
 
AGENDA 

Jefferson County Planning Commission 
Tuesday, December 09, 2014, 7:00 PM 

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 in the City of Charles Town. 

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. Approval of the minutes from the following Planning Commission Meetings: 

• October 14, 2014 

2. 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. 

3. Request for postponement. 

4. Review and approval of the 2015 Planning Commission schedule. 

5. Review and Adoption of “Procedures for Small Boards” from Robert’s Rules of Order, Newly Revised, 
1970. 

6. Public Workshop: Concept Plan Review for Fellowship Bible Church (File# S14-03). This property is 
located at 160 Daniel Road, in Shenandoah Junction. The Concept Plan includes multiple phases. Phase 1 
includes the construction of a maintenance building, new pavilion, outdoor stage, new restrooms, parking 
areas, roads, worship/multi-purpose building and improvements to the softball field with fencing, 
dugouts, lights grandstands, soccer fields, basketball courts, to place modular classrooms as approved by 
various BZA waivers with decking and to construct the utilities, appurtenances, earth moving and storm-
water facilities as needed for the proposed improvements. The applicant seeks review and comments on 
the improvements shown as Phase 1 on Sheet 3 (to process as a minor site plan), Phase 2 on Sheet 4 (to 
process as a major site plan), and  Phase 3 on Sheet 5 (long term future planning, to process as a major 
site plan) on the accompanying Concept Plan. The improvements for. The property is designated as Tax 
District: Charles Town (02); Tax Map: 03; Parcel 4.5; Zoned: Rural; Size: 50.79 Ac. 

7. Public Hearing: Request by applicant Matt and Laura Knott, River Riders, LLC., (File #PCW14-04 for a 
waiver from Appendix B, Sections 2.5.1; Table 2.2-1; 9.4.E; Section 9.3 (generally); and Section 9.4A 
(generally) of the Jefferson County Subdivision and Land Development Regulations. The applicant is 
requesting the following waivers: 1) To allow the grade to exceed 8% or 9 % (depending on which section 
of the Ordinance will apply) in limited areas as shown on the attached plat; and 2) To allow Reveille Road 
to remain “as is” for the existing purpose and for limited non-public access. This property is located at 408 
Alstadts Hill Road and is designated as Tax District: Harpers Ferry (04); Tax Map 7, Parcel 10 and 10.1 
and Tax Map 9; Parcels 61, 62, 63, 63.1, 66.1, 69, 70, 71, 72, 73, 74 & 75.  

There is no public comment for the remaining items. 

8. Petition by David N. Slusher for a Zoning Map Amendment to the Planning Commission for the purpose 
of scheduling a public hearing within 60 days. (File# Z14-02) in accordance with Section 12.3A of the 
Jefferson County Zoning and Land Development Ordinance. This property is currently zoned Rural (R) 
and the applicant is requesting General Commercial (GC) zoning. The property is located on the 
southwest corner of the Route 340/Straithmore Farm Lane/Wheatland Road intersection. District: 
Kabletown (06) Tax Map 11, Parcel 3.2. 
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9. Comprehensive Plan Review/Discussion/Action (if necessary) 

10. Reports from Legal Counsel and legal advice to the Planning Commission. 

Active Litigation: 
• Far Away Farms 

11. Director’s Report. 

• Reducing Regulatory Barriers 
12. Planning Commission Exchange and Liaison Reports: 

• County Commission  
• Health Department  
• Public Service District  
• Parks and Recreation  
• Jefferson County Development Authority  
• Water Advisory Committee  
• Planning Commission Exchange 

13. President’s Report. 

14. Actionable Correspondence. 

15. Non-Actionable Correspondence. 

16. Signing of approved Motions from previous Planning Commission meetings. 
 
 
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
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Draft Minutes 
Jefferson County Planning Commission 

October 14, 2014 
 
The Jefferson County Planning Commission met on October 14, 2014, with the following Commission 
members present: Stephen Stolipher, President; Wade Louthan, Vice President; Gary Phalen, Peter 
Fricke, Mike Chapman, Dick Childs, and Dale Manuel. Staff members present included Jennifer 
Brockman, Director of Planning and Zoning; and Alexandra Beaulieu, Office/Project Manager. 

Mr. Gene Taylor and Mr. Donnie Fisher were absent with notice. 

Mr. Stolipher called the meeting to order at 7:06 PM. 

1. Approval of the minutes from the September 9, 2014 Planning Commission Meeting. 

Mr. Manuel motioned to approve the minutes. 

Mr. Phalen seconded the motion, which carried unanimously.   
2. Citizen Communications. None. 
3. Request for postponement. None. 

4. Discussion and possible recommendation on the Planning Commission’s redlined revisions to the 
draft Envision Jefferson 2035 Comprehensive Plan. 
 

Mr. Fricke made the following recommendations regarding the draft Comprehensive Plan: 

• On Page 119, Transportation Recommendation 7.b: add Norfolk Southern so the 
recommendation would read: “Collaborate with CSX and Norfolk Southern to allow 
pedestrian/bike trails to be constructed within railroad rights-of-way for potential 
bike/pedestrian trails.” 

Ms. Brockman asked if this addition should be made throughout the document regarding 
any reference to CSX. 

Mr. Fricke clarified that yes, Norfolk Southern should be included with any references to 
CSX throughout the document. 

• On page 169, under Lunch and Learn Presenting Organizations, add Jefferson County 
Farmland Protection Board. 

Mr. Fricke motioned to recommend the Planning Commission’s redlined version of the draft 
Envision Jefferson 2035 Comprehensive Plan with the above referenced additions to the County 
Commission for review and consideration. 

Mr. Louthan seconded the motion, which carried unanimously. 
 

5. Robert’s Rules of Order and Ethics Training. 
Mr. Stolipher requested that staff email a reminder regarding the training scheduled for November 
5, 2014. 

6. Reports from Legal Counsel and legal advice to the Planning Commission. None. 
7. Director’s Report. 

Ms. Brockman reviewed the current status of the Comprehensive Plan and informed the Planning 
Commission that in anticipation of the Plan being forwarded to the County Commission today, the 
County Commission scheduled a joint workshop for October 30, 2014 at 7:00 p.m. with the 
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Planning Commission to review and discuss the redlined version. Ms. Brockman also stated that a 
Public Hearing had been scheduled for November 6, 2014 at 7:00 p.m. She noted that all Planning 
commission members were encouraged to attend the October 30th Workshop.  

8. Planning Commission Exchange and Liaison Reports: 
• Jefferson County Development Authority: Mr. Stolipher stated that the Coast Guard Grand 

Opening was successful. 
Mr. Fricke stated that he recently attended the Historic Landmarks Committee and was asked 
whether the Planning Commission would consider sending a representative to attend the meetings 
regularly. 
Mr. Stolipher stated that the Health Department and Public Service District meetings needed 
Planning Commission liaisons as well. 

9. President’s Report. 

Mr. Stolipher scheduled a stakeholders workshop for December 12, 2014 at 3:00 PM. He added that 
he would like to hold these meetings regularly throughout the year to provide an opportunity for 
stakeholders to gain better understanding about the County’s regulations. 

10. Actionable Correspondence. None. 

11. Non-Actionable Correspondence. None. 

12. Signing of approved Motions from previous Planning Commission meetings. None. 

Mr. Manuel motioned to adjourn the meeting at 7:26 PM.  

Mr. Phalen seconded the motion, which carried unanimously. 
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JEFFERSON COUNTY, WEST VIRGINA 
Department of Planning and Zoning 

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

Charles Town, West Virginia  25414 
Phone:  304-728-3228 

Email:  planning department@jeffersoncountywv.org      Fax:      304-728-8126 
                                                                                                                                                                                                                      _ 

 

2015 MEETING SCHEDULE 
JEFFERSON COUNTY PLANNING COMMISSION 

 
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. 
 

Regular Meetings  Tentative Meetings* 
January 13, 2015  January 27, 2015 
February 10, 2015  February 24, 2015 
March 10, 2015  March 24, 2015 
April 14, 2015  April 28, 2015 
May 12, 2015  May 26, 2015 
June 9, 2015  June 23, 2015 
July 14, 2015  July 28, 2015 

August 11, 2015  August 25, 2015 
September 8, 2015  September 22, 2015 
October 13, 2015  October 27, 2015 

November 10, 2015  November 24, 2015 
December 8, 2015  December 22, 2015 

 

*Tentative meetings are held if necessary to conduct Commission business or to meet required deadlines.   
Such meeting can be called by the President of the Commission or by a majority vote of the Planning Commission. 

 

Changes in the time or location of the meeting shall be noticed on the County’s website at www.jeffersoncountywv.org.  
Note: If County offices have been closed due to inclement weather, or if weather conditions make travel unsafe for the 
public, the Planning Commission meeting may be cancelled.  Please check the County’s website for possible meeting 
updates during this time.  Thank you. 

http://www.jeffersoncountywv.org/
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Item #6  Public Workshop: Concept Plan Review for Fellowship Bible Church (PC File #S14-03). 
Proposed project: Three phases for future growth and expansion detailed below. To be 
represented by Carl Bert & Associates C/O Gary Frey, P.S. (Subdivision Regulations 
Section 24.116 – 24.118). 

APPLICANT: Fellowship Bible Church 
OWNER: Same  
DEVELOPER: Same 
SURVEYOR/ENGINEER: Carl Bert & Associates 
PROPERTY LOCATION: 160 Daniel Road, Shenandoah Junction 
LEGAL DESCRIPTION: District: Charles Town; Map: 3; Parcel: 4.5 

 

ZONING DISTRICT: Rural 

SURROUNDING 
PROPERTIES: 

Zoning Map Designation: 
North: Rural   South: Rural 
East: Rural   West: Rural 

LOT AREA: 50.79 acres 

PROPOSED ACTIVITY: 

This Concept Plan includes 3 proposed phases – 2 short-term and one 
long-term plan. The first phase includes construction of a new 
maintenance building, improvements to the softball and soccer fields, 
placement of modular classrooms as approved by various BZA waivers 
with decking and to construct utilities for the proposed construction and 
improvements. Each phase will require a subsequent Site Plan. 

APPROVALS 
SITE PLAN 09/21/05: Site Plan (S04-20) 
ZONING CERTIFCATE(S) 10/20/01: Building Permit/Zoning Certificate issued (#05-1114) 

ZONING VARIANCE(S): 

Fellowship Bible Church 
• June 26, 2014 – Variance granted to allow for the temporary 

installation of four modular classrooms for use until construction of 
Phase II expansion project is complete (File ZV#14-07). 

• April 19, 2012 – Variance granted to allow set up of one additional 
30 x 60 modular classroom (File #ZV12-13). 
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• August 18, 2011 – Variance granted to allow for the installation of 
one additional modular classroom without the requirement of a Site 
Plan (ZV11-22). 

• September 16, 2010 – Variance granted to allow for the installation 
of two temporary modular classrooms for use until construction of 
Phase II expansion is complete (File # ZV10-18). 

PRIOR CASES 

• 05/23/00: PC approval Final Plat (#00-10)  
• 06/30/05: PC Community Impact Statement approval (#05-20) 
• 09/25/01: PC approval (#S01-08) 
• 09/27/05: PC approval (#S04-20)   

1. Summary of Request 

Public Workshop: Concept Plan Review for Fellowship Bible Church (File# S14-03). The 50.79 acre 
property is zoned Rural.  The Concept Plan includes multiple phases: 

• Phase 1 includes the construction of a maintenance building, removal of C-Containers, 
construction of new/larger pavilion, outdoor stage, new restrooms, additional gravel 
parking areas (totaling 234 parking spaces), roads, worship/multi-purpose building, and 
improvements to the softball field with fencing, dugouts, lights, grandstands, soccer fields, 
basketball courts, to place four additional modular classrooms as approved by various BZA 
waivers with decking, and to construct the utilities, appurtenances, earth moving and 
storm-water facilities as needed for the proposed improvements. The total of the 
additional buildings is 19,512 square feet. 

• Phase 2 includes the construction of an additional driveway onto Daniel Road for an 
additional exit and entrance for the church; construction of a 27,308 square foot Multi-
Purpose Worship Building which can seat 700 people; and relocation of Playground Area. 

• Phase 3 is a long-term planning tool and includes building an Educational Wing on to the 
Church; Building a 1,000 person capacity, 41,390 square foot Worship Center; remove 
and/or relocate all modular units; pave gravel parking lot (93 spaces) and add parking (350 
paved spaces) and vehicular access; construct Creation Center, Educational Learning 
Center, and Missionary Housing. Phase 3 includes a total additional square footage of 
approximately 94,000 sq. ft. 

• The applicant seeks review and comments on the Concept Plan which reflects all 
improvements shown in these three phases. Each will require the further processing of a 
Site Plan. Phase 1 on Sheet 3 will be able to process as a minor site plan.  Phase 2 on Sheet 
4 will process as a major site plan, requiring an additional Public Hearing at that time. 
Phase 3 on Sheet 5 is for long term future planning purposes and will also process as a 
major site plan, requiring an additional Public Hearing in the future.  

2.  Site Plan Category 

This site plan associated with this Concept Plan is governed by the amended Subdivision Regulations, 
which amended the square foot threshold that defines a Minor Site Plan or Major Site Plan.  The 
amended definition allows all site plans with a building area of less than 5,000 square feet to process 
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administratively; requires site plans with a building area between 5,000 and 50,000 square feet to 
submit a Concept Plan and then process as a Minor Site Plan; and requires all site plans with building 
area above 50,000 square feet to process as a Major Site Plan. 

Additionally, the Subdivision and Land Development Regulations further defines Minor Site 
Developments as “those proposals that do not require the development of new infrastructure or the 
extension of existing off-tract infrastructure.”  Because this Site currently contains structures totaling 
23,368 square feet, all new construction results in a property with structures totaling greater than 
5,000 square feet. Therefore, this Concept Plan is required.  The first Phase results in existing and new 
structures totaling less than 50,000 square feet and will therefore be able to process as a Minor Site 
Plan after the Concept Plan Public Workshop. All future phases will include structures totaling greater 
than 50,000 square feet and will therefore be required to process as a Major Site Plan, which includes a 
Concept Plan, public workshop, and site plan public hearing.  

3. Staff Determination of Application Sufficiency and Concept Plan Completeness Review 

In accordance with the amended Subdivision Regulations, the Concept Plan process incorporates a 
sufficiency and completeness review in a single step. Upon second submission and review of the 
applicant’s Concept Plan, Staff found the submitted plan “sufficient” (i.e. meeting all requirements of 
Section 24.116 of the Jefferson County Subdivision and Land Use Regulations).  These requirements, as 
well as the current review status for each requirement for the Fellowship Bible Church application, are 
provided below: 

Required Item from 
Section 24.116 (A-J) 

Description Status 

B.   Submission 
Contents. 

The submission shall contain the following elements:  

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 on the 
Concept Plan 
sheets by Phase 
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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. 

10/1/14 Letter to 
WV DOH with 
relevant data 
provided; 
10/27/14 e-mail 
from Larry Alt 
stating no work is 
required for Phase 
1 and detailing 
what WV DOH 
requires for Phase 
2 (attached) 

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. 

See 10/27/14 e-
mail from Larry Alt 
referenced above. 

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.  

Letters to required 
agencies provided; 
responses 
received from JC 
PSD, JC HLC, WV 
DOH – see 
comments 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 

Staff has 
determined that 
the requirements 
of the Zoning and 
Land Development 
Ordinance and 
Subdivision and 
Land Development 
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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.  

Regulations are 
met in the 
proposed Concept 
Plan.  

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 
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. 

See 10/27/14 e-
mail from Larry Alt 
referenced above. 

5F.  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 10/27/14 e-
mail from Larry Alt 
referenced above. 

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. 

The Jefferson 
County Public 
Service District has 
submitted a letter 
(attached). 
 

H.  Recommended 
Conditions 

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

 

 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. 

Planning Staff 
accepts 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 Workshop 
consistent with 
this requirement. 
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4. External Agency Reviews 

The Jefferson County Public Service District has provided a letter (included in the Planning Commission 
packet) noting the District does not have wastewater sewer lines close to the Fellowship Bible Church. 

The WV DOH has provided an e-mail (included in the Planning Commission packet) from Larry Alt 
stating no work is required for Phase 1 and detailing what is required for Phase 2. 

The Historic Landmark Commission has provided a letter (included in the Planning Commission Packet) 
stating that there are no listed County Historic Resources on the development parcel and the proposed 
development does not extend beyond the current parcel boundaries 

No other external agencies have responded.  

5. Staff Recommendation related to Concept Plan 

The Planning and Zoning Department Staff finds the Fellowship Bible Church Concept Plan to be 
“complete” based on the information provided related to the criteria above.   

Based on the Subdivision Regulations, noted above, the first phase of the site plan will process as a 
Minor Site Plan; Phases 2 and 3 will process as Major Site Plans.     

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 hearing takes place, 
or at a subsequent meeting that occurs within 14 days of the meeting at which the Concept Plan public 
hearing 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 
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Subdivision and Land Development Regulations or the Zoning and Land Development Ordinance in the 
second year shall be applicable. 

 



























COUNTY 

STORIC 
LANDMARKS 
COMMISSION 

October 21, 2014 

Mr. Joseph D. Hague 
Carl Bert and Associates 
142 North Queen Street 
Martinsburg, West Virginia 25401 

Re: Jefferson County Concept Plan Submittal 
Fellowship Bible Church 

Dear Mr. Hague, 

I have reviewed the Concept Plan for the Fellowship Bible Church, dated September 12, 2014, 
and submitted to the JCHLC October 2014 by Carl Bert and Associates of Martinsburg, West 
Virginia. The submittal documents outline three development phases of the proposed expansion 
of the existing church at 160 Daniel Road, Shenandoah Junction. 

A Category IV County Historic Resource is in proximity to the project site, across Daniel Road 
from the proposed development. There are no cataloged County Historic Resources from the 
2007 JCHLC survey located on the development parcel described in these submittal documents. 

The Jefferson County Historic Landmarks Commission has no objections or comments on the 
proposed Fellowship Bible Church Concept Plan since there are no listed County Historic 
Resources on the development parcel and the proposed development does not extend beyond the 
current parcel boundaries. 

If you have any questions or need additional information, please feel free to contact me. 

Sara Lambert 
Commissioner, JCHLC 
P.O. Box 23 
Charles Town, West Virginia 25414 
707-326-6443 

cc: Ms. Jennifer Brockman, Jefferson County Planning Department (via email) 
Mr. Martin Burke, JCHLC Chair (via email) 

PO Box 23 • Charles Town, West Virginia 25414 • Info@jeffersoncountyhIc.org  
www.jeffersoncountyhIc.org  
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Item #7 Request by River Riders, Inc. (File # PCW 14-04), to be represented by Allegheny 
Surveys, for a waiver from the following sections of the Jefferson County Subdivision 
and Land Development Regulations: 

• Appendix B, Section 2.5.1 
• Appendix B, Table 2.2-1 
• Appendix B, Section 9.4.E 
• Appendix B, Section 9.3, (Generally) 
• Appendix B, Section 9.4.A. (Generally) 

OWNER: Matt & Laura Knott, River Riders, LLC. 
DEVELOPER: Same as owner 
SURVEYOR/ENGINEER: Allegheny Surveys 
PROPERTY LOCATION: 408 Alstadts Hill Road, Harpers Ferry, WV 

LEGAL DESCRIPTION: 

Tax District:  Harpers Ferry (04), Map: 7, Parcels:10 and 10.1, Map 9, 
Parcels 61,62,63,63.1,66.1,69,70, 71,72,73, 74,75 

 
ZONING DISTRICT: Zoning Map Designation:  Residential-Light Industrial-Commercial 

SURROUNDING PROPERTIES: 
Zoning Map Designation: 
      North: RLIC          South: RLIC/RG 
     East: RLIC        West: RLIC/RG 

 Total Development: approx. 45 Acres 

CONCEPT PLAN: S13-07: Concept Plan Approved for expansion of the existing facility to 
incorporate an All-Inclusive Family Adventure Center  
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ZONING CERTIFICATES: ZC 12-02: Aerial Adventure Park as an Accessory Use 

ZONING VARIANCES: 
ZV 14-19: Approval of elimination of the parking/drive aisle, building 
setbacks and landscape buffer requirements for internal lot lines only. 

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

PLANNING WAIVER: 

PCW 14-01: Approval of Waiver to permit a grass parking area with 
minimal earthwork and grading and with a paved center drive aisle as 
shown on previously approved the Concept Plan as the “Seasonal 
Parking” area. Waiver is from Sections Appendix B, Section 2.5, 
Subsections A, C, D, E, G, H, I, J, K, L, M, N, and O; Appendix B, Section 9.4 
A and C; Appendix B, Section 9.5 of the Jefferson County Subdivision and 
Land Development Regulations. 

PROPOSED REQUEST  
Waiver from Section 2.5.1; Table 2.2-1; Section 9.4.E; Generally Section 
9.3; and Generally Section 9.4.A. regarding the grade of the internal 
drive aisles for the proposed All-Inclusive Family Adventure Center 

1. Background 

River Riders, LLC is working on a large project that involves a multi-step approval process. An 
approved Site Plan will be required prior to any site work occurring related to the All-Inclusive 
Family Adventure Park, which is an expansion of the existing Adventure Center and Outfitter to 
including additional zip lines, paintball, laser tag, zorbing, miniature golf, and other adventure 
related activities. The plan also includes expansion of existing lodging, dining, meeting, and storage 
facilities. New parking areas will be created to accommodate increased visitors. 

The applicant has received approval of the following steps in this development process: 

• Concept Plan (S13-07) for full build out of Adventure Center (PC Workshop held 2/25/14) -- 
The Plan includes multiple uses which include, but are not limited to, outdoor commercial 
recreational uses such as: aquatic activities, ropes courses, zip lines, paint ball, pavilions, as 
well as some indoor recreational activities, a bathhouse, a maintenance facility for 
equipment repair and storage, amphitheater, observation tower, cabins, a two-story six-
unit vacation rental, RV and tent camping, and associated parking for all uses. The entire 
project shall consist of a total square footage of 24,800 square feet and is located at their 
current location on Alstadts Hill Road. The Planning Commission provided direction to the 
applicant regarding the proposal including the suggestion that a line of coniferous trees be 
planted in the 360 foot long linear area between the expanded vacation rental homes on 
Alstadts Hill Road and the proposed parking lot and noted that the Concept Plan lifted the 
single family restriction from Parcel 66.1, Tax Map 9 of the Harpers Ferry District. 

• Subdivision Regulation Waiver (PCW14-01) (Approved by PC 4/18/14) to allow a large grass 
parking area with a County Grade paved center drive aisle/access road in the area shown on 
the Concept Plan as the “Seasonal Parking” with minimal earthwork and grading for 
overflow weekends. The Planning Commission approved the requested Waiver with the 
following conditions: 



STAFF REPORT 
Jefferson County Planning Commission Meeting 

December 9, 2014 

N:\PC\PC Mtg\Staff Reports\2014\12-09-14\Matt & Laura Knott River Riders, LLC\Matt  Laura Knott_River Riders LLC_PCW 14-04 staff report jmb 
edits.doc 

 

1. The seasonal parking to be the seasonal period from Memorial Day weekend to Labor Day weekend, 
which is 15 weekends, or 30 days. 

2. A site plan, either for this parking area only or as a part of the full site plan for the proposed 
development, shall be submitted prior to the construction of any improvements, and shall be 
required to show the following related to the seasonal parking area: 

a. Full construction details of the paved center internal drive aisle. 

b. A diagram of the area shown as “Seasonal Parking” will need to be clearly outlined with 
dimensions for the rows of parking and dimensions for each grass drive aisle to ensure the 
number of proposed parking spaces can be achieved in that location, and to depict that 
there is adequate space for safe and efficient internal circulation and sight distances where 
the parking lanes meet the center paved drive aisle. 

c. The total number of designated ADA parking spaces is provided on-site (Applicant has 
agreed to this in the application). 

3. The number of ADA parking spaces shall be met, including the necessary handicap parking symbols 
and signage. 

4. The parking areas shall be delineated in such a way as to be able to identify parking spaces, drive 
aisle, and end of rows.  This could be done by using concrete parking stops to denote parking spots, 
painted field markings on grass, or through the use of temporary movable delineators. 

• Zoning Variance (ZV14-19) (Approved by BZA 11/13/14) to allow the development to occur 
across various property lines, eliminating the 10 foot landscape buffer and the parking lot, 
driveway and access drive setbacks along the internal lot lines of the various parcels and to 
eliminate the 25 foot building setback along the interior lots lines of the multiple lots that 
make up the River Riders All Inclusive Family Adventure Park. 

2. Overview of Requested Waiver  

The current application is a request for a waiver from Appendix B, Section 2.5:1; Table 2.2-1; 
Section 9.4.E; Section 9.3 (generally); and Section 9.4A (generally) of the Jefferson County 
Subdivision and Land Development Regulations. The applicant is requesting the following waivers:  

1) To allow the grade to exceed 8% or 9 % (depending on which section of the Ordinance will 
apply) in limited areas as shown on the attached plat; and  

2) To allow Reveille Road to remain “as is” for the existing purpose and for limited non-public 
access. 

The previously approved Concept Plan and grass seasonal parking area both reflected Planning 
Commission's directive/desire to retain as much of the natural topography and vegetation as 
possible. Designing the internal roads in a manner that conforms to the Subdivision Regulation 
requirements would require substantial grading that would, in effect, defeat the purpose of the 
previous approvals. 

The applicant’s application provides more detail regarding the need for these waivers. The 
following graphic depicts the main entrance road through the seasonal parking area and the access 
road serving the cabin area in the rear which are the subjects of this request. There is some 
question as to whether the 8% grade or 9% grade applies in some areas and Planning staff defers to 
Engineering in this discussion. It also portrays the existing Reveille Road which will serve employees 
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and an existing property owner only. The second waiver is that the applicant would like to leave 

this existing road as constructed. 

Waiver Criteria 

The following criteria, as outlined in Section 24.300 of the amended 2008 Subdivision Regulations, 
have to be met in order to have a waiver granted: 
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The design of the project will provide public benefit in the form of reduction in County 
maintenance cost, greater open space, parkland consistent with the County parks plan, or 
benefits of a similar nature. 

The granting of these waivers does not impact County maintenance costs as they are privately 
maintained roads. While this project has no open space or parkland requirements, retaining the 
seasonal parking in as natural a condition as possible, with minimal grading does, in effect, provide 
more open space along the US 340 corridor. 

The waiver, if granted, will not adversely affect the public health, safety or welfare or the rights 
of adjacent property owners or residents. 

The waiver is not anticipated to have an adverse effect on the public health, safety or welfare or 
rights of adjacent property owners or residents as it will retain as much of the topography and 
natural vegetation as is feasible. Requiring the design of the roads to meet the County standards 
will require significant grading and redesign of the site in a way that is more likely to impact the 
neighboring properties. 

The waiver, if granted, will be in keeping with the intent and purpose of these Regulations. 

The intent of the Subdivision Regulations is to have safe and usable drive aisles and roads serving 
commercial developments.  The Regulations further support the preservation of natural conditions 
and minimizing significant grading of existing topography, particularly in hillside and 
environmentally sensitive areas. The requested waivers are intended to result in the least amount 
of disturbed area. The waivers are consistent with the approved the concept plan which included 
maintenance of the topography and trees in the natural condition.  

The waiver, if granted, will result in a project of better quality and/or character. 

The requested waivers allow the applicant to design the grass seasonal parking area and the full 
development in a manner that retains the natural conditions as much as possible, which, in turn, 
provide a better character of this area intended to provide a significant outdoor recreational area 
that highlights the County’s natural features.  

Regarding these waiver requests, the waiver criteria have been satisfied. 

3. Staff Recommendation 
Planning and Zoning Staff recommends approval of the requested waivers and defers to the 
Engineering staff regarding any specific design concerns.  

 

 



 









 





























 



 
 
 
 

This information is 
Tab # 8 of your binder 





















 
 
 
 

This information is 
Tab # 11 of your binder 





1 
 

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/County Commission  
FROM: Jennifer Brockman, AICP, Director  
DATE: December 9, 2014 
RE: Updated Reducing Regulatory Barriers  
*************************************************************************** 
Over the past five years, the Departments of Planning and Zoning have advanced a 
number of amendments to the Zoning Ordinance and Subdivision Regulations in order to 
promote better land use decision making and a more reasonable review and approval 
process. Toward the end of promoting better land use policies and reducing unreasonable 
barriers to land use development, the following list discusses the changes to the Planning 
and Zoning regulations and processes since 2008.  

1. The adoption of the 2008 Subdivision Regulations increased the number of lots 
permitted via a minor subdivision from 2 lots and a Residue to 4 lots and a Residue.  
A minor subdivision does not require the applicant to make any site improvements 
and is approved by Staff. 

2. The updates to the 1988 Zoning Ordinance broadened the permitted uses in the 
Rural Zoning District to include a significant number of uses that are intended to 
promote the rural agricultural economy and value added production/processing, 
including the following provisions (ZTA 13-01): 

• Permits the Zoning Administrator to waive parking standards for seasonal or 
temporary uses, agricultural uses, events or other types of uses that do not 
require parking on a regular basis such as Farm Markets, provided that required 
graphic information is submitted with the Zoning Certificate application.  

• Developed clearer definitions and standards for Farm Winery, Farm Brewery 
and Farm Distillery, including the provision that all structures associated with the 
operation of a farm winery, farm brewery and farm distillery have been increased 
from 10,000 square feet to 20,000 square feet. 

• Standards for “Accessory Agriculture Dwelling Units” for farmworkers or 
caretakers on a property for which the primary use is agricultural have been 
developed. This is now a Principal Permitted Use in the Rural Zone. 

• Standards for “Rural Receptions/Event Facilities” for such activities as weddings 
have been developed. Small event facilities are only permitted in the Rural zone 
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and require administrative approval. Larger events are permitted in additional 
zones and have additional requirements.  

3. Rural site plan standards were introduced in 2010 to allow rural site plans to 
develop without paving the driveway and parking area and utilizing LID storm water 
design, allowing rural development to reflect a more consistent rural character. 
In 2013 this was further amended to reduce the requirements of a minimum of 9 
inches of gravel depth to 6 inches of gravel for parking areas and driveways for 
certain rural uses.  

4. The wireless telecommunications structure standards and processes were 
completely revised with considerable input from the industry to address new 
industry standards while protecting residential and rural areas throughout the 
County. 

5. The definitions section was expanded for clearer and easier use of the document.  
6. The requirements for Home Occupation Level 1 and 2 and Cottage Industry were 

amended to include the following provisions: 

• No Division of Highway permit required.  Rationale for this change is that the use 
is still primarily residential requiring the home occupation to be clearly incidental 
and therefore no change in use has occurred on the property.  

• By Ordinance amendment, it now clearly states that “The participation of an 
individual location in an event conducted annually or twice yearly with multiple 
locations, such as a home and garden tour or an art studio tour” is exempt from 
the Home Occupation/Cottage Industry processes to ensure these vital cultural 
tourism opportunities continue in the County. 

• For Home Occupation, Level 1:  
o Increased the floor area that could be used from 25% to 33%.  
o The following was added: “Incidental sales of class-related material to 

students who receive instruction on the premises shall be permitted.” 

• For Home Occupation, Level 2: 
o Permitted the sign size to increase from 1 sq. ft. to 2 sq. ft. 
o The following was added: “Incidental sales of class-related material to 

students who receive instruction on the premises shall be permitted.” 
o Previously was not permitted in Subdivisions established after 1979. It has 

now been amended to allow Home Occupation, Level 2 in existing residential 
subdivisions established after July 17, 1979, provided that the minimum lot 
size is 20,000 square feet.  

• Cottage Industry: 
o Increased the floor area that could be used from 33% to 50%. 
o The following was added: “Incidental sales of class-related material to 

students who receive instruction on the premises shall be permitted.” 
o Increased the number of daily trips from 12 to 15, but retained the overall 

weekly trips at 60, allowing for more flexibility in how such a use can be 
conducted. 
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o Allowed for subordinate/accessory structures dedicated to this use up to 
1,500 sq. ft. to be exempt from site plan review, prior to this amendment, any 
structure over 250 sq. ft. required a site plan. 

o Some site plan standards have been relaxed depending upon size of 
accessory structure. 

o Previously was not permitted in Residential Growth and existing residential 
subdivisions. It has been amended to allow Cottage Industry in the 
Residential Growth District or an existing residential subdivision, provided the 
minimum lot size is 2 acres.  

• Telecommuting no longer requires a Zoning Certificate; previously was classified 
as a Home Occupation, Level 1 and required zoning certificate. 

7. Bed and Breakfast  

• Is now a Principal Permitted Use and no longer needs to go to BZA for approval, 
which required a notice in the paper. 

• Broaden the definition of B and B’s, which is now more permissive than the prior 
definition.  

8. The definitions of Minor vs Major Site Plans were modified to allow administrative 
review of Site Plans meeting certain criteria and in locations where the proposed 
use would have already had a public process.  

• In 2010 the difference between a major and minor site plan was: 
o Minor Site Plan – 5,000 square feet or less (staff review only) 
o Major Site Plan – 5,000 square feet or greater – which required 2 public 

meetings before the Planning Commission.  

• In 2012 the difference between a major and minor site plan was amended to the 
following: 
o Minor Site Plan – 5,000 square feet or less (staff review only) 
o Minor Site Plan with a Concept Plan – Between 5,000 and 50,000 square feet, 

requires a Concept Plan that goes before the Planning Commission and the 
remaining review and process is conducted administratively.  

o Major Site Plan – 50,000 square feet or greater – which requires 2 public 
meetings before the Planning Commission.  

o Industrial and/or Commercial Parks Standard – Building(s), both new and 
additions to existing, regardless of size, when located in a business and/or 
industrial park on a lot within an approved major non-residential subdivision 
with master planned roads and stormwater. 

9. Updated all checklists and developed online applications for easier use to the 
public. 

10. Amended Article 12 to clarify the process for zoning map amendments (rezoning 
requests) and text amendments.  

11. Requirements related to the provision of sidewalks during the site plan process 
have been modified. Applicants previously had to seek a waiver of the requirement 
and often the Planning Commission required a pedestrian/bike easement in-lieu of 
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installation of sidewalks. The amendment allows an administrative relief of the 
requirement if in the opinion of staff a pedestrian/bike easement is of a greater 
benefit than the installation of sidewalks. 

12. Changes have been made regarding the requirement of a Traffic Study for a 
proposed development. Previously, when a site plan triggered a certain number of 
peak hour trips per day, a traffic study would be required. The amended 
requirement allows the applicant to first work with the WVDOH on any 
improvements the WVDOH may have in the area near the proposed development 
prior to conducting a traffic study. This allows the applicant to substitute the 
requirement for a traffic study with improvements that WVDOH knows are needed 
near the proposed project. This allows known and needed improvements to happen 
without the applicant conducting a traffic study. If there are no proposed 
improvements that the WVDOH has identified for the location of the proposed 
project, the applicant will have to conduct a traffic study.  

13. The Compatibility Assessment Meeting was removed from the approval process for 
proposed restaurants, where the primary mode of food distribution is by pick-up 
counter or drive in window, and for proposed convenience stores to be located in a 
planned shopping center. 

14. A provision was added to allow the rear yard setback for decks on townhome lots to 
be reduced to 10 feet, provided that the rear lot abuts a dedicated easement or 
common property area and is not a lot that includes a residence. This should relieve 
such property owners from processing a Variance before the BZA. (part of ZTA 12-
01) 

15. New Commercial Zoning Categories (ZTA 12-01):  In 2009, the Zoning Ordinance 
had only two commercial districts: Residential-Light Industrial-Commercial and 
Industrial – Commercial. This was a concern among the public, the Planning 
Commission, and the County Commission during rezoning hearings. Seven new 
commercial zoning categories were approved to allow uses that are more 
appropriately tailored to each district. Such districts are typically found in many 
other communities that have zoning ordinances.  

16. It was determined that properties that are already occupied by a structure or 
previously paved should not have to apply the Soils component of the LESA point 
analysis for a Conditional Use Permit (CUP). Approval of this amendment allows the 
redevelopment of non-farm rural properties through the CUP process. (part of ZTA 
12-01) 

17. Landscaping provisions were in need of  a complete review. As a first step, a new 
standard was approved related to the required 10 foot side and rear buffer planting 
strip for abutting non-residential properties to allow better visibility and compatibility 
between uses while still providing shade, aesthetics and reducing storm water 
runoff. (ZTA 14-01) 

ITEMS STILL NEEDING REVISIONS: 
1. When Envision Jefferson 2035 is approved, proposed Zoning Ordinance and 

Subdivision Regulations Text Amendments included in the Plan should be listed 
and prioritized. 



5 
 

2. The BZA recently overturned the Zoning Administrator’s interpretation of Section 
5.7(D)(3) and the language in this Section needs to be amended to reflect the intent 
stated by the BZA. 

3. Review of the DRS/LESA Point System (Articles 6 & 7 of the Zoning Ordinance). 
4. Review of Landscape and Buffer Requirements (Subdivision Regulations, Section 

4.11). 
5. Review of Parking standards (Zoning Ordinance), possible revisions include 

clarifying when gravel lots can be utilized and how they should be designed. 
6. Signage Regulations (Zoning Ordinance) need a complete review and possible 

revisions. 
7. Provisions relating to campgrounds in both the Zoning Ordinance and Subdivision 

Regulations need to be reviewed and clarified. 
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Email:  planningdepartment@jeffersoncountywv.org    Phone:    (304) 728-3228   
Email:  zoning@jeffersoncountywv.org      Fax:    (304) 728-8126 

Director’s Report 
Planning Commission Meeting 

December 9, 2014 

1) Status of Zoning Administrator Search 

2) Recent/Upcoming CC Actions relevant to Planning:  

a) Envision Jefferson 2035 Comprehensive Plan – status update of 2014 Comp Plan 
effort and discussion of next steps: 

• CC Workshop regarding for the Envision Jefferson 2035 Comprehensive Plan 
Land Use Map – Wednesday, December 3, 2014, 7:00 pm  

• CC Workshop regarding comments received on PC Redlined Version of the 
Draft 2014 Comprehensive Plan, entitled Envision Jefferson 2035 – Thursday, 
December 11, 2014 9:30 am 

• Action required on draft Envision Jefferson 2035 Comprehensive Plan by 
January 14, 2015 

b) County Commission Public Hearing on proposed Zoning Ordinance text 
amendment regarding Mass Events (#ZTA 14-02) was held on Wednesday, 
October 1, 2014 (County Commission workshop TBD in January 2015)  

2) Planning Commission Training – date and time TBD 

• Required 2 hour training every year  
• Orientation for New Members 

3) Upcoming PC meetings 
a) Next Regular Meeting: January 13, 2014 

 

Jefferson County, West Virginia 
Departments of Planning and Zoning 
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Charles Town, WV 25414 
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