way that complements the history and 
culture of this area of the County; and 

• Design the road in a manner that is sensitive to the significant historic features that are 
found in this area of the County. 

On behalf of the nine members of the Jefferson County Planning Commission, these 
comments are being submitted as part of the Public Comment being solicited by the West 
Virginia Division of Highways. 

Sincerely, 

 

 

 

Paul G. TaylorSteve Stolipher, President 
Jefferson County Planning Commission 

 

 

CC: Jefferson County Commission 
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Mr. Gregory Bailey, PE 
Director, Engineering Division 
West Virginia Division of Highways 
State Capitol Complex, Building 5 
1900 Kanawha Boulevard East 
Charleston, West Virginia 25305-0430 

RE: State Project: U319‐340‐0.00 02/Federal Project: NH‐0340(030) 
 US 340 Improvement Study 

 

Dear Mr. Bailey: 

At the June 11, 2013 Planning Commission meeting, the Jefferson County Planning 
Commission discussed the new alternative alignments for the proposed widening of US 340 
South to the Virginia line and submitted comments into the record for the Public Hearing held 
June 3, 2013. It has come to our attention that the WV DOH is undertaking a Supplemental 
Draft Environmental Impact Statement (SDEIS) and the Planning Commission would like to 
enter the following revised comments into the record for inclusion in the SDEIS. 

The Jefferson County Commission has stated that widening this section of US 340 to four 
lanes is a high priority for business development within the County. The Planning Commission 
requests that the decisions related to the final Preferred Alignment and Record of Decision be 
made expeditiously to allow future development decisions and current property owners within 
the Preferred Alignment to have some certainty as to the future. Further, it is critical that the 
design of this four-lane section of road occur in a manner that ensures that it is a free-flowing 
limited access highway with limited potential for future traffic signals. To this end, the Planning 
Commission would like the following thoughts considered as the design is undertaken: 

• Please note that if a four-lane road is located in this area, it is likely that the adjoining 
land uses will change to a more intense use (such as commercial or industrial uses) and 
the DOH should take more intense land uses into consideration when designing the 
road; 

• In order to provide for a free-flowing corridor that allows traffic to move quickly, the 
design needs to take into consideration access management principles and be 
designed in a way to minimize the need for future traffic signals; 

• Where possible, provide for a parallel frontage road to serve the existing driveways that 
front on the road currently, to minimize the number of direct accesses to a four-lane 
road; 
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• Design and construct a separated bike path along this route to continue the path 
currently along Route 9 for the use of Jefferson County citizens and the many tourists 
that visit the County via bicycle (recommend a minimum of 12 feet from the edge of 
pavement and a paved bike path is a minimum of 10 feet); 

• As a part of the right-of-way acquisition and design, a future utility easement area 
capable of containing underground easements for water, sewer, natural gas, fiber optic 
cable, cable for television, landline phone wire and electrical should be included.  

• Provide landscaping along the corridor in a way that complements the history and 
culture of this area of the County; and 

• Design the road in a manner that is sensitive to the significant historic features that are 
found in this area of the County. 

On behalf of the nine members of the Jefferson County Planning Commission, these 
comments are being submitted as part of the Public Comment being solicited by the West 
Virginia Division of Highways. 

Sincerely, 

 

 

 

Steve Stolipher, President 
Jefferson County Planning Commission 

 

 

CC: Jefferson County Commission 
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Email:  planningdepartment@jeffersoncountywv.org              Phone:   (304) 728-3228 
Email:  zoning@jeffersoncountywv.org                Fax:        (304) 728-8126 

Director’s Report 
February 25, 2014 

Planning Commission Meeting 

1) Envision Jefferson 2035 Update 
See Updated Timeline Attached (note PC meetings highlighted for discussion) 

2) Recent/Upcoming CC Actions relevant to Planning: 
a) Status of Budget Discussions 

b) Zoning Map Amendment request by the Hunter Family c/o Ann Hunter to rezone 
property located on the north side of Old Route 9 (Route 115) approximately 700 
feet southeast of Berkeley/Jefferson County Line from Rural to Residential-Light 
Industrial-Commercial zoning (CC approved 02/20/14) 

c) Zoning Text Amendment referred to the Planning Commission by the County 
Commission requesting that the Planning Commission consider a text amendment 
that deletes Section 9.8 Seasonal Uses and adds text related to Mass Gatherings in 
the appropriate location. Attached is a very preliminary draft of the Mass Gatherings 
proposal to start the discussion and the request related to Section 9.8 presented to 
the County Commission. This is informational at this point and will be put on a future 
Planning Commission agenda for review and discussion, and to schedule the 
required Public Hearing (CC meeting 02/20/14). 

d) ZTA12-01 - Request by the Planning Commission that the County Commission 
Reconsider their Motion of 10/25/12 regarding the Proposed Zoning Ordinance Text 
Amendment Related to New Commercial and Industrial Zoning Categories (Public 
Hearing held 11/21/13; follow up workshop with CC continued to 01/16/14 – delayed 
due to weather TBD) 

3) Upcoming PC meetings 
a) March 11, 2014 

Mission Tabernacle Church Concept Plan Public Workshop 

Jefferson County, West Virginia 
Departments of Planning and Zoning 
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2-20-14 REVISED 

ENVISION JEFFERSON 2035 STATUS UPDATE (REVISED) 

Tentative Dates Tasks Responsibility 

August – 
December 2012 

Phase 1: 2014 Plan Start Up/Organization  

Completed Technical Advisory Committee formed for Existing 
Conditions element;  
Steering Committee appointed by County Commission and 
meetings initiated 

 

May 2012 – 
January 2013 

Phase 2:  Existing Conditions Data Collection, 
Mapping and Trends Analysis   

 

Completed Nearly complete draft serving as a snapshot in time to be 
a separate baseline document including draft Existing 
Land Use Map 

 

January 2013 – 
February 2013 

Phase 3:  Issues Analysis/Visioning  

Completed 4 public meetings held in February and March and on-line 
survey input received 

 

March 2013 – 
October 2013 

Phase 4:  Goals and Objectives   

Completed 15 Lunch and Learns ( http://envisionjefferson2035.com/) 
2 public meetings in July (Land Use - where and why) 
Survey/Input at County Fair (August) 
2 public meetings in October (Land Use – what and how) 
4 Stakeholder Meetings in October 

Goals and Objectives Draft finalized 
Future Land Map Draft underway – to be finalized for 
public review in early 2014 

 

October 2013 – 
May 2014 

Phase 5:  Plan Recommendations and 
Implementation Strategies  

 

11/18 – 11/23/13 Open Houses at five Libraries for public review and input 
of proposed PGAs and future land uses in those areas 

Staff 

11/19/13 Steering Committee Meeting Steering 
Committee/ Staff 

12/17/13 Steering Committee Meeting Steering 
Committee/ Staff 

1/13/14 Steering Committee Meeting 
Final review of maps for upcoming Public Input Meetings 
Preparation for Public Input Meetings 

Steering 
Committee/ Staff 



2-20-14 REVISED 

January 23, 2014 Joint meeting of PC/CC to discuss the following: 
Review of key land use Goals and Objectives 
Discussion of Future Land Use Map for public add’l input 
Discussion of Upcoming Public Input Meetings 

PC/CC 
Staff/legal 

February 10, 2014 4th Public Input Meeting: 

• Open House Format 
• Focus on Future Land Use map and related maps 

Staff 
Steering 
Committee 

2/18/14 Steering Committee Meeting 
Review and Revise Education and Finance, Public Safety, 
& Governance Recommendations 

Steering 
Committee 
Staff 

2/24/14 Steering Committee Meeting 
Finalize Review of Finance, Public Safety, & Governance 
Recommendations 

Steering 
Committee 
Staff 

3/04/14 Steering Committee Meeting 
Review and Revise Natural, Cultural, Historic Resources 
and Parks and Recreation Recommendations 

Steering 
Committee 
Staff 

3/18/14 Steering Committee Meeting 
Review and Revise Land Use and Growth Management 
Recommendations  

Steering 
Committee 
Staff 

4/01/14 Steering Committee Meeting 
Review and Revise Economic Development, Employment, 
and Infrastructure Recommendations 

Steering 
Committee 
Staff 

4/15/14 Steering Committee Meeting 
Wrap up of entire draft Envision Jefferson 2035 Plan – 
review and revised complied version and preparation for 
final public meeting 

Steering 
Committee 
Staff 

5/06/14 5th Public Presentation Meeting 
***PC/CC invited to attend this meeting 
Presentation by staff on behalf of Steering Committee 
of completed draft Plan 

Staff 
Steering 
Committee 

5/20/14 Steering Committee Meeting  

FINAL Steering Committee Meeting to forward draft 
Envision Jefferson 2035 Plan to the Planning Commission 
for initiation of formal public hearing and adoption process 
– Steering Committee draft letter of referral 

Steering 
Committee 

Staff 

 



2-20-14 REVISED 

June 2014 –  
December 2014 

Phase 6:  2014 Plan Workshops and Public 
Hearings by PC and CC and Adoption 

PC/CC/ 
Staff/legal 

6/10/14 Draft delivered to PC at their regular meeting with 
request for Public Hearing to be held on 7/22/14 
(recommend workshop to be held 6/24 with Steering 
Committee) 
PC Vote to Schedule PH – 30 days’ notice in local 
paper required 

 

6/17/14 Steering Committee Meeting  

6/24/14 (special 
mtg) 

PC Workshop – consensus to release version for 
public review 

Staff and PC 

7/15/14 Steering Committee Meeting  

7/22/14 (special 
mtg) 

PC Public Hearing (open for written comments 
through 8/5/12) 

Staff and PC 

8/12/14 PC review of comments received  

8/19/14 Steering Committee Meeting  

8/26/14 (special 
mtg) 

PC Vote/Recommendation  

9/04/14 or 
9/11/14 

Recommendation forwarded to CC for scheduling of 
Workshop and Public Hearing (requires 15 days’ 
notice) 

 

9/16/14 Steering Committee Meeting  

9/25/14  County Commission Workshop  

10/21/14 Steering Committee Meeting  

10/23/14 County Commission Public Hearing  

11/13/14 County Commission review of public comments 
received and final input 

 

11/18/14 FINAL Steering Committee Meeting  

12/11/14 CC Vote on 2014 Comprehensive Plan CC 
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Amendment to Zoning Ordinance of Jefferson County, West Virginia 

The County Commission finds that temporary mass gatherings of large 
numbers of people to attend outdoor concerts, festivals, ~~mud runs" or other 
gatherings in a rural outdoor setting which lacks sufficient permanent 
structures to house, feed, bath and provide for the sanitary needs of all people 
at the gathering, accompanied with the impact of traffic congestions and 
parking burden a large number of vehicle presents a hazard to public health 
and safety and places unacceptably high burden upon police, fire, EMS, 911 
and medical resources of the county. WHEREFORE: 

A new section ~~section 9.9 Mass Events" shall be added to the Ordinance as 
follows: 

A. Any outdoor gathering of more than 1000 people on any parcel 
involving any three .or more of the following characteristics shall be 
considered a "Mass Event" 

1. An admission fee is charged 
2. involves a performance or activity with amplified sound 
3. attendees use temporary shelters of any form such as tents, RVs, 

vehicles or other items, property or structures not assessed under 
West Virginia Code as an improvement upon real property. 

4. alcohol is sold (whether separate from or included in the price of 
admission) or the event allows the consumption of alcohol 

5. any activity planned to take place or to be attended on more than 
one consecutive day or more than three days in any calendar year 
or any activity open to attendees for more than 16 hours on a 
given day. 

B. In addition, a Mass Event is subject to the following conditions and 
restrictions: 

1. No outdoor amplified sound after 11pm or before 10 am 
2. No outdoor performance lighting after 11 pm or before 10 am 
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3. No sale of Alcohol after 11pm nor before 10 am 
4. No Mass Event may last more than three days. Only one Mass 

Event may occur per year on any given parcel or a portion of any 
given parcel. 

5. Each Mass Event must be the subject of separate application and 
public hearing. 

6. A set back of 500 feet from the property line is required for any 
performance area 

7. A set back of 250 feet from the property line is required for any 
· area in which camping is permitted and for all parking areas 

8. A set back of 250 feet from the property line is required for any 
alcohol, food or other sales or concessions 

9. Applicant for Mass Event must consult with local law 
enforcement, EMS, Fire and 911 agencies and develop a written 
agreement with said agencies which satisfies their public safety 
concerns and submit written proof of said agreement at the public 
hearing required herein and again prior to issuance of Zoning 
Certificate. 

10. Mass Event must have and submit with the application 
written approval of the County Health Department for the 
provision of potable water and sanitation facilities for the event. 
Applicant shall submit written proof of said approval at the public 
hearing required herein and again prior to issuance of Zoning 
Certificate. 

11. Each Mass Event application shall require a public hearing 
before the Board of Zoning Appeals at least 180 days, but no 
sooner than one year, in advance of the planned event. The 
application fee for said hearing shall be $500. The public hearing 
must comply with notice requirements of the Zoning Ordinance. 
In addition, the applicant must send written notice and copy of 
the application first class mail postage pre-paid to all adjoining 
land owners and all land owners within 1000 feet with land 
fronting on any proposed assess route. 

12. all lighting and all sound shall be aligned so as to minimize 
impact on nearby residents. 

13. The applicant shall provide written proof of appropriate 
general commercial liability insurance coverage which specifically 
covers the mass event in the amount of at least $2,000,000 (two 
million dollars). 
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14. At said hearing the Board of Zoning Appeals may permit, 
deny or permit with additional restrictions and conditions 

15. The Board of Zoning Appeals may not grant a variance from 
nor waiver of any of the foregoing provisions (B(1) -B(13) but 
may impose conditions more restrictive than the ones set forth 
herein (e.g limits on number of attendees, barring or restricting 
hours of alcohol sales and/or restricting hours of performance). 
The Board of Zoning Appeals may consider any past Mass Events 
on the same parcel or by the same applicant in considering 
whether to grant the application and/ or additional conditions or 
restrictions placed upon the event. 

16. If approved by the Board of Zoning Appeals, in addition to 
all other permits and agreements required, the applicant must 
also submit a site plan, to scale, on a 24"x36" sheet, showing 
parking, performance areas, bathrooms, food, concessions, public 
entrance, separate emergency entrance, garbage collection area, 
location of performance lighting and amplification and any other 
information required by planning or engineering staff at the 
public hearing at least 120 days before the event. Staff will review 
the application and site plan for completeness within 10 days of 
receipt. There will be a 30 day period for staff to review of the 
application and of the site plan once the application is deemed 
complete. Staff shall approve any application and site plan that 
meet the requirements of all applicable laws, ordinances and 
regulations and shall reject any application that fails to meet the 
requirements of all applicable laws, ordinances and regulations 

C. During the event, any violation of the requirements in Section B and/ or 
any violation of additional terms and conditions set by the Board of 
Zoning Appeals will result in imposition of a fee of $2 per attendee per 
hour in which a violation occurs for each restriction that is violated. In 
addition, the County make seek other legal and equitable relief. 

D. In addition to normal application fee for the Board of Zoning Appeals 
hearing, any Mass Event must make an estimate of total anticipated 
attendance and pay an additional fee to offset application, management 
and public safety impact of the event in the amount of $2 per attendee 
per day. Said fee must be paid in advance and a bond in the amount of 
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ten times the pre-paid fee must be submitted to cover attendees in 
excess of estimated amount and to cover any fines, fees or costs which 
may arise by any violation of the requirements of this section. Said fee 
and bond shall be submitted as an additional condition of the issuance 
of a zoning certificate. 

E. Any application must be submitted by and with the original signature of 
all persons or entities with ownership interest in the parcel on which 
the event is proposed. 

F. The Development Review System may not be used to permit any activity 
barred under this section or otherwise supercede the requirements of 
this section. No variance nor waiver of any of the foregoing provisions 
contained in sections A-E above may be granted by the Board of Zoning 
Appeals or Planning Commission. 

G. Seasonal Use provisions under Section 9.8 of the Ordinance are not 
permitted to include any activity that meets the definition of a Mass 
Event under this section. 

Section 9.8 Seasonal Usess,' 

Seasonal uses must be considered by the Board of Zoning Appeals pursuant to 
a public hearing. Newspaper notification requirements of Section 3.4A.3.b 
apply. Seasonal uses cannot be approved for longer than one year at a time.t7• 

21.23 After the public hearing required under this section the Board of Zoning 
Appeals may deny, approve or approve with condition any proposed season 
use. The Board of Zoning Appeals may not grant a waiver or variance from 
the three day limit for seasonal events nor for any event more than once a 
year. Furthermore, no seasonal event may involve outdoor amplified sound 
after 11 pm nor before 10 am. 
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