
 
AGENDA 

Jefferson County Planning Commission 
Tuesday, July 14, 2015, 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: 

• June 9, 2015 

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. Public Hearing: Proposed text amendment to the Zoning & Land Development Ordinance related 
to Cultural Facilities, File #ZTA 15-01. The amendment includes changing “Appendix C, Principal 
Permitted Uses Table”, to change Cultural Facilities from Not Permitted (NP) to Permitted (P) 
within the Residential Growth District. 
 

There is no public comment for the remaining items. 
 
4. Petition by Charles M. Carter for a Zoning Map Amendment to the Planning Commission for the 

purpose of scheduling a public hearing within 60 days (File # Z15-02). This property is currently 
zoned Rural (R) and the applicant is requesting General Commercial (GC). The property is located 
on the south side of Martinsburg Pike (Route 45), east of the intersection with Venice Way. 
 

5. (Postponed from the June 9, 2015 PC meeting.) Discussion and review of red-lined edits for the 
Proposed amendments created by an appointed citizen based committee for the purpose of 
scheduling a public hearing: 

• Proposed Amendment to the Jefferson County Land Development and Subdivision Regulations, 
Appendix B, Division 7 “Mobile/Manufactured Homes Parks and Campgrounds” to remove all 
reference to campgrounds; 

• Proposed Amendment to the Jefferson County Land Development and Subdivision Regulations, 
Appendix B, to create a new Division 8 “Campgrounds” (note this requires relabeling the existing 
Division 8); and 

• Proposed Amendments to the Jefferson County Zoning and Land Development Ordinance, to 
create a new Section 8.16 “Campgrounds” under Article 8, “Supplemental Use Regulations” 

6. Request for postponement. 
 

7. Reports from Legal Counsel and legal advice to the Planning Commission. 
a) Active Litigation: 
• Far Away Farms: Report on legal action in Jefferson County Circuit Court, Case # 15-C-129 – 

Possible Executive Session 
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• Shiloh Citizens Association: Report on legal action in Jefferson County Circuit Court, Case # 11-C-
325 

• Update on request by the County Commission for input from the Planning Commission to 
determine if a Zoning Map Amendment (Rezoning) request by property owner Twin Oaks 
Subdivision, LLC, Peter S. Corum and J. Edward Slonaker for Morgan Grove Market is in 
compliance with the Envision Jefferson 2035 Comprehensive Plan. – Possible Executive Session 

 
8. Director’s Report. 

 
9. 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 

• Historic Landmark Commission 

10. President’s Report. 

11. Actionable Correspondence. 

12. Non-Actionable Correspondence. 

 
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 

Jefferson County Planning Commission 

June 09, 2015 

The Jefferson County Planning Commission met on June 9, 2015 with the following Commission 

members present: Steve Stolipher, President; Wade Louthan, Vice President; Gene Taylor, Secretary; 

Dale Manuel, Mike Chapman and Peter Fricke. Staff members present included David Simon, Zoning 

Administrator; Rhonda Greenholtz, Planning Clerk; Jonathan Saunders, County Engineer; and Nathan 

Cochran, Legal Counsel. Gary Phalen and Dick Childs were absent with prior notification. Donnie 

Fisher was not present without prior notification. 

Mr. Stolipher called the meeting to order at 7:00 p.m. 

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

 May 12, 2015 

Mr. Steve Stolipher asked if there were any objections to the approval of the meeting minutes. No 

objections were made. Minutes were approved. 

2. Citizens Communications:  

Mr. Matt Knott, River Riders, reiterated previous concerns regarding the possible annexation that 

was discussed at the Public Hearing held on May 12, 2015 regarding the Proposed Urban Growth 

Boundary for the Town of Bolivar. 

 Mr. Rob Glen, Representative for Standard Land Company LLC, submitted a letter to 

the Planning Commission in opposition to the inclusion of the 405 acre parcel within the 

Proposed UGB for the Town of Bolivar citing the following reasons: 

a. This action would be inconsistent with the recently adopted County 

Comprehensive Plan. 

b. There has been no outreach or information provided to Standard Land 

Company by the Town of Bolivar. 

c. Standard Land Company property was recently rezoned to a flexible zoning 

category. 

d. Sewer, water and electric utilities are located on site. 

e. There is no benefit to the Standard Land Company property being subjected to 

additional regulation or taxation. 

3. Action on a Public Hearing that was held on May 12, 2015 on the proposed Bolivar Urban Growth 

Boundary. The Public Hearing was closed and no additional public testimony will be taken. 

Action was taken on a Motion made by Mr. Peter Fricke which was postponed from the May 12, 

2015 Planning Commission meeting after receiving input from legal in response to questions 

regarding possible annexations of properties located within the Proposed Urban Growth Boundary 

(UGB) for the corporation of Bolivar.  

Mr. Steve Stolipher repeated Agenda Item # 3 from the May 12, 2015 Planning Commission 

meeting and restated the Motion made by Mr. Peter Fricke: “I move that the Planning Commission 

advise the County Commission that the proposed Urban Growth Boundary is consistent with the 

Envision Jefferson 2035 Plan.”, which had been seconded at that time. 

A vote was taken and failed with a vote of 2 (for) to 4 (opposed). (Mr. Wade Louthan, Mr. Mike 

Chapman, Mr. Stephen Stolipher, and Mr. Dale Manual opposed.) 
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Mr. Dale Manuel inquired from Legal Counsel what impact “forced annexation” into the Town of 

Bolivar would have on affected properties. 

Mr. Nathan Cochran, Legal Counsel for Jefferson County stated that the County Commission does 

not have a say on annexations if the property is located within an UGB. If a particular property is 

contiguous but outside an UGB or non-contiguous and outside an UGB then the County Commission 

has to agree with the Town. If an agreement is not made then either party may ask the Court to make 

a decision on the issue. Mr. Nathan Cochran entered a copy of West Virginia Code 8A, 8.6.4A for 

the record. 

Mr. Mike Chapman stated that the Proposed UGB should have been discussed at the draft stage of 

the Envision Jefferson 2035 Comprehensive Plan and does not support the motion on the table at this 

time. 

Mr. Robert Hardy, Mayor of Bolivar spoke. As previously stated in the May 12, 2015 Planning 

Commission meeting there are no intentions of any annexations of properties into the Town of 

Bolivar. This meeting is for the Planning Commission solely to determine if the UGB is consistent 

with the Envision Jefferson 2035 Comprehensive Plan. 

Mr. Dale Manuel made a motion that the UGB is not in conformance with the Envision Jefferson 

2035 Plan and counsel shall prepare a document to the County Commission. Mr. Wade Louthan 

seconded the motion which passed with a vote of 4 to 2 (Mr. Peter Fricke and Mr. Gene Taylor 

opposed). 

4. A Final Plat Public Hearing was held for Aspen Greens Phase IIA, Lots 21-46 (File #PC 14-01). The 

project is to consist of 26 Single Family Lots and two meadows on 16.235 acres. The property is 

located northeast of the intersection and along Old Country Club Road and Flowing Springs Roads. 

The property is designated as Tax District: Charles Town (02); Tax Map: 4; Parcel: 19; 

Owner/Developer: Roderick Planes, LLC, Maurice Gladhill.  

Mr. Fred Gates, Gates & Associates, stated that all approvals have been granted and as this is simply 

a formality, he asked if there were any questions concerning the project.  

Mr. David Simon spoke that the applicant has addressed any and all concerns and recommend 

approval of the Final Plat. 

Mr. Steve Stolipher opened the floor to public comment. 

No public comment was made. 

Mr. Steve Stolipher closed the floor to public comment. 

Mr. Dale Manuel made a motion to approve the Final Plat for Aspen Greens Phase IIA, Lots 22-46, 

File # PC14-01. Mike Chapman seconded the motion. A vote was taken which carried unanimously. 

Mr. Steve Stolipher recused himself from the following two (2) agenda items citing conflict of 

interest and handed the meeting over to Mr. Wade Louthan, Vice President 

5. A Public Workshop was held for a Concept Plan for 637842 Delaware Corporation, D/B/A Kent 

Cartridge Manufacturing Facility (File #S15-02).  The Concept Plan includes a 20,000 square foot 

expansion for warehousing and storage of an existing ammunition manufacturing facility. The 

property located on a 173.58 acre parcel.  The property is located at 795 Hite Road in Kearneysville 

and is designated as Tax District: Middleway (07); Tax Map: 8; Parcel 4; Zoned: Rural; Size: 173.58 

Ac. 
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Mr. Wade Louthan asked for any discussion. 

No discussion was had. 

Mr. Wade Louthan opened the floor for Public Comment. 

Ms. Linda Barnhart, Representative of 637842 Delaware Corp. D/B/A/ Kent Cartridge spoke.  Kent 

Cartridge has been in operation for 31 years. The engineer Jason Gerhart with Gordon is present to 

answer any questions regarding the proposed expansion. Mr. John Reisenweber was also present to 

speak on behalf of the project. 

Mr. John Reisenweber, Executive Director for the Jefferson County Development Authority spoke in 

favor of the proposed expansion.  A letter to the Planning Commission in support of the project was 

submitted as part of the record. 

Mr. Dale Manuel cited a letter submitted to the Planning Department by the Jefferson County 

Historical Landmarks Commission stating there were no objections to the proposed Concept Plan. 

Mr. Dale Manuel made a motion to approve the Concept Plan for the 637842 Delaware Corp. 

D/B/A/ Kent Cartridge. Mr. Peter Fricke seconded the motion. A vote was taken which carried 

unanimously. 

6. A Public Hearing was held for a request by applicant 637842 Delaware Cartridge D/B/A Kent 

Cartridge (File #PCW15-01), for a waiver from the requirements of Section 20.203 (1), and Division 

26.200 the Jefferson County Subdivision and Land Development Regulations which would require 

this project to process as a Major Site Plan, to process as a Minor Site Plan. The property is located 

at 795 Hite Road in Kearneysville and is designated as Tax District: Middleway (07); Tax Map: 8; 

Parcel 4; Zoned: Rural; Size: 173.58 Ac. 

Mr. Wade Louthan asked for any discussion. 

No discussion was had. 

Mr. Peter Fricke asked that the Planning Department staff recommendation be presented. 

Mr. David Simon presented the staff recommendation for the waiver request. Kent Cartridge is 

placed in a unique situation as the building currently has a large existing footprint which places them 

in a “grey zone” between what qualifies as a “Minor Site Plan” vs. a “Major Site Plan”.  Kent 

Cartridge has met all standards and has documented all of the situations asked of them. Planning 

staff recommends approval of the waiver request to process as a Minor Site Plan. 

Mr. Dale Manuel asked if there were any objections from the public to allow this request. 

No objections were presented. 

Mr. Dale Manuel made a motion to approve the waiver request by 637842 Delaware Corp. D/B/A 

Kent Cartridge to process as a Minor Site Plan. Mr. Peter Fricke seconded the motion. A vote was 

taken which carried unanimously. 

 

Mr. Steve Stolipher returned to the room and the meeting was turned back over to him. 

7. A Public Hearing was held for a request by applicant Mark-Colonial Hills, LLC (PCV#15-03) for a 

variance from the requirements of Article 8, Section 8.2.e.3 of the 1979 Jefferson County 

Subdivision Ordinance. The applicant is requesting a reduction in the requirement for the minimum 

road frontage from 80’ to 70’to permit two additional single family lots. The property is located on 
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the east side of Potomac Farms Drive (Jefferson County Route 245) in Shepherdstown and is 

designated as Tax District: Shepherdstown (09); Tax Map: 8; Parcel 10; Zoned: Residential Growth; 

Size: 27.15 Ac. 

Mr. Ryan Perks, Alpha Associates, presented the request for the applicant.  Mr. Ryan Perks was 

joined by Mr. Bob Kinsley and Mr. Rick Fink, Owner/Developer. Reduction of the required lot road 

frontage will reduce the size of the lots and allow for the increase of 11 additional lots not two (2) as 

the agenda stated. If this variance is approved, an amendment to the Community Impact Statement 

will be required because it will result in an increase in the number of lots and the density. 

Mr. David Simon stated the Planning Department Staff report supports the request for the reduction 

of the minimum road frontage from 80’ to 70’. 

Mr. Steve Stolipher opened the floor for public comment. 

No public comment was made. 

Mr. Steve Stolipher closed the floor to public comment. 

Mr. Mike Chapman made a motion to approve the variance request. Mr. Dale Manuel seconded the 

motion. A vote was taken which carried unanimously. 

8. Request for postponements: Request to postpone the discussion and red-line edits for the proposed 

amendments created by an appointed citizen based committee regarding Campgrounds. Due to short 

staffing and time constraints relevant to other pressing issues, staff has not had time to investigate 

and prepare material for review. This item will be placed on the July 14, 2015, 7:00 pm scheduled 

Planning Commission meeting. 

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

a) Active Litigation: 

 Far Away Farms: Report on legal action in Jefferson County Circuit Court, Case # 15-C-129 

– Possible Executive Session Mr. Nathan Cochran recused himself from this item citing 

conflict of interest. This item can be discussed when Legal Counsel Ms. Lydia Lehman is 

present.  

 Shiloh Citizens Association: Report on legal action in Jefferson County Circuit Court, 

Case # 15-C-129 – Possible Executive Session. 

Mr. Dale Manuel made a motion to enter into executive session at 7:50 PM. Mr. Gene Taylor 

seconded the motion. A vote was taken, which carried unanimously. 

Mr. Mike Chapman made a motion to come out of executive session at 8:02 PM. Mr. Dale Manuel 

seconded the motion. A vote was taken, which carried unanimously. 

Mr. Dale Manuel made a motion that Legal Counsel continue to defend the Planning Commission in 

the law suit that has been brought against the Planning Commission by the Shiloh Citizens 

Association. Mr. Gene Taylor seconded the motion. A vote was taken which carried unanimously. 

 

10. Directors Report: 

 The next  regular Planning Commission meeting is scheduled for July 14, 2015 

11. Planning Commission and Liaison reports:  
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 None 

12. President Report:  

 None 

13. Actionable Correspondence: 

 None 

14. Non Actionable Correspondence: 

 None 

 Mr. Steve Stolipher motioned to adjourn the meeting at 8:15 p.m.  A vote was taken and passed 

unanimously. 
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JEFFERSON COUNTY, WEST VIRGINIA 
Departments of Planning and Zoning 

116 East Washington Street, 2
nd

 Floor 

P.O. Box 338 

Charles Town, WV 25414 

www.jeffersoncountywv.org/government/departments/planning-and-zoning-department.html 

Email:  planningdepartment@jeffersoncountywv.org    Phone:    (304) 728-3228 

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

MEMO 

To:  Jefferson County Planning Commission 

From: Jennifer M. Brockman, AICP 

 Director of Planning and Zoning 

Date:  July 14, 2015  

RE:   Proposed amendment to Appendix C, Principal Permitted Uses Table of the Jefferson County 

Zoning and Land Development Ordinance, regarding Cultural Facilities (ZTA 15-01) 

 

On June 18, 2015 the Shepherdstown Library Board petitioned the County Commission for a Zoning 

Ordinance text amendment to change Cultural Facilities from “Not Permitted” to “Permitted” within 

the Residential Growth District. The County Commission voted unanimously to initiate the requested 

text amendment to the Ordinance. As a result of the County Commission’s action, a Public Hearing 

was scheduled for the July 14, 2015 Planning Commission meeting. 

Overview 

Currently, Appendix C of the Jefferson County Zoning Ordinance lists Cultural Facilities as “Not 

Permitted” in the Residential Growth District (see Appendix C, Principal Permitted Uses [attached]). 

The Zoning Ordinance defines a Principal Permitted Use as “Any use which is or may be lawfully 

established in a particular district, approved by the Departments of Planning and Zoning without 

requirement of Development Review System review or approval by a board or commission, provided 

the use conforms with all applicable requirements of this Ordinance.” 

A Cultural Facility is defined in the Zoning Ordinance as “A library, museum, or similar public or 

quasi-public use displaying, preserving, and exhibiting objects of community and cultural interest.” 

It should be noted that according to Section 5.4 of the Zoning Ordinance, “The Residential Growth 

District is intended to provide for a variety of residential uses and densities which can be supported by 

central or public water and sewer and adequate roadways and services. This District encourages 

commercial growth provided that such growth is deemed to be appropriate and compatible by the 

Development Review System.” 

Planning Commission Role 

In accordance with Section 12.4 of the Jefferson County Land Development and Zoning Ordinance, a 

text amendment proposed by a board other than the Planning Commission may be made by written 

request to the County Commission, who can choose to initiate the text amendment. If the County 

http://www.jeffersoncountywv.org/government/departments/planning-and-zoning-department.html
http://www.jeffersoncountywv.org/government/departments/planning-and-zoning-department.html
mailto:zoning@jeffersoncountywv.org
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Commission agrees to initiate the amendment, it is required to refer the proposed amendment to the 

Planning Commission in accordance with §8A-7-8(b) et seq of the West Virginia State Code, as 

amended, in order for the Planning Commission to provide advice to the County Commission on the 

consistency of the proposed text amendment with the Comprehensive Plan.  The Planning Commission 

may hold a hearing regarding the request in order to make an informed recommendation to the County 

Commission. 

Relevant Sections of the Envision Jefferson 2035 Comprehensive Plan 

One of the five primary Elements of the Envision Jefferson 2035 Comprehensive Plan is the 

“Education and Public Libraries” Element. This element discusses the role and importance of libraries 

in the development of a well-balanced community. The Plan discusses how the role of libraries has 

changed from being a depository of books and electronic media to community centers of information 

serving a wide range of community needs, including acting as localized centers for employment and 

job training activities. The following goal and recommendation relate to the need to locate libraries in 

areas that serve the residential populations: 

Goal #23:  Ensure that a High Quality Library and Information Technology Service is 

Available to Residents of Jefferson County. 

Objective #3: Encourage the construction of new library facilities in areas within 

municipalities, UGBs, PGAs, or Villages, preferably in walkable proximity to residential 

neighborhoods, retail areas, services, and recreational areas.  

Public Library Recommendations (Goal 23) 

3. 

Collaborate with applicable municipal or County agencies to identify potential library 

sites, prioritizing locations in close proximity to schools, neighborhoods, and village or 

town centers. 

Conclusion 

The Envision Jefferson 2035 Comprehensive Plan clearly states the importance of locating new 

libraries near residential neighborhoods. Having an Ordinance which does not permit libraries in the 

Residential Growth (RG) is contrary to the recommendations and goals of the Plan. The recommended 

text amendment is consistent with the 2035 Plan. 

Attachments 

 June 18, 2015 CC Agenda Item #14, Shepherdstown Library Submission (5 pages) 
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JEFFERSON COUNTY, WEST VIRGINIA 
Departments of Planning and Zoning 

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

Charles Town, WV 25414 
www.jeffersoncountywv.org/government/departments/planning-and-zoning-department.html 

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

MEMO 
To:  Jefferson County Planning Commission 
From: Jennifer M. Brockman, AICP 
 Director of Planning and Zoning 
Date:  July 14, 2015  
RE:   Proposed amendment to the Jefferson County Zoning and Land Development Ordinance 

creating a new Section 8.16 Campgrounds (ZTA 15-02) and proposed amendments to the 
Jefferson County Subdivision and Land Development Regulations regarding the development 
of Campgrounds (STA15-04) 

 
On February 10, 2015, the Jefferson County Planning Commission voted to appoint a citizen-based 
committee to develop proposed language regarding rural campground facility standards and processes 
in both the Jefferson County Zoning and Land Development Ordinance and Jefferson County 
Subdivision and Land Development Regulations and recommend a draft amendment to the Planning 
Commission. The appointees included Annette Gavin, Mike Shepp, Duane Marcus, Janis Schiltz, 
Randy Creller, Wayne Bishop, Jim Gibson, Mark Dyck, and Glen Hetzell.  

On May 12, 2015, the proposed amendments to the Jefferson County Zoning and Land Development 
Ordinance and the Jefferson County Subdivision and Land Development Regulations were given to the 
Planning Commission for their consideration. Staff has taken the recommended amendments and 
developed a red-lined version of the existing Ordinance and Regulations to enable the Planning 
Commission to see the recommendations in context and determine whether a public hearing should be 
scheduled. 

On the attached documents, the colored text and strike-throughs are the “track changes” which include 
the recommendations from the Citizen’s Committee regarding campgrounds in the Zoning Ordinance 
and Subdivision Regulations. Highlighted areas are additions or comments that staff made in order to 
put their recommendations in context or to provide some staff direction. 

It is important to note that the role of the Zoning Ordinance is to define the land use; to state where it is 
permitted; and to define setbacks and location criteria (the “what” and “where”). The role of the 
Subdivision Regulations is to define the development standards and process for a permitted use (the 
“how”). 

Attachments 
 Recommended amendments from the Citizen Committee May 12, 2015 (Sub Regs and Zoning) 
 ZTA15-02 Proposed amendments to Jefferson Co. Zoning Ordinance (redlined for public hearing) 
 STA15-04 Proposed amendments to Jefferson Co. Subdivision Regulations Ordinance (redline for 

public hearing) 

http://www.jeffersoncountywv.org/government/departments/planning-and-zoning-department.html
http://www.jeffersoncountywv.org/government/departments/planning-and-zoning-department.html
mailto:zoning@jeffersoncountywv.org


In 5/12/15 PC packet 

Article 8 

Section 8.16 Campgrounds (New) 

Campground facilities provide tourism related accommodations for visitors to Jefferson County.  The 
level of amenities at these facilities can vary greatly in relation to the type of camping facility proposed.  
Campground facilities may include both commercial and non-profit operations. 

A. Permitted Uses 
a. Campsites, cabins, campers and recreational vehicles sites. 
b. Campground residency shall be limited to 14 overnight stays in any 60 day period and a 

total of 30 overnight stays per calendar year.   
c. Caretaker residence 
d. Shelters, gathering halls, bathhouses, pools, recreational areas and other uses related to 

the campground. 
e. Campground amenities may be rented out to the general public without the rental of a 

campsite, however the primary use of the amenity must be for the use and enjoyment 
of campers. 

f. A campground shall not be used as a primary residence on either a temporary or 
permanent basis.   
 

B. Development Guidelines 
a. Campgrounds shall be located on properties a minimum of 10 acres in size.  
b. A variance to the minimum campground size may be granted by the Board of Zoning 

Appeals. 
c. When campsites or amenities are within 1,000’ of private property, the perimeter of all 

campgrounds must be defined by fencing, posting, natural barriers or other methods to 
prevent unintentional trespass. 

d. All campgrounds shall have direct access from WV State roads or roads that meet the 
Jefferson County Subdivision Ordinance standards.  A variance to this standard may be 
granted by the Board of Zoning Approvals. 

e. All campsites shall be located a minimum of 200’ from existing residential dwellings. 
f. All campsites shall be visually screened from existing residential dwellings within 500’. 
g. Campsites within 100’ of the Potomac or Shenandoah River shall be limited to tent 

camping. 
h. Section 4.13 does not apply to campgrounds, which may be located within 500’ of the 

Potomac and Shenandoah Rivers. 
i. Campsites may be located within floodplain areas, provided all regulations applying to 

permanent structures are followed. 
j. Campgrounds may be served by well and drain fields. 

 
C. Regulatory Approval 

a. Campgrounds uses must submit a concept plan and be approved by the Board of Zoning 
Appeals pursuant to a public hearing. 

b. Upon approval of the concept plan a site plan must be processed in accordance with 
Jefferson County regulations. 

c.  All state regulations pertaining to the operation and licensing of a campground must be 
followed. 
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Proposed Amendments (ZTA 15-02) to  
Jefferson County Zoning and Land Development Ordinance 

Amendments adopted by the County Commission, June 1, 2014 

ARTICLE 2:  DEFINITIONS  

Section 2.2 Terms Defined 
Campground27 An area or premises operated as a commercial enterprise, 

generally providing space for seasonal accommodations for 
transient occupancy or use by tourists occupying camping 
trailers, self-propelled campers, tents, cabins and/or lodges.  A 
campground shall be designed for seasonal occupancy, as 
opposed to permanent year-round occupancy, and shall not be 
construed to mean a Mobile Home Park (as defined in this 
Ordinance). All campgrounds shall comply with the defined 
uses and regulations in Section 8.16 of this Ordinance and 
relevant sections of the Subdivision Regulations. 

ARTICLE 8: SUPPLEMENTAL USE REGULATIONS23
 

Section 8.16 Campgrounds 
Campground facilities provide tourism related accommodations for visitors to Jefferson 
County.  The level of amenities at these facilities can vary greatly in relation to the type of 
camping facility proposed.  Campground facilities may include both commercial and non-
profit operations. Campgrounds are identified as Principal Permitted Uses in Appendix C 
in the General Commercial (GC), Residential-Light Industrial-Commercial (RLIC), 
Industrial-Commercial (IC) and Rural (R) zoning districts. 

A. The following uses are identified as Permitted Uses within a campground: 

1. Campsites, cabins, campers and recreational vehicles sites, which shall not be 
divided into individual lots for sale. 

2. Campground residency shall be limited to 14 overnight stays in any 60 day 
period and a total of 30 overnight stays per calendar year.   

3. Caretaker residence 
4. Shelters, gathering halls, bathhouses, pools, recreational areas and other uses 

related to the campground. 
5. Campground amenities may be rented out to the general public without the 

rental of a campsite, however the primary use of the amenity must be for the 
use and enjoyment of campers. 

6. A campground shall not be used as a primary residence on either a temporary or 
permanent basis.   

B. Development Guidelines 

1. Campgrounds shall be located on properties a minimum of 10 acres in size and 
shall meet all of the following setbacks.  

2. A variance to the minimum campground size may be granted by the Board of 
Zoning Appeals. 

Comment [JB1]: Staff added highlighted areas 
in text 

Comment [JB2]: Staff comment: maybe this 
should be recommended for campgrounds in the 
rural zone but in the commercial zone, longer stays 
could be permitted, at least for a certain percentage 
of the sites 

Comment [JB3]: Staff comment: The statements 
about variances are not necessary as they are 
defined in the ordinance as a whole and apply to 
any dimensional provisions 
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3. When campsites or amenities are within 1,000’ of private property, the 
perimeter of all campgrounds must be defined by fencing, posting, natural 
barriers or other methods to prevent unintentional trespass. 

4. All campgrounds shall have direct access from WV State roads or roads that 
meet the Jefferson County Subdivision Ordinance standards.  A variance to this 
standard may be granted by the Board of Zoning Approvals Appeals. 

5. All camp sites shall be located a minimum of 200’ from existing residential 
dwellings. 

6. All camp sites shall be visually screened from existing residential dwellings 
within 500’. 

7. Camp sites within 100’ of the Potomac or Shenandoah River shall be limited to 
tent camping. 

8. Section 4.13 does not apply to campgrounds, which may be located within 500’ 
of the Potomac and Shenandoah Rivers. 

9. Camp sites may be located within floodplain areas, provided all regulations 
applying to permanent structures are followed. 

10. Campgrounds may be served by well and drain fields. 

C. Regulatory Approval 

1. Campgrounds uses must submit a Concept Plan and be approved by the Board 
of Zoning AppealsPlanning Commission pursuant to a public hearing. 

2. Upon approval of the Concept Plan a site plan must be processed in accordance 
with Jefferson County regulations. 

3  All state regulations pertaining to the operation and licensing of a campground 
must be followed. 

 

Comment [JB4]: Staff comment: BZA statement 
not necessary 

Comment [JB5]: Staff recommended change: 
Concept plans are generally approved by the 
Planning Commission, not the BZA. The BZA is 
involved if someone want t vary from the Zoning r 
requirements or if the use is considered a 
Conditional Use or Special exception. 
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PRINCIPAL PERMITTED USES TABLE23, 27
 APPENDIX C:  

 

 
 

 
Land Use 

 
NC 

 
GC 

 
HC 

 
LI 

 
MI 

 

PND1 
 
OC 

 
R 

 
RG 

 
RLIC 

 
IC 

 
V Additional 

Standards 
 Commercial Uses Continued               Sec. 8.9   
Bail Bond Services NP P P P PC NP NP NP NP PC P NP  
Bank P P P P PC P P NP NP P P PC  
Bank with Drive-Through Facility PC P P P PC P P NP NP P P NP  
Bar P P P P NP P P NP NP P P NP  
Barber/Beauty Shop, Limited P P P P NP P P NP NP P P PC  
Bed and Breakfast P NP NP NP NP NP NP P NP NP NP PC Sec. 8.3 
Business Equipment Sales and Service PC P P P PC P P NP NP P P NP  
Building Maintenance Services PC P P P P P P NP NP P P NP  
Building Materials and Supplies NP P P P P P NP NP NP P P NP  
Campground NP

PC 
P NP NP NP NP 

P 
NP P 

NP 
NP P P NP Sec. 8.16 

Car Wash NP P P P PC P P NP NP P P NP  
Commercial Blood Plasma Center NP P P P NP PC PC NP NP PC P NP  
Contractor with No Outdoor Storage P P P P P P P NP NP P P NP  
Contractor with Outdoor Storage NP P P P P P NP NP NP P P NP  
Convenience Store, Limited P P P P PC P P NP NP P P PC  
Convenience Store PC P P P PC P NP NP NP PC P NP Sec. 5.8C 

(RLIC only) 
Country Inn P P P P NP P P NP NP P P PC  
Custom Manufacturing P P P P P P P NP NP P P PC  
Dry cleaning and Laundry Services P P P P PC P P NP NP P P PC  
Dry cleaning and Laundry Facility NP P P P P P P NP NP P P NP  
Equipment Rental, Sales, or Service NP P P P P P NP NP NP P P NP  
Exterminating Services NP P P P P P P NP NP P P NP  
Florist P P P P PC P P NP NP P P PC  
Food Preparation P P P P PC P P NP NP P P NP  
Hotel/Motel NP P P P NP P P NP NP P P NP  
Gambling Facilities NP NP NP NP PC NP NP NP NP NP PC NP Sec. 4.4G 
Gas Station, Limited P P P P PC P P NP NP P P NP  
Gas Station NP P P P PC P P NP NP P P NP  
Gas Station, Large NP PC P P PC PC PC NP NP P P NP  
Golf Course NP P P P NP P P NP NP P P NP  
Grocery Store P P P P PC P NP NP NP P P NP  
Horse Racing Facility NP NP NP P NP NP NP NP NP P P NP  
Kennel NP P P P PC P P P NP P P NP Sec. 8.4 
Medical/Dental/Optical Office, Small P P P P PC P P NP NP P P P  
Medical/Dental/Optical Office NP P P P PC P P NP NP P P NP  
Mobile Home, Boat and Trailer Sales NP P P P PC P NP NP NP PC P NP  
Movie Theater NP P P P NP P NP NP NP P P NP  
Nightclub NP P P P NP P NP NP NP P P NP  
Non Profit Commercial Uses P P P P NP P P NP NP P P NP  
Non-Profit Community Centers P P P P PC P NP P NP P P NP  
Parking, 
Commercial Offsite Accessory 

 

NP 
 

P 
 

P 
 

P 
 

P 
 

P 
 

P 
 

NP 
 

NP 
 

P 
 

P 
 

NP  

Pawn Shop Services NP P P P NP P NP NP NP P P NP  
 

Comment [JB6]: Staff comment: Note that the 
Ordinance currently permits campgrounds in NC 
(conditionally), GC, PND, RLIC and IC. The 
Committee was not specific to what zones they 
recommend that campgrounds should be permitted 
in but did state verbally that they would like for 
campgrounds to occur in the Rural zone. Staff has 
added it as “P” in Rural and changed it to “NP” in NC 
and PND. It is still listed as “P” in GC, RLIC, and IC. 
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Introduction – campground facilities benefit from flexible design criteria that allow them to preserve 
and integrate natural features into the site design.  The use of these private facilities does not post a 
transferable risk to Jefferson County, whose primary responsibility lies in the requirement to ensure the 
following; 

1. Safe access and egress to state roads (WVDOT, JC Engineering) 
2. Storm water quality and quantity control (JC Engineering) 
3. Erosion and sediment control (WVDEP, JC Engineering 
4. Zoning Ordinance compliance (JC Planning and Engineering) 
5. Wells and drain fields (JC Health Department)  
6. Public water and sewer (JC Engineering department, JC Public Service District, WV Health 

Department) 
 
Division 8.0 Campgrounds  
 
Section 8.1 Minimum Requirements and Standards  
A. The requirements and standards of Division 8.0 are minimal and are not intended to discourage the 

use of higher standards by developers who wish to achieve more desirable results.  
B. West Virginia regulations pertaining to campgrounds apply to all facilities. 
 
Section 8.2 Campground Requirements  
A.  The following provisions supplement the provisions of the Jefferson County Zoning Ordinance. If any 

of these provisions or standards conflict with those contained in the Zoning Ordinance, the 
provisions contained within this section shall apply.  

 
B.  Dimensional Requirements 

1. All campsites shall be a minimum of 20’ apart. 
2. The area of each campsite shall be a minimum of 1,200 square feet.  
3. No more than 15 campsites per acre are permitted. 
4. Each campsite shall provide an adequate stand for the placement of a camping unit. A campsite 

stand shall be at least 15 feet by 25 feet in size, shall be flat, and shall not exceed a 3 percent 
slope in any direction. No more than one camping unit shall be placed on or above a campsite. 

 
C.  Road and Requirements 

1. Campground roads that serve have less than 300 vehicle trips per day; 
a. Existing roads may be used to access campsites without meeting road standards.  
b. May have asphalt or gravel surface. 
c. 12 foot width with 3 foot pull off areas that allow larger vehicles to pass. 
d. Maximum slope 15% 
e. Road section to be determined by a geotechnical engineer hired by the applicant.  

Alternatively the applicant may choose to use standard Jefferson County sections. 
f. No ditches are required, all drainage from campground roads must be managed to 

prevent erosion. 
 

2. Campground roads that serve more than 300 vehicle trips per day; 
a. May have asphalt or gravel surface 
b. 15 foot minimum width. 
c. 15% maximum slopes 



In 5/12/15 PC packet 

d. Paving section to be determined by a geotechnical engineer hired by the applicant.  
Alternatively the applicant may choose to use standard Jefferson County sections. 

e. No ditches are required, all drainage from campground roads must be managed to 
prevent erosion. 

 
D. Parking 

1. Campsites accessed by vehicles shall provide a level parking area. 
2. If parking is not provided at the camp site, one space per camp site shall be provided. 
3. Public parking shall be provided at the campground office or facilities open to the public in 

sufficient quantity to serve the users. 
 
E. Sanitation 

1. Sanitation facilities shall be provided as required by Jefferson County Health Department and 
WV State Regulations. 

2. A campsite may contain any combination of water, sewerage or electrical connections. If not 
provided at campsites, water and sewerage facilities must be provided at convenient comfort 
stations within 500’ of all campsites. 

3. Each campsite shall be provided with a sanitary, covered garbage can. 
4. A campground shall provide at least one sanitary sewerage dump station for every forty (40) or 

fraction thereof trailer or recreational vehicle hookups, one water refill station and one solid 
waste disposal collection facility. 

5. As a minimum, design capacities for centralized water and sewerage systems shall be based on 
the total number of campsites proposed plus capacity to accommodate any public buildings. 
 

F.  Power 
1. All power lines shall be placed underground in a campground. Overhead power lines may be 

permitted by the Planning Commission where such lines can be effectively screened from view 
by trees.  

 
G. Fire Pits   

1.  If fire pits are provided for camp site they must be shown on the site plan.  A detail of the fire pit 
must be provided. 

 
H. Exceptions 

1. Camping associated with short term, temporary uses, approved by Jefferson County, are not 
subject to these regulations.  

 
 



 

Proposed Amendment (STA15-04) to  
Subdivision and Land Development Regulations  

(Effective January 1, 2014) 
C 

Campground.       
An area or premises operated as a commercial enterprise, generally providing space for seasonal 
accommodations for transient occupancy or use by tourists occupying camping trailers, self-
propelled campers, tents, cabins and/or lodges.  A campground shall be designed for seasonal 
occupancy, as opposed to permanent year-round occupancy, and shall not be construed to mean a 
Mobile Home Park (as defined in this Ordinance). All campgrounds shall comply with the defined 
uses and regulations in Section 8.16 of the Zoning Ordinance and relevant sections of these 
Regulations. 

 

Division 7.0 Mobile/Manufactured Home Parks & Campgrounds 
 
Section 7.1 Minimum Requirements and Standards 
A. The requirements and standards of Division 7.0 are minimal and are not intended to 

discourage the use of higher standards by developers who wish to achieve more desirable 
results. The Planning Commission may specify additional requirements where, owing to 
unique or unusual characteristics, the purposes of these Regulations can be better served. 

B. Mobile/Manufactured home parks and campgrounds are subdivisions with special 
requirements of their own. The provisions of Division 7.0 are in addition to the requirements 
for subdivisions found in Appendix A and Appendix B. In the event of a conflict between a 
requirement of the Appendices and Division 7.0, then the requirement of Division 7.0 shall 
apply. 

Section 7.3 Campground Requirements 
A. The following provisions supplement the provisions of the Jefferson County Zoning 

Ordinance. The requirements and standards of this Section Division 8.0 are minimal and are 
not intended to discourage the use of higher standards by developers who wish to achieve 
more desirable results. 

Campground facilities benefit from flexible design criteria that allow them to preserve and 
integrate natural features into the site design.  All campground facilities shall be designed in a 
manner which meets the following standards: The use of these private facilities does not post a 
transferable risk to Jefferson County, whose primary responsibility lies in the requirement to 
ensure the following; 

1. Safe access and egress to state roads (WVDOT, JC Engineering) 
2. Storm water quality and quantity control (JC Engineering) 
3. Erosion and sediment control (WVDEP, JC Engineering) 
4. Zoning Ordinance compliance (JC Planning and Engineering) 
5. Wells and drain fields (JC Health Department)  
6. Public water and sewer (JC Engineering department, JC Public Service District, WV Health 

Department) 
If any of these provisions or standards conflict with those contained in the Zoning 

Comment [JB1]: Staff edits are highlighted in 
yellow – staff recommends adding a  definition to 
the Sub Regs similar to that in the Zoning Ordinance 

Comment [JB2]: Staff Comment: The committee 
recommended taking Campgrounds out this Division 
and making it Division 8, separating it from Mobile 
Home Parks. This can be done but Division 8 is 
already in use and it may require renumbering 
multiple sections – this should be discussed prior to 
advertising the public hearing. 



Ordinance, the provisions contained within this section shall apply. West Virginia 
Regulations pertaining to Campgrounds apply to all facilities. 

B. Dimensional Requirements 

1. Campgrounds shall be located on properties a minimum of 10 acres in size and shall 
meet the setback requirements in Section 8.16 of the Zoning Ordinance.  

2. The area of each campsite shall be a minimum of 1,500 1,200 square feet not to include 
road rights-of- way or road easement.  

3. Each campsite shall have a minimum road frontage (width) of 20 feet along a platted 
road right-of-way.  

4. No more than 15 campsites per acre are permitted. 
5. All campsites shall be a minimum of 20’ apart. 
6. C. Each campsite shall provide an adequate stand pad for the placement of a camping 

unit. A campsite stand shall be at least 15 feet by 25 feet in size, shall be flat, and shall 
not exceed a 3 percent slope in any direction.  

7. No more than one camping unit shall be placed on or above a campsite. 
D. A campsite may contain any combination of water, sewerage or electrical connections. If not 

provided at campsites, water and sewerage facilities must be provided at convenient comfort 
stations as determined by the Planning Commission. 

C.E. Road and Access Requirements  

1. Campground roads that serve have less than 300 vehicle trips per day shall meet the 
following standards: 
a. Existing roads may be used to access campsites without meeting road standards.  
b. May have asphalt or gravel surface. 
c. 12 foot width with 3 foot pull off areas that allow larger vehicles to pass. 
d. Maximum slope 15% 
e. Road section to be determined by a geotechnical engineer hired by the applicant.  

Alternatively the applicant may choose to use standard Jefferson County sections. 
f. No ditches are required, all drainage from campground roads must be managed to 

prevent erosion. 
2. Campground roads that serve more than 300 vehicle trips per day; 

a. May have asphalt or gravel surface 
b. 15 foot minimum width. 
c. Maximum slope 15% 
d. Paving section to be determined by a geotechnical engineer hired by the applicant.  

Alternatively the applicant may choose to use standard Jefferson County sections. 
e. No ditches are required, all drainage from campground roads must be managed to 

prevent erosion. 
Main entrance and primary looping roads - as determined by the County Engineer - within a 
campground, shall be minimum 22 feet wide asphalt paved with shoulders and ditch lines, 
the same as the asphalt roadway requirements of Appendix B, Section 2.2.C.2.b, Residential 
Subdivision with more than 12 lots. 

F. Roads within a campground that are not main entrance or primary looping roads - as 
determined by the County Engineer - shall be a minimum of 20feet wide gravel with 

Comment [JB3]: Staff added – copied from new 
provisions in Zoning Ordinance 

Comment [JB4]: Staff comment: Campgrounds 
are typically processed as site plans held in single 
ownership. In such case roads would be in an 
easement located on the site and not created as a 
separate dedicated right-or-way. Staff recommends 
changing this to platted road easement. 

Comment [JB5]: The term “stand” is in the 
current regs, but staff is not sure that is the best 
term to be used – is “pad” better? 

Comment [JB6]: Moved and modified to E2 
below 

Comment [JB7]: 12 foot is too narrow unless 
this a one way road – PC may want to consult with 
Engineering before considering this standard. If this 
is for one-way roads , may want to add the 
standards deleted from M below 

Comment [JB8]: Again too narrow for two cars 
to pass 

Comment [JB9]: Staff has some concern that 
there does not seem to be a differentiation 
between main entrance and primary loop and other 
camp site access roads. Perhaps for the 
campgrounds roads in C2  



 

shoulders and ditch lines are required, the same as the gravel roadway requirements of 
Appendix B, Section 2.2.C.2.a, Residential Subdivision with a maximum of 12 lots. 

D.G. Parking Requirements  

1. Campsites accessed by vehicles shall provide onea level parking area at each site. 
2. If parking is not provided at the camp site, one space per camp site shall be 

provided in a common parking area. 
3. Public parking shall be provided at the campground office or facilities open to the 

public in sufficient quantity to serve the users. 
Convenient off-street parking shall be provided at the rate of 1 space at each campsite; plus 
3 additional spaces for each 50 campsites to be located at or near the campground office. 
Each parking space shall have a minimum dimension of 9 feet by 20 feet. As a minimum, 
designated parking areas shall be surfaced according to the surfacing requirements for gravel 
roads. Designated parking areas may not be used for overnight camping or occupancy. 

E.H. Sanitation 

1. Sanitation facilities shall be provided as required by Jefferson County Health 
Department and WV State Regulations. 

2. A campsite may contain any combination of water, sewerage or electrical 
connections. If not provided at campsites, water and sewerage facilities must be 
provided at convenient comfort stations within 500’ of all campsites. 

3. Each campsite shall be provided with a sanitary, covered garbage can. 

4. I. A campground shall provide at least one sanitary sewerage dump station for 
every forty (40) or fraction thereof trailer or recreational vehicle hookups, one water 
refill station and one solid waste disposal collection facility. 

5. J. As a minimum, design capacities for centralized water and sewerage systems 
shall be based on the total number of campsites proposed plus 25 percent again to 
accommodate the tent area (if any), plus capacity to accommodate any public 
buildingsan allowance for a sewerage dump station and a water refill station. 

F.K. All power lines shall be placed underground in a campground. Overhead power lines may be 
permitted by the Planning Commission where such lines can be effectively screened from 
view by trees. 

L. Road rights-of-way in a campground shall be a minimum of 50 feet in width. 

M. One-way roads shall be at least 12 feet in width with 3 foot wide gravel shoulders. Drainage 
ditch lines 1-1/2 feet deep shall be provided at a 4:1 slope from the edge of the shoulder, 
with a 2:1 return slope back to existing grade. 

N. Fire Pits (if provided) for campsite must be shown on the site plan. A detail of the fire pit 
must also be provided.  

O. Camping associated with short term, temporary uses, approved by Jefferson County, are not 
subject to these regulations. 

 

Comment [JB10]: Staff recommends retaining 
these sentences. 
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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 

July 14, 2015 

1) Upcoming Planning Commission Issues:  

a) Planning Commission discussion/action on proposed Zoning Ordinance text 

amendment regarding Mass Events (#ZTA 14-02) – Need to initiate discussion with 

relevant county agencies when All Good Festival 2015 after-action report is 

complete for input into the draft ordinance (September PC Meeting?) 

b) Joint PC/CC Public Hearing for Zoning Map Amendment for Morgan Grove Market 

properties (8/11/15 7 pm)  

2) Upcoming CC Actions relevant to Planning and Zoning:  

a) The Corporation of Bolivar has requested the establishment of an Urban Growth 

Boundary under the provision of WV State Code 8-6-4a. Legal staff recommended 

that the Planning Commission hold a Public Hearing to make a recommendation 

regarding adding this Boundary line to the County Zoning Map to the County 

Commission (PC moved to inform the CC that the proposed bolivar UGB is not in 

conformance with the Envision Jefferson 2035 Plan 6/9/15 – CC action TBD) 

3) Upcoming PC meetings 

a) Next Regular Meeting: August 11, 2015 

 Joint PC/CC Public Hearing re: Morgan’s Grove Market/Twin Oaks Subdivision 

Zoning Map Amendment  

 Concept Plan Middleway Dollar General 

 Concept Plan Advanced Auto 

 Waiver Request Advanced Auto 

 Possible Charles M. Carter Zoning Map Amendment (PC direction required) 

 Possible Zoning Text Amendment Public Hearing re: campgrounds (PC direction 

required)  

 

 

Jefferson County, West Virginia 
Departments of Planning and Zoning 

116 East Washington Street, 2nd Floor 
Charles Town, WV 25414 
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