
 
AGENDA 

Jefferson County Planning Commission 
Tuesday, August 11, 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: 

• July 14, 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: Zoning Map Amendment (Rezoning) request by property owners Twin Oaks 
Subdivision, LLC, Peter S. Corum and J. Edward Slonaker for Morgan Grove Market. This property 
is currently zoned “Rural” (R). The applicant is requesting “Neighborhood Commercial” (NC). This 
property is located at 3988 Kearneysville Pike (Rt. 480) Shepherdstown, WV. Tax District (09); 
Map 13 Parcels: 26.1, 26.2, 26.3 and 26.4. This is a joint Public Hearing with the County 
Commissioners of Jefferson County. 
 

4. Public Workshop: Concept Plan Review for Middleway Dollar General Store (File #S15-04).  The 
property is located at the intersection of Middleway Pike and Leetown Road in Middleway. The 
project is for the construction of a 7,310 square foot retail store with associated parking.  The 
property is designated as Tax District: Middleway (07); Tax Map: 19; Parcels 16.6 and 16.7; Zoned: 
Rural (R); Size: 1.69Ac; Owner/Developer: Wilbur A. Alger, Jr., and Middle of the Way Real Estate 
LTD. 
 
 

5. Public Workshop: Concept Plan Review for Advance Auto Parts (File #S15-03).  The property is 
located at 475 Euclid Avenue in Charles Town. The project is for the construction of a 6,912 square 
foot retail Automotive Parts sales and warehouse establishment with associated parking.  The 
property is designated as Tax District: Charles Town (02); Tax Map: 10A; Parcel 76; Zoned: 
Residential-Light Industrial-Commercial (RLIC); Size: 1.04 Ac. Owner/Developer: Martin & 
Brenda Lookingbill. 
 

6. Public Hearing: Request by applicant Primax Properties, LLC. for a waiver for Advance Auto Parts 
(File # PCW15-02) for a waiver from the requirements of Section 21.202(B) and 22.208 of the 
Jefferson County Subdivision and Land Development Regulations which would require the 
installation of a sidewalk along Euclid Avenue. The property is designated as Tax District: Charles 
Town (02); Tax Map: 10A; Parcel 76; Zoned: Residential-Light Industrial-Commercial (RLIC); 
Size: 1.04 Ac.; Owner/Developer: Martin & Brenda Lookingbill. 
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7. Final Plat Public Hearing: Breckenridge East Phase 1A, Lots 10-22 (File #PC15-09) The project is 

to consist of 13 Single Family Lots. The property is located along Old Country Club Road southeast 
of the intersection with Flowing Springs Road. The property is designated as Tax District: Charles 
Town (02); Tax Map: 10 Parcel: P/O 2; Zoned: Rural (R); Size: 67.67 Ac.; Owner/Developer B.C. 
Partners, Inc. 
 

There is no public comment for the remaining items. 
 

8. Discussion of red line edits of the Proposed Amendments to the Zoning and Land Development 
Ordinance and the Land Development and Subdivision Regulations regarding Campgrounds for the 
purpose of scheduling a Public Hearing. 

 

9. Request for postponement. 

• Request by applicant Charles M Carter to postpone a Zoning Map Amendment request until the 
September 8, 2015 Public Hearing (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. 

 
10. 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 # 11-C-325  
Possible Executive Session 

• Shiloh Citizens Association: Report on legal action in Jefferson County Circuit Court, Case # 
15-C-129 – Possible Executive Session. 

 
11. Director’s Report. 

• Distribution of the draft red-line edits created by a citizen based committee for the Proposed 
Amendments to the Subdivision and Site Development Regulations. 

• The Old Suburban Office Park is the new American ghost town. An article from the 
Washington News Post. 

 
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 
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• Historic Landmark Commission 

13. President’s Report. 

14. Actionable Correspondence. 

 

15. 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 

July 14, 2015 
 
The Jefferson County Planning Commission met on July 14, 2015 with the following Commission 
members present: Steve Stolipher, President; Wade Louthan, Vice President; Gary Phalen, Peter 
Fricke, Mike Chapman, Dale Manuel and Dick Childs. Staff members present included Jennifer 
Brockman, Director of Planning and Zoning; David Simon, Zoning Administrator; Rhonda 
Greenholtz, Planning Clerk; Jonathan Saunders, County Engineer; and Lydia Lehman, Legal Counsel. 
Mr. Gene Taylor was absent with prior notification. Mr. Stolipher called the meeting to order at 7:00 
PM. 

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

• June 9, 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. Mr. Gary Phalen made a motion to move Agenda Item # 7 to Item # 2 on this Agenda as Legal 
Counsel Lydia Lehman had to excuse herself from this meeting early to attend another meeting. Mr. 
Dale Manual seconded the motion which carried unanimously. The Planning Commission entered 
executive session at 7:02 PM to discuss the active litigation pertaining to the Far Away Farms item 
only. 

 
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 # 11-C-

235 – Possible Executive Session 
• Shiloh Citizens Association: Report on legal action in Jefferson County Circuit Court, Case 

#15-C-129 
• 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 

 
Mr. Peter Fricke made a motion to come out of executive session at 7:15 PM. Mr. Dale Manuel 
seconded the motion which carried unanimously. 
 
Ms. Lydia Lehman updated the Planning Commission on the Shiloh Citizens Association case 
stating that a 30 day extension was granted on timelines as negotiations are ongoing. A follow up 
hearing is scheduled for August 3, 2015 at 3:00 PM. 
 
Ms. Lydia Lehman also gave an update on the zoning map amendment request by property owners 
Twin Oaks Subdivision, LLC, Peter Corum and J. Edward Slonaker, to change the current “Rural” 
(R) zoning designation of the property located at Morgan Grove Market to the requested 
“Neighborhood Commercial” (NC) The County Commission requested input from the Planning 
Commission to determine if this request is in conformance with the Envision Jefferson 2035 
Comprehensive Plan. A joint Public Hearing with the Planning Commission and the County 
Commission will be held at the next regularly scheduled Planning Commission meeting August 11, 
2015 at 7:00 PM in the Old Charles Town Library Meeting room. 
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3. Citizens Communications:  
 

• None 
 

4. A Public Hearing was held for a 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. 

 
Mr. Stephen Stolipher recused himself from Agenda Item # 4. The meeting was handed over the Mr. 
Wade Louthan; Vice President. 
 
Ms. Jennifer Brockman presented an overview of the request. The Shepherdstown Library petitioned 
the County Commission in June of this year for a Zoning Ordinance Text Amendment. The County 
Commission voted unanimously to initiate the proposed text amendment which was then referred to 
the Planning Commission to determine if the proposed text amendment is in conformance with the 
Envision Jefferson 2035 Comprehensive Plan.  County staff has been working with the 
Shepherdstown Library Board over the past few years with regards to their intent to relocate to a 
property located near the Clarion Hotel. The property is currently zoned “Residential Growth” (RG). 
Libraries currently are not permitted in this zoning district under the current Zoning Ordinance.  
 
The Planning Commission’s role in this request is to take Public comment and to determine if the 
request is in conformance with the Envision Jefferson 2035 Comprehensive Plan. Ms. Brockman 
stated that the Comprehensive Plan encourages Libraries to be located where people live in areas 
where they may be utilized.  Staff believes it a reasonable request to expect that Libraries be located 
in the Residential Growth zoning district.  
 
Mr. Wade Louthan opened the floor to public comment. 
 
Ms. Hali Tayler, Director of the Shepherdstown Public Library spoke. Ms. Taylor stated the 2035 
Comprehensive Plan states that libraries should be located in residential areas therefore there it is a 
contradiction that Libraries are not permitted in the Residential Growth zoning district. The request 
is for Libraries to be a permitted use in the Residential Growth district. 
 
Mr. Wade Louthan closed the floor to public comment. 
 
Mr. Dale Manuel made a motion to approve the edits to change Cultural Facilities from Non-
Permitted (NP) to Permitted (P) in the Residential Growth (RG) zoning district in the Zoning and 
Land Development Ordinance, Appendix C: Principal Permitted Uses Table. Mr. Dick Childs 
seconded the motion. A vote was taken which carried unanimously. 
 
Mr. Stephen Stolipher returned to the meeting. Mr. Wade Louthan handed the meeting back over to 
Mr. Stephen Stolipher. 
 

 
5. A Petition was submitted 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 
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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. 

 
Mr. Gary Phalen made a motion to hold a Public Hearing at the next regularly scheduled meeting to 
be held on August 11, 2015 at 7:00 PM. Mr. Wade Louthan seconded the motion. A vote was taken 
which unanimously. 
 

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

 
Ms. Jennifer Brockman asked that in the future, committees that are citizen-based and where no staff 
is present, be provided with a current version of the document be amended so that they can create a 
redline edit version for clarity of intent.  
 
Ms. Brockman stated that committee provided proposed edits to both the Zoning Ordinance and 
Subdivision Regulations. The purpose of the edits to the Zoning Ordinance is to focus on what a 
campground is and where it is allowed. Edits to the Subdivision Regulations are to focus on the 
process under which you receive approval of a permit for a campground.  
 
A line by line review of the proposed edits and additions were discussed Mr. Gary Phalen suggested 
that the proposed edits be sent to KOA for input. Ms. Jennifer Brockman agreed.   
 
A motion was made by Mr. Peter Fricke to schedule a Public Hearing at the September 8, 2015 
Planning Commission meeting.  Mr. Dale Manuel seconded the motion. A vote was taken which 
carried unanimously. 
 

7. Request for postponement. 
• None 

 
8. Reports from Legal Counsel and Legal Advice to the Planning Commission. 

• This item was moved to Agenda Item # 2 
 

9. Directors Report. 

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:  
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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- 
postponed until the September 8, 2015 PC Meeting) 

• Possible Zoning Text Amendment Public Hearing re: campgrounds (PC direction 
required. To be held at the September 8, 2015 PC Meeting)  

10. Planning Commission and Liaison reports:  
• None 

  
11. President Report:  

• None 
12. Actionable Correspondence: 

• None 
13. Non Actionable Correspondence: 

• None 
 Mr. Steve Stolipher motioned to adjourn the meeting at 8:40 PM.  

 A vote was taken and passed unanimously. 
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Twin Oaks Subdivision, LLC Rezoning PC File # Z15-01 
 
Item #3: Request by Peter Corum and J. Edward Slonaker of Twin Oaks Subdivision, LLC 

for a zoning map amendment from Rural to Neighborhood Commercial for 
property designated as Tax District Shepherdstown, Map: 13, Parcels: 26.1, 26.2, 
26.3 & 26.4. 

APPLICANT: Peter Corum and J. Edward Slonaker 
OWNER: Same as above 
DEVELOPER: Same as above 
SURVEYOR/ENGINEER: N/A 

PROPERTY LOCATION: This property is located on Route 480, Kearneysville Pike, adjacent 
to Morgan’s Grove Park. 

LEGAL DESCRIPTION: District: Shepherdstown; Map: 13; Parcel(s): 26.1, 26.2, 26.3 and 
26.4 

  
 

ZONING DISTRICT: Rural 

SURROUNDING 
PROPERTIES: 

Northwest: Rural (Park)        Northeast:  Residential Growth 
South:             Rural                   East: Rural 
West:             Rural 

LOT AREA: Site area: 13.68 acres 

PROPOSED ACTIVITY: To rezone this Rural property to a designation of Neighborhood 
Commercial. 
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APPROVALS 

Previously approved CUP 
Previously approved CIS 
Previously approved Final Plat 

CUP (PC File #Z06-01) Submitted: 02/22/06; Approved: 08/17/06 
CIS Submitted (PC File #06-33): 10/29/06; PC Approval: 04/24/07 
Public Hearing and Approval: 10/14/08 
Extensions denied by the PC: 01/12/10 which invalidated the CUP, 
CIS and Final Plat 

CONDITIONAL USE 
PERMIT (CP12-01) 

04/19/12:  Approved by the BZA with 30 conditions (CUP signed 
6/28/12) 

CONCEPT PLAN 12/11/12:  Planning Commission Approval of the Concept Plan with 
no direction 

VARIANCE/WAIVER 
HISTORY 

01/08/13: PC approved a waiver from Section 20.102(B) to allow 
rough site grading in anticipation of subsequent 
procedural and document approvals (PCW12-08). 

01/08/13 PC approved a waiver from Section 22.208 requesting 
relief from the road frontage sidewalk conditioned upon 
a 10’ pedestrian/bike easement being recorded along Rt. 
480 (PCW12-09). 

01/08/13: PC approved (with conditions) a waiver Section 
24.116(B): relief from subdivision ordinance requesting 
traffic study (PCW12-10). 

01/08/13 PC denied a request to schedule a public hearing for the 
Morgan’s Grove Market Major Site Plan (S12-06) prior 
to staff deeming the site plan complete. 

01/17/13:  BZA approved (with conditions) variances from Section 
4.11(A) and 5.6(D).(S12-06) 

03/21/13: BZA approved a variance to waive site plan and parking 
requirements for a 1,200 sq. ft. tent structure to be used 
for a temporary farm market.  

07/18/13    BZA approved an 18 month “by right “ extension for the 
Morgan Grove Market C.U.P to 6/28/15 

03/26/15:   BZA approved an 18 month extension for the Morgan 
Grove Market C.U.P to 12/28/16 (ZV15-02) 

SITE PLAN  

06/11/13:  PC found the Site Plan to be provisionally and 
conditionally complete to schedule a Public Hearing. 
(S12-06)  

07/09/13:  PC approved the site plan with conditions. (S12-06)  

PLANNING COMMISSION 
RESPONSIBILITY:   

To advise the County Commission as to whether the requested 
Zoning Map Amendment is consistent with the Envision 
Jefferson2035 Comprehensive Plan.  

STAFF FINDINGS:   The proposed zoning district is not in conformance with the 
Envision Jefferson 2035 Comprehensive Plan. 
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ZONING CERTIFICATES 
#ZC11-15; #ZC13-07; #ZC14-19; 
#15-06 
#ZC14-37; #15-05 

Issued for: “Market for the sale of farm products and incidental 
products, including arts and crafts . . . Live music, 
events, and performances are permitted if secondary to 
the market.  Events may not be a primary attraction or 
conducted on non-market days.” 

Issued for: “Temporary Use, until Violet Building is ready for 
occupancy, of existing residential structure on well and 
septic, as a private school for grades K-8, for up to forty 
(40) students,” with various conditions. (2015) 

Background/History of Property 

The property is located directly south of Morgan’s Grove Park on Kearneysville Pike (Rt. 480), 
Shepherdstown, WV.  There are four parcels that are owned by the applicant and those parcels 
are part of this current request and previous site activity.  All four parcels are being requested for 
rezoning and total 13.69 acres. 

In 2006, the applicant was granted a Conditional Use Permit (CUP #Z06-01) for a work-live 
development call Town Run Commons (See Image 1), which proceeded through the Final Plat 
process.  The applicant received time extensions on the both the Final Plat and the CUP; 
however, in January of 2010 the Planning Commission denied another Final Plat extension 
request and, as such, the project expired.   

 
 

Image 1 
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In 2011, the applicant requested a Zoning Map Amendment to rezone to Industrial-Commercial 
which was denied. 

In 2012, the applicant was granted another CUP (CP12-01) for “an agricultural based economic 
empowerment zone” including intended uses which consist of:  

Food Hub 
a. Retail-Wholesale food 

distribution-storage 
b. Community Kitchen 
c. Restaurant (limited to 100 seats) 
d. Bakery 
e. Butcher Shop 
f. Accessory Uses 

General Merchandise (Retail) 
a. Fresh-Local Food Market 
b. Hardware Store/Garden Center 
c. Antique Shop 
d. Cottage Industry 
e. Accessory Uses 

 

Professional - Business Offices 
a. Family Health Clinic 
b. Banking, Accounting, Insurance 

(only as accessory uses) 
c. Sales for offsite services  

(home improvements) 
d. Other types of professional-

business offices (small scale) 

Community Amenities 
a. Health Activities Facility 
b. Alternative Energy Distribution 

point (limited) 
c. Public/Private Access Swimming 

Pool.  (The pool may not be emptied 
into the Town Run.) 

d. Entertainment-Sports Facility 
Conference 

Among the 30 conditions placed upon this Conditional Use Permit, some of the ones that impact 
the layout and design of the site plan include the requirement that the maximum gross floor area 
is restricted to 60,000 square feet; the maximum building footprint area is 30,000 square feet; 
and that no more than 12,000 square foot gross floor area can be designated for any one use; all 
four sides of the buildings must be rural; the development shall be served by public water and 
sewer systems; drive-through restaurants and regular gas stations are prohibited; no new 
residential living quarters are permitted except for the two (2) existing single family residences; 
limited business hours; parking location; modified setbacks and landscaping.  

A CUP is valid for 18-months from the date it is approved. Within that time period, the CUP is 
required to commence by the Jefferson County Zoning and Land Development Ordinance. For 
this purpose, commencement means that a Building Permit for new construction has been issued. 
The CUP was given an 18-month extension in 2013 and in 2015 and is currently valid until 
December 2016.  

On July 9, 2013, the applicant received approval for a Site Plan (Image 2) for the agricultural 
based economic empowerment development. The project is currently proposed to occur over two 
phases which are depicted in Image 2; however the approved Site Plan is for Phase 1 only, which 
includes the Indigo and Violet Buildings. There are five proposed structures in both phases as 
well as an open market. Each structure is approximately 6,000 square feet and proposed to be 
two stories. 
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Over the past five years, the property has received annual Zoning Certificates for temporary uses 
of the property including a market for the sale of farm products and incidental products, 
including arts and crafts, and for the last two years, the use of an existing residential structure as 
a school on well and septic until such time as the first building is constructed. 

Introduction and Purpose 

The subject properties are located along Route 480 directly south of Morgan’s Grove Park.  The 
property was recently occupied by a concrete pad, the former site of a restaurant, and a paved 
area for parking.  These impervious areas have been removed as a part of the initial grading of 
the site. The area once occupied by these items is used to host a weekly Farm Market which 
includes the sale of crafts and related activities.  The remaining land is a community garden 
opened in 2011, greenhouses, open fields, a few stands of trees and two existing residential 
structures. One of these residential structures is occupied related to the greenhouses. The second 
is occupied by a private school for up to 40 students.  

The parcels are identified as Tax Map 13 and Parcels 26.1, 26.2, 26.3 and 26.4 of the 
Shepherdstown District.  Parcel 26.1 is approximately 6.69 acres, Parcel 26.2 is approximately 2 
acres, Parcel 26.3 is approximately 3 acres and Parcel 26.4 is approximately 2 acres.  All four 
parcels are being requested for rezoning and total 13.69 acres (Image 3). 

Image 2 – Site Plan 



Staff Report 
Jefferson County Planning Commission Meeting 

August 11, 2015 
 

6 
 

The parcels are currently zoned 
Rural with an approved CUP.  The 
properties to the south and east are 
zoned Rural with large lot 
residential uses; to the north is 
Morgan’s Grove Park which is 
zoned Rural, and to the west is 
property zoned Residential Growth 
(Image 4).  The applicant has 
requested rezoning of the 13.68 
acres from Rural to Neighborhood 
Commercial.  The following report 
has been prepared to assist the 
efforts of the Jefferson County 
Planning Commission and 
Jefferson County Commission to 
make findings regarding the 
consistency of the proposed 
rezoning with the Envision 
Jefferson 2035 Comprehensive 
Plan, in accordance with West 
Virginia State Code requirements.  

 

 Image 4 Zoning Map Excerpt 

Image 3 

Subject Parcels 
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Applicant’s Stated Intention with the Property  

The applicant has stated that the purpose of the rezoning to the Neighborhood Commercial 
zoning district is to continue to pursue a development to support the agricultural industry, health 
initiatives, and scaled commercial business of Jefferson County by creating a development 
comprised of up to 60,000 square feet of commercial-retail space in one or more individual 
structures, similar to the currently approved CUP. The applicant contends that a rezoning of this 
property would provide more certainty for the developer of the property without the time 
requirements to keep the CUP valid. The current request is for County Commission approval of a 
Zoning Map Amendment for these properties to Neighborhood Commercial. 

The Proposed Neighborhood Commercial Zoning Category  

The Neighborhood Commercial (NC) Zoning District (Section 5.11 of the Zoning Ordinance, see 
attachment) was a part of the recently developed commercial zoning districts approved by the 
County Commission in May 2014. The purpose of the district is to permit the development of 
small scale commercial uses in locations where a commercial use of the intensity permitted in 
the General Commercial District is not appropriate. The Ordinance requires developments in the 
NC district to be appropriate in scale and designed, landscaped, and buffered so as to be 
compatible with neighboring land uses. This zoning category is intended for use on properties in 
locations where the appropriate land use category is designated on the future land use map (and 
related text) in the Envision Jefferson 2035 Comprehensive Plan and in locations with safe 
vehicular access on roads that function as collector roads. 

The NC District includes numerous Principal Permitted and Conditional Uses listed in Appendix 
C. While the intention of this zoning district is to permit the development of small scale 
commercial uses which serve the convenience needs of residential neighborhoods immediately 
adjacent to or within walking distance of the commercial use, the district does permit the 
inclusion of residential uses on building levels located above the ground floor.  

The Principal Permitted uses include numerous Institutional Uses such as a church, cultural 
facility, day care center, electric vehicle charging station, schools, group residential home and 
facility, etc.; numerous smaller Commercial Uses such as antique shops, art gallery or artist 
studio, bank, bar, barber/beauty shop, bed and breakfast, contractor with no outdoor storage; 
convenience store, custom manufacturing, florist, food preparation, limited gas station, grocery 
store, medical/dental/optical offices, restaurant, fast food restaurant, etc.; Agricultural Uses such 
as agricultural tourism, Agricultural Uses as defined in Article 2, farm brewery or winery, farm 
market, farm vacation enterprise, horticultural nurseries, commercial greenhouses and landscaping 
businesses. Essentially no industrial or industrial manufacturing or processing uses, including 
warehousing and distribution or adult uses, are permitted in this zoning district. The full list of 
permitted, conditional and prohibited uses is attached to this report. 

Other requirements of the NC zone include limiting each building to a maximum building 
footprint of 3,500 square feet. It requires the buildings to be oriented toward the street with one 
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or more entrances facing the principal street adjacent to a building and requires large pedestrian 
zones with specific landscaping requirements. 

Zoning Map Amendment Public Hearing Process 

The West Virginia State Code Section 8A-7-9 and Section 12.1(a) of the Jefferson County 
Zoning and Land Development Ordinance provides that the boundaries of zoning districts may 
be amended by the County Commission with the advice of the Planning Commission.  Article 12 
of the County Zoning Ordinance requires that the “procedure for amendment [by petition] shall 
be as dictated in Section 8A-1-1 et seq of the West Virginia State Code as amended.”  Regarding 
amendments by petition, State statute provides that, “Before amending the zoning ordinance, the 
governing body with the advice of the planning commission must find that the amendment is 
consistent with the adopted comprehensive plan.”  [See WVC 8A-7-9(c)]  On June 18, 2015, the 
applicant presented their zoning map amendment application petition to the County Commission. 
The Commission scheduled a joint Public Hearing with the County Commission and Planning 
Commission for the purpose of receiving public input regarding this request.  

This report focuses on whether or not the rezoning application is consistent with the recently 
adopted Envision Jefferson 2035 Comprehensive Plan.  If the Planning Commission determines 
that the request is not consistent with the Plan, it may find that there have been changes to the 
area that were not anticipated in the 2035 Plan if the Planning Commission desires to 
recommend approval to the County Commission. Staff does not believe that there have been 
major changes of an economic, physical or social nature, within the area involved, that were not 
anticipated when the Envision Jefferson 2035 Comprehensive Plan was adopted.  

This report includes quotes from specific provisions of the 2035 Plan, which are identified by 
page number citation.  Staff has used these notations and quotations in order to address sections 
of the Comprehensive Plan as it relates to the proposed rezoning.  Identification of the specific 
page numbers where these provisions can be found in the Plan permits the Planning Commission 
and/or County Commission to easily locate the particular provision and personally evaluate the 
provision in the context of the larger Plan document.  

The Envision Jefferson 2035 Comprehensive Plan differs from other Plans previously adopted in 
Jefferson County, in part, due to the inclusion of the Future Land Use Guide, in the form of a 
map which depicts recommended future land uses (p.16). Use of the Future Land Use Guide is to 
be in combination with the recommendations of this Plan when considering owner initiated 
zoning map amendments such as the request before you today. The purpose of the Future Land 
Use Guide is to assist the Planning Commission and County Commission in making decisions on 
changes to the Zoning Map. The Plan states that the review of all zoning map amendment 
requests shall include consideration of all of the recommendations created as part of this Plan 
and that all zoning map amendments shall be in conformance with the Future Land Use Guide 
and the recommendations of this Plan (p.17). The Future Land Use Guide also includes a note 
that states: “Use of this map is to be in combination with the text and land use recommendations 
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of the Envision Jefferson 2035 Comprehensive Plan when considering zoning map amendments 
and future land use decisions.” 

A subsection of the Plan found on page 26, entitled “Land Use Classifications as shown on the 
Future Land Use Guide” further states the following: 

“The land use classifications on the Existing Land Use Map and Future Land Use Guide 
were developed throughout the planning process and may not relate precisely to a single 
zoning classification. These land use classifications are intended to provide guidance to 
the County and Planning Commissions when considering owner initiated zoning map 
amendments (rezoning requests). According to Chapter 8A of the West Virginia State 
Code, as amended, the County Commission can approve any zoning ordinance map or 
text amendment by finding that the request is consistent with the Comprehensive Plan. 
For zoning map amendments in areas outside of growth areas shown on the Future Land 
Use Guide, this Plan recommends that the County Commission can further determine 
that a requested zoning map amendment is consistent with the balance of the Plan by 
receiving evidence and making a finding that the zoning map amendment is for the 
economic well-being of Jefferson County; or by finding that there is an error or under 
scrutinized property on the Future Land Use Guide; or a change in the neighborhood; or 
any other circumstance that may have been missed when considering the Future Land 
Use Guide; and/or that environmental impacts have been considered.” 

As the properties in question are outside the identified Preferred Growth Area for 
Shepherdstown, this section applies to the consideration of this requested Zoning Map 
Amendment. These criteria for evaluating zoning map amendments are also found within the 
Recommendations Section under “Urban Level Development” (p.30). It is therefore critical to 
carefully review all components of the Plan as well as the additional criteria outlined on the Plan 
when considering a Zoning Map Amendment. 

The following sections provide an overview of the applicants’ request, relevant sections of the 
Envision Jefferson 2035 Plan, and staff recommendation based on the professional analysis and 
opinion of the staff. 

Envision Jefferson 2035 Comprehensive Plan Relevant Elements and Commentary 
Growth Areas 

One of the key concepts that the Land Use and Growth Management Element of the 2035 Plan 
addresses is how to better influence the location of new development within Jefferson County. 
As the cost of providing services and utilities increases, many communities similar to Jefferson 
County, have come to the realization that it is more sensible to identify specific areas and to 
focus infrastructure and community service investments in these areas. In Jefferson County, there 
are four area types that are identified as part of Envision Jefferson 2035 Plan and discussed 
further in this document (pp.16-17). 
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The Plan details four broad types of land use activity within Jefferson County where 
development is to be targeted over the planning horizon of Envision Jefferson 2035. The land use 
area types include Urban Growth Boundaries (UGB) and Preferred Growth Areas (PGA), which 
are the sections of Jefferson County where urban scale development is to be targeted over the 
planning horizon of the 2035 Plan and Rural/Agricultural Areas and Villages, where limited 
development is possible and which are not intended for urban scale development. In 2014, 
Shepherdstown adopted a Growth Management Boundary (GMB), which functions as a UGB, 
which is planned to have growth around the existing core of Shepherdstown and less intense 
development at the edges of the GMB. While this larger growth and annexation area is 
recommended in the Shepherdstown 2014 Comprehensive Plan, the Envision Jefferson 2035 
Comprehensive Plan recognizes a smaller Preferred Growth Area to the west of the 
Shepherdstown core and the existing County zoning if it remains in the unincorporated area (see 
Image 5).  

Staff Comment: The properties included in this proposal are outside of the 2035 Plan’s 
Shepherdstown PGA and therefore intended for rural development (see Image 5). 

 
Rural Economy 

The 2035 Plan also addresses the critical role the rural land uses and rural economy to the 
economic vitality and viability of Jefferson County in the Economic Development, Employment, 
and Infrastructure Element. The Agricultural and Rural Economy subsection discusses Rural 

Image 5 Morgan Grove Market Property 
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Economic Activities (p. 73) at some length and specifically addresses the Agricultural Based 
Economic Empowerment Area approved for the properties that are the subject of this map 
amendment request. 

The 2035 Plan recognizes that the rural areas of Jefferson County include not only farms and 
homes, but also a variety of small artisan studios and other cottage industries. The Plan states:  

“While the preservation of agriculture is essential to the protection of rural areas, it is 
also important to provide for the ability of appropriately scaled businesses to succeed. 
When permitting additional uses in the rural area, it is important that the size and scale 
of both the property and the business be correlated. The intensity of the activity 
permitted should directly relate to the size of the rural property which would enable 
larger rural properties to undertake more activities. By correlating scale and intensity of 
uses to the rural property size, it is anticipated that off-site impacts would be mitigated 
for the surrounding landowners. Some uses may require performance standards which 
should be incorporated into the local land use regulations.” (p.73) 

The 2035 Plan includes numerous recommendations under the Agricultural and Rural Economy 
section relating to ways in which the County can encourage and promote alternative ways to 
strengthen the rural economy and keep the rural character of the county viable and attractive to 
residents and visitors (pp. 77-80).   

The Agricultural and Rural Economy (p. 73) and Land Use Classifications (p.236) sections of the 
2035 Plan specifically recognize an Agricultural Based Economic Empowerment Area, which is 
already approved for these parcels, an example of a non-residential Conditional Use Permit 
(CUP) in the Rural area. This type of use is defined as a commercial agricultural hub that is not 
located on a farm, but is located in a rural area and focuses on intensively supporting agricultural 
activity through the value added processing, holistic health and marketing of local goods. This 
use is identified as an appropriate use to support the rural economy of Jefferson County. The 
2035 Plan recommends the use of a modified CUP process in the Rural District to permit such 
non-residential uses which are compatible in scale and intensity with the rural environment and 
that pose no threat to public health, safety, and welfare. Some non-agricultural/non-residential 
related rural CUPs should only be proposed on a small portion of a rural property to help 
preserve farmland and open space, and continue agricultural operations. 

The Land Use Map Classifications found in appendix G of the 2035 Plan (p. 235-236) defines 
the Agricultural Based Economic Empowerment Area under the heading of Rural/Agricultural as 
follows: 

“This is a non-residential subcategory allowed within the Rural District that could be 
permitted via a CUP. The non-residential CUP process is in keeping with allowing some 
commercial activity in the Rural District, as discussed above. It is anticipated that the 
Agricultural based Economic Empowerment Area could be a commercial agricultural hub 
that may not be on a farm, but focuses on intensively supporting agricultural activity 
through the value added processing, holistic health and marketing of local goods.” 

Staff Comment: The properties included in this proposal are specifically identified “Agricultural 
Economic Empowerment Area” on the County Future Land Use Guide and the Shepherdstown 
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PGA Map (see Image 5) and the proposed uses are already approved with the CUP (#CP12-01) 
in place at this time. 

Commercial 

The 2035 Plan recommended the development of a Neighborhood Commercial zoning district, 
which has since been approved by the County Commission. The Plan (p. 236) states that the 
purpose of this category is to permit the development of small scale commercial uses which 
serve the convenience needs of residential neighborhoods immediately adjacent to or within 
walking distance of the commercial use. It further recommended that developments in the NC 
category should be scaled, designed, landscaped and buffered so as to be compatible with 
neighboring land uses. The Plan recommended that such development should include buildings 
with less than 3,000 square feet footprint; however the recently adopted Zoning Ordinance 
amendment set this at 3,500 square feet. Residential uses could be permitted on upper floors. 

Staff Comment: The NC zoning district does include a much wider variety of potential land uses 
that the approved CUP currently permits (see Section 5.11 NC attachment). In particular, the 
upper floor residential uses, gas stations and fast food restaurant are not permitted as a part of the 
current CUP but would be permitted if the zoning is changed to NC. Additionally, due to the 
restriction within the NC zone that the maximum building footprint is 3,500 square feet, an 
amended site plan will have to be processed reflecting the building size and layout and design 
requirements of the zoning category. 

It should also be noted that in the May 2014 Zoning Text Amendments related to the 
Neighborhood Commercial (NC) Zoning District, the ordinance states that this category is 
intended for use on properties in locations where the appropriate land use category is designated 
on the future land use map (and related text) in the Envision Jefferson 2035 Comprehensive Plan. 
The 2035 Plan Future Land Use Guide locates this property as outside the Shepherdstown 
Preferred Growth Area (PGA) and therefore for future rural land uses, and specifically identifies 
this property as an Agricultural Economic Empowerment Area, not future Neighborhood 
Commercial. 

Staff Recommendation  

The applicant has provided documentation that they believe supports the request for rezoning 
and has attempted to demonstrate the consistency of the proposed rezoning with certain 
provisions contained in the Envision Jefferson 2035 Comprehensive Plan.  The applicant’s 
analysis relates to the current proposed uses for the property and does not address the additional 
land uses that would be permitted with the new zoning category. The applicant also does not 
address the recommendations of the Future Land Use Guide related to this property. 

While Staff supports the applicant’s proposed uses and the concept, for the following reasons, 
Staff does not recommend finding that the proposed zoning map amendment is consistent with 
the Envision Jefferson 2035 Comprehensive Plan: 

1. The four properties included in this rezoning request are outside of the 2035 Plan’s 
Shepherdstown Preferred Growth Ares (PGA) and therefore intended for future rural 
development. 
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2. The Neighborhood Commercial (NC) Zoning District language states that this category is 
intended for use on properties in locations where the appropriate land use category is 
designated on the future land use map (and related text) in the Envision Jefferson 2035 
Comprehensive Plan. The properties included in this proposal are specifically identified 
“Agricultural Economic Empowerment Area” on the 2035 Plan’s County Future Land 
Use Guide and the Shepherdstown PGA Map and are not identified for future 
Neighborhood Commercial zoning. 

3. The proposed uses are already approved with the CUP (#CP12-01) in place at this time. 

4. The NC zoning district includes a much wider variety of potential land uses that the 
approved CUP currently permits, including some uses currently prohibited by the CUP 
such as the upper floor residential uses, gas stations and fast food restaurant which makes 
the proposed uses less compatible with the neighboring rural neighborhoods. 

5. Per the 2035 Plan’s recommendation that, for zoning map amendments in areas outside 
of growth areas shown on the Future Land Use Guide, the County Commission can 
alternatively determine that a requested zoning map amendment is consistent with the 
balance of the Plan by receiving evidence and making a finding that the zoning map 
amendment is for the economic well-being of Jefferson County; or by finding that there is 
an error or under scrutinized property on the Future Land Use Guide; or a change in the 
neighborhood; or any other circumstance that may have been missed when considering 
the Future Land Use Guide; and/or that environmental impacts have been considered, 
staff does not consider any of these factors to be applicable to this request. 

 

 

 

 

 

 

 

 

 

 

Attachments: 

• Section 5.11 Neighborhood Commercial District and portion of Appendix C 

• Shepherdstown Preferred Growth Area Future Land Use Guide  
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 Item #4: Public Workshop: Concept Plan review for a proposed 7,310 square foot retail Dollar 
General Store with associated parking (PC File# S15-04)  

APPLICANT: Wilbur A. Alger & Middle of the Way Real Estate, Ltd. 

OWNER: Same as above 

DEVELOPER: Same as above 

SURVEYOR/ENGINEER: Potesta & Associates, Inc. 

PROPERTY LOCATION: Northwest corner of Middleway Pike (Rt. 51) and Leetown Road (Rt.1) 

LEGAL DESCRIPTION: District: Middleway (07); Map: 19; Parcel: 16.6 and 16.7 
Zoning: Rural (R) 

 
SURROUNDING 
PROPERTIES: 

North:  Rural                                           South:  Rural 
East:    Rural                                           West:   Rural 

LOT AREA: 1.69 Acres 

PROPOSED ACTIVITY: Construction of a 7,310 square foot retail store consisting of 30 paved 
parking spaces, sidewalks, unloading area, outdoor lighting and 
landscaping, and an enclosed dumpster. 

PRIOR CASES/ 
APPROVALS: 

10/11/77:  PC approved final plat for Middleway Village 
1/22/15:  Conditional Use Permit (#CP14-02) 
1/22/15:  Variance granted to reduce the required parking from 40 to 30 
spaces for a 9,100 sq. ft. dollar store (ZV15-06) 
1/22/15:  Variance granted to allow a proposed freestanding sign, approved 
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under the DRS, to be located less than the required 1000’ from the existing 
signs along Middleway Pike (ZV15-07). 

 
Background 
The property under review is located at the intersection of Middleway Pike/WV Route 51 and Leetown 
Road/WV Route 1, a major crossroads in the Middleway District of Jefferson County. The applicant has 
proposed the development of a Dollar General-brand retail store and associated parking. Dollar General-
brand retail stores fall under the Retail Sales and Service, General definition in the Jefferson County 
Zoning and Land Development Ordinance. The property is zoned Rural, and Retail Sales and Services, 
General are Not Permitted according to the Principal Permitted Use Table in the Jefferson County 
Zoning and Land Development Ordinance. Therefore, in January 2015, the applicant received approval 
from the Board of Zoning Appeals for a Conditional Use Permit for a 7,310 square foot retail store in a 
9,100 square foot structure and related parking and signage with conditions related to stormwater 
management, traffic, lighting, water and sewer (well and septic), historic battlefield, and a requested dry 
hydrant (see attached Compatibility Assessment Meeting staff report dated January 16, 2015).  The 
property consists of two parcels, one of which will be split and merged with a neighboring parcel. The 
properties are currently vacant of any structures and have not been developed.  

Site Plan Category: 
This site plan associated with this Concept Plan is governed by the Subdivision and Land Development 
Regulations (amended 4/16/15), which includes 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 administratively as a Minor Site Plan; requires site plans with a building area 
between 5,000 and 50,000 square feet to submit a Concept Plan with a public workshop and then 
process an administrative Minor Site Plan; and requires all site plans with building area above 50,000 
square feet to process as a Major Site Plan. As the proposed structure is 7,310 square feet, this project 
will be required to process a Minor Site Plan which includes a Concept Plan public workshop. 

The Request: 
The property owners are requesting the approval of a Concept Plan for a 7,310 square foot building to be 
used for discount retailer that falls under the Retail Sales and Services, General category with associated 
parking and signage. 

Staff Determination of Application Sufficiency and Concept Plan Completeness Review: 
In accordance with the amended Subdivision Regulations (4/16/15), 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 Dollar General Concept 
Plan 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 

Provided 
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this document. 

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

Provided 

3. Zoning 
Information 

This shall include:  

a) Determination of the zoning district in which the 
proposed subdivision or development project is 
situated.  

b) Density calculations.  
c) Site resource map. 

Provided 

4. Proposal 
Description 

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

Provided  

5. Traffic Impact 
Data 

This shall include: 

a) Average Daily Trip figures for the adjoining or 
accessible State road. 

b) Trip generation figures 
c) Nearest key intersection that will serve the 

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

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

Provided 

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. 

 

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 

Provided: 

No HLC 
objections or 
comments 
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plan.  

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

Provided 

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

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

See below 

 

D.  Department The Department review shall include the following:  

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

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

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

Provided 

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

Provided  

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. 

Developer 
proposes well & 
septic for the 
development 
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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. 

 

External Agency Reviews 
The Jefferson County Historic Landmarks Commission and Division of Highways have submitted letters 
which are attached. In accordance with Sec. 24.116(B)(7), if any review agency failed to respond, they 
shall be deemed by these Regulations to have approved the plan. 

Staff Recommendation related to Concept Plan 
The Planning and Zoning Department Staff finds the Dollar General Concept Plan to be “complete” 
based on the information provided related to the criteria above.   

Note that after the workshop on the Concept Plan is held, a Site Plan will be the next required step, 
which will be required to address the community’s design and stormwater management concerns 
brought up during the Conditional Use Permit approval process. As a part of the Site Plan approval 
process, a lot line adjustment will need to be approved and recorded which merges the two parcels and 
vacates the previously recorded access points.  

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.  
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The Subdivision and Land Development Regulations outline the direction to be provided to the 
applicant: 

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

It should be noted that the direction provided to the applicant in the Concept Plan Public Workshop shall 
be applicable for a period of two years, with the provision that any amendments to the Subdivision and 
Land Development Regulations or the Zoning and Land Development Ordinance in the second year 
shall be applicable. 

Recommendation 
Staff recommends approving the Concept Plan.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Attachment: 

• Compatibility Assessment Meeting staff report dated January 16, 2015 
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JEFFERSON COUNTY, WEST VIRGINIA 

DEPARTMENTS OF PLANNING AND ZONING 

 

COMPATIBILITY ASSESSMENT MEETING STAFF REPORT 

DOLLAR GENERAL, FILE #CP14-02 
 

Project Name: Dollar General 

Business Developer: Cross Development, LLC 

Mailing Address: 17430 Campbell Road, Ste. 225, Dallas, TX  75252 

Phone Number: 765-215-1444 

Property Owner: Wilbur A. Alger Jr. (parcel 16.6) 

 Middle of the Way Real Estate, LTD (parcel 16.7) 

Property Address: Intersection of Middleway pike (Route 51) and Leetown Road (Route 1) in 

Kearneysville, West Virginia  25430 

Tax Reference: District: Middleway (07); Map: 19; Parcels: 16.6 and 16.7 

Deed Reference: Deed Book: 889; Page: 315 (16.6); 

 Deed Book: 788; Page: 523 (16.7); 

Zoning District: Rural 

Parcel Size: 2 acres (combined) 

 

A Compatibility Assessment Meeting for the proposed Conditional Use Permit for Dollar General was held 

on January 9, 2015, at 2:00 p.m. in the Old Charles Town Library meeting room located at 200 East 

Washington Street in Charles Town, West Virginia. Jennifer Brockman, Acting Zoning Administrator and 

Director of Planning and Zoning; Josh Allen, Cross Development, LLC, Developer; and, Jennilee Hartman, 

Zoning Clerk were in attendance. 

 

The following use was proposed by the applicant (details may be found in PC File #CP14-02): 

 

The proposal consists of a 9,100 square foot retail store, to include public restrooms, merchandise 

storage, storefront and pole signage and an asphalt parking lot that will accommodate the required 

40 parking spaces, plus drive aisles. 

 

 

Ms. Brockman opened the public hearing.  Members of the public in attendance offered testimony.   

 

Statements made by the applicant at the CAM which did not generate comment: 

 

1. Hours shall be between 8 am and 9 pm 

2. Generally 5-6 employees, 3 per shift 

3. 9,100 square foot building 

4. 40 parking spaces 

5. Setbacks based on Middleway Village approved 10/11/77 

6. No access proposed to Leetown Road 

7. Variances may be required for spacing of signs between the proposed Dollar General sign and 

Images Nightclub sign; the proposed Dollar General sign and the Middleway Market sign; and 

other business signs in the area 

8. An administrative waiver allowing an easement in lieu of the sidewalks along the road frontages 

may be requested 
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Page 2 
The following is a list of resolved conditions agreed to by the public and Developer: 

 

# Issue Citizen Comment 
Applicant Response/ 

Agreed-Upon Condition 

Staff 

Comment 

1) Stormwater 

Management 

After improvements occurred to 

the (adjacent) Images site in 1991, 

properties to the west have 

experienced significant stormwater 

backup on their property. 

Applicant will be required to meet all 

County stormwater standards which 

will not permit the rate of runoff to 

increase. 

Resolved 

 

2) Traffic: 

Speed 

Amount 

Safety 

Turn Lane 

Concern was expressed about 

safety of this area of Middleway 

Pike and Leetown Road due to the 

amount and speed of traffic and the 

lack of a turn lane and a traffic 

signal at the intersection due to 

amount. 

Concern was expressed that the 

impact of the proposed WV 51 

bypass around Inwood and the 4-

laning of WV 51 toward the 

Jefferson County line would result 

in increased speeding in this area 

and therefore a traffic signal is 

necessary. 

The WV DOH controls all 

improvements within DOH right-of-

way. DOH has recently completed a 

traffic study for this area and have 

determined that neither a turn land or 

light is warranted. 

Resolved 

 

3) Lighting Concern was expressed about 

proposed lighting at the eastern end 

of the proposed building, which 

could impact the houses across 

Leetown Road 

The applicant stated that they would 

prepare a photometric drawing as a 

part of their site plan and agreed that 

lighting related to the development of 

this site for Dollar General would 

include specifications for full cut-off 

lighting. The applicant further clarified 

that the exterior parking lot lights are 

turned off one hour after closing 

(approx.. 10:00 pm); however, the 

security lights surrounding the 

building would remain on. 

Additionally, the placement of street 

trees would take in to consideration the 

possibility of screening any lighting. 

Resolved 
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# Issue Citizen Comment 
Applicant Response/ 

Agreed-Upon Condition 

Staff 

Comment 

4) Water and 

Sewer 

Questions were raised about 

whether public water and sewer 

was proposed or imminent. 

Additional concerns were raised 

about impacts to existing wells 

during well construction. 

It was pointed out that the well on 

the Images nightclub property may 

be close to the western property 

line within 100 feet of the 

proposed septic system. 

There are currently no plans by any 

private or public entity to install public 

water and sewer in this vicinity. The 

proposed development will be utilizing 

on-site well and septic. 

The applicant indicated that if their 

well construction impacted 

neighboring wells in any way, they 

would work with the neighbors to 

mitigate the issue. 

The applicant is obligated to meet the 

Board of Health requirements 

regarding the spacing between all 

wells and their septic system prior to 

Site Plan approval. 

Resolved 

 

5) Historic 

Battlefield 

Comment was made by a 

representative of the Middleway 

Conservancy District stating that 

this property was on the edge of 

the Battle of Smithfield Crossing 

battlefield, requesting that an 

archaeological survey be 

conducted in conjunction with any 

soil disturbance on site prior to 

construction. 

The applicant asked for more 

information about the battlefield and 

what is involved in archaeological 

mapping prior to construction; 

discussion regarding options of using 

Shepherd students for a “salvage 

assessment” prior to soil disturbance 

occurred and the applicant agreed to 

pursue this possibility. 

Resolved 

6) Dry Hydrant Request that the applicant consider 

installing a dry hydrant on-site to 

provide better fire protection 

opportunities for this development 

and the neighborhood. Suggested 

working with Fire Company #6, 

which serves this area, to 

determine design requirements. 

The applicant indicated that they had 

contacted the local fire department 

who indicated that the state fire 

marshal would have final review from 

a fire perspective. The fire marshal has 

indicated that sprinklers will not be 

required. Applicant indicated a 

willingness to investigate the option of 

installing a dry hydrant on site. 

Resolved 
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Item #5: Public Workshop: Concept Plan review for a proposed 6,912 square foot retail Automotive 
Parts sales and warehouse establishment with associated parking (PC File# S15-03)  

APPLICANT: Martin & Brenda Lookingbill 

OWNER: Same as above 

DEVELOPER: Same as above 

SURVEYOR/ENGINEER: Fox & Associates, Inc. 

PROPERTY LOCATION: 475 Euclid Avenue 

LEGAL DESCRIPTION: District: Charles Town (02); Map: 10A; Parcel: 76 
Zoning: Residential-Light Industrial-Commercial ( R-LI-C) 

 
SURROUNDING 
PROPERTIES: 

North:  Residential-Light Industrial-Commercial   
South:  Residential Growth  
East:    Residential-Light Industrial-Commercial and city of Charles Town   
West:   Residential-Light Industrial-Commercial 

LOT AREA: 1.04 Ac. 

APPROVED ACTIVITY: Retail Automotive Parts sales and warehousing 
 

RGreenholtz
Highlight
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Background 
The property under review is located at the intersection of East Washington Street and Euclid Avenue in 
a developed area of Jefferson County abutting the city limits of Charles Town. The property is zoned 
Residential – Light Industrial – Commercial. Automobile parts, supplies, and tire stores are considered a 
Principal Permitted Use in this zoning district. Deed records show that Community Oil, a commercial 
bulk oil storage business, operated for many years on the Euclid Avenue side of the property. This 
Community Oil site held twenty-three (23) oil tanks which later required extensive environment 
remediation that involved removing the tanks and thirty (30) feet of contaminated top soil. The site also 
was host to a Citgo Gas Station, which also had environmental issues that are in the process of being 
addressed. The West Virginia Department of Environmental Protection – Office of Environmental 
Remediation (DEP-OER) has provided documentation regarding the two environmental contamination 
issues that exist on the property. One issue has been addressed and the state considers “No Further 
Action” necessary. The other environmental issue at this property has been determined and the 
responsible parties are currently addressing the issue in manner pursuant to DEP-OER regulations.  

Additionally, in November of 2012, the County Commission of Jefferson County vacated an unused 
alley that was adjacent to this property’s western boundary, after the property owners filed a petition in 
August of 2012.   

Site Plan Category: 
This site plan associated with this Concept Plan is governed by the Subdivision and Land Development 
Regulations (amended 4/16/15), which includes 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 administratively as a Minor Site Plan; requires site plans with a building area 
between 5,000 and 50,000 square feet to submit a Concept Plan with a public workshop and then 
process an administrative Minor Site Plan; and requires all site plans with building area above 50,000 
square feet to process 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.” Therefore, this 
project will be required to process as a Minor Site Plan, which includes a Concept Plan public 
workshop. 

The Request: 
The property owners are requesting the approval of a Concept Plan for a 6,912 square foot building to be 
used for Automotive Parts sales and warehousing with associated parking. 

Staff Determination of Application Sufficiency and Concept Plan Completeness Review: 
In accordance with the amended Subdivision Regulations (4/16/15), 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 Advance Auto Parts 
Concept Plan application, are provided below:     

 

 



Staff Report 
Jefferson County Planning Commission Meeting 

August 11, 2015 
 

 
 

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  

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. 

No letter from 
WVDOH 

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. 

No letter from 
WVDOH 

7. Agency The reviewing agencies shall conduct reviews of the 
proposed concept plan.  Agency comments shall be 

Provided: 
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Reviews 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.  

 No HLC objection 
or comments 

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

Provided 

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

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

See below 

 

D.  Department The Department review shall include the following:  

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

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

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

No letter from 
WVDOH. 
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data for a qualitative review. 

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

No comments 
received from WV 
DOH 

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. 

  Provided: 
 
CTUB: Water 
Service provider 
 
JCPSD: Sewer 
Service Provider  

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. 

 

External Agency Reviews 
Responses have been received from Jefferson County Historic Landmarks Commission, Jefferson 
County Public Service District, Charles Town Utility Board, West Virginia Department of 
Environmental Protection, and The West Virginia Department of Highways (acknowledgement of 
meeting with applicant’s representatives, but have not received any determinations or data counts. No 
other external agencies have responded.  

Staff Recommendation related to Concept Plan 
The Planning and Zoning Department Staff finds the Advance Auto Parts Concept Plan to be 
“complete” based on the information provided related to the criteria above. As discussed during the Pre-
proposal conference, the applicant is bound by the landscape provisions of Jefferson County Zoning 
Ordinance 4.11. This includes street trees, one tree every 50’, along all road frontages which are shown 
on the Concept Plan; landscape buffers along the 7-11 property line per section 4.11(E) which are not 
shown on the Concept Plan; and landscape buffers along the residential lot on Euclid, utilizing the 
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Narrow Buffer M-54 detail as shown on the Concept Plan. These will all be required on the Site Plan 
when it is submitted.   

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 Subdivision and 
Land Development Regulations or the Zoning and Land Development Ordinance in the second year 
shall be applicable. 

Recommendation 
Staff recommends approving the Concept Plan.  



















Staff Report 
Jefferson County Planning Commission Meeting 

August 11, 2015 
 

N:\PC\PC Mtg\Staff Reports\2015\08-11-15\Advance Auto Parts_Waiver\PCW#15-02_Advance Auto Parts.FINAL.doc   Page 1 of 3  
 

Item #6: Public Hearing: PCW#15-02; Request by applicant Primax Properties, LLC. The requested 
waiver is from the requirements of Section 21.202(B) and 22.208 of the Jefferson County 
Subdivision and Land Development Regulations which would require the installation of a 
sidewalk along Euclid Avenue for the Advance Auto Parts development 

APPLICANT: Primax Properties, LLC 
OWNER: Brenda and Martin Lookingbill 
DEVELOPER: Same as above 
SURVEYOR/ENGINEER: Fox & Associates, Inc. 
PROPERTY LOCATION: 475 Euclid Avenue 
LEGAL DESCRIPTION: District: Charles Town (02); Map: 10A; Parcel: 76 

Zoning: Residential-Light Industrial-Commercial 

 
SURROUNDING 
PROPERTIES: 

North:  Residential-Light Industrial-Commercial   
South:  Residential Growth  
East:    Residential-Light Industrial-Commercial and city of Charles Town   
West:   Residential-Light Industrial-Commercial 

LOT AREA: 1.04 Ac. 
PROPOSED ACTIVITY: Retail Automotive Parts sales and warehousing 
 

RGreenholtz
Highlight
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Background: 

The property under review is located at the intersection of East Washington Street and Euclid Avenue 
in a developed area of Jefferson County abutting the city limits of Charles Town. The property is 
zoned Residential – Light Industrial – Commercial. Automobile parts, supplies, and tire stores are 
considered a Principal Permitted Use in this zoning district. Deed records show that Community Oil, a 
commercial bulk oil storage business, operated for many years on the Euclid Avenue side of the 
property. This Community Oil site held twenty-three (23) oil tanks which later required extensive 
environment remediation that involved removing the tanks and thirty (30) feet of contaminated top 
soil. The site also was host to a Citgo Gas Station, which also had environmental issues that are in the 
process of being addressed. The West Virginia Department of Environmental Protection – Office of 
Environmental Remediation (DEP-OER) has provided documentation regarding the two 
environmental contamination issues that exists on the property. One issue has been addressed and the 
state considers “No Further Action” necessary. The other environmental issue at this property has been 
determined and the responsible parties are currently addressing the issue in manner pursuant to DEP-
OER regulations.  

Additionally, in November of 2012, the County Commission of Jefferson County vacated an unused 
alley that was adjacent to this property’s western boundary, after the property owners filed a petition in 
August of 2012.   

The Request: 
Primax Properties, LLC, is requesting the approval of a waiver from the requirements of Section 
21.202(B) and 22.208 of the Jefferson County Subdivision and Land Development Regulations which 
would require the installation of a sidewalk along Euclid Avenue.  

Waiver Requirements: 
Jefferson County Subdivision and Land Development Regulations, Section 24.300 details the criteria 
which have to be reviewed when analyzing a requested waiver from these Regulations:   

The design of the project will provide public benefit in the form of reduction in County 
maintenance costs, greater open space, and parkland consistent with the County parks plan 
The placement of a sidewalk along Euclid Avenue or the waiver of it does not impact County 
maintenance costs or parkland; however, the provision of sidewalks offer a form of open space along 
roadways, which would be lost if the waiver of the sidewalk requirement is granted.  

The waiver, if granted, will not adversely affect the public health, safety or welfare, or rights of 
adjacent property owners or residents 
This criterion states that the waiver, if granted, “will not adversely affect the public health, safety or 
welfare, or the rights of adjacent property owners or residents;” The waiving of the sidewalk 
requirement for this development will have a negative impact on the public health and safety of the 
greater Charles Town community. This negative impact relates to the pedestrian connectivity goals of 
both Jefferson County and Charles Town, including Charles Town’s recent gateway enhancement 
project and the continuation of paved sidewalks along East Washington Street.  As there is currently a 
piecemeal approach to pedestrian walkways along East Washington Street and perpendicular streets 
intersecting East Washington Street, good town planning would promote the linkages between non-
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continuous sidewalks, particularly in urbanizing areas, with the intent to provide that pedestrians have 
safe and accessible walkways. The goal of having more interconnectivity between pedestrian 
walkways could be accomplished by promoting the requirements to construct sidewalks when new 
land uses become developed, particularly where it promotes interconnectivity between parcels. This 
includes sidewalks on non-arterial roads like Euclid Avenue, which intersects with East Washington 
Street on properties in both the City of Charles Town and the urbanized unincorporated areas of 
Jefferson County. If these requirements were waived, pedestrians would be forced to walk on Euclid 
Avenue, greatly increasing the likelihood of pedestrian/motor vehicle interaction, which in turn 
increases the potential for accidents.  

The waiver, if granted, will be in keeping with the intent and purpose of these Regulations 
The waiver, if granted, would not be keeping with the intent and purpose of these regulations. The 
regulations for Sidewalks are in place to give pedestrians safe passage in our community and waiving 
these requirements does not promote public safety. It only creates opportunity for pedestrians to come 
in contact with motor vehicle traffic.  

The waiver, if granted, will result in a project of better quality and/or character  
 Approving the requested sidewalk waiver will negatively impact the quality or character of the 
proposal. Section 21.202(B) and 21.204 of the Subdivision Regulations emphasize the importance of 
the role of sidewalks in quality land development. The Subdivision Regulations state that sidewalks 
shall be provided along the road or if a pedestrian path system can work for whole blocks it may be 
pulled back from the road. It further states that connectivity from nonresidential areas to adjoining 
residential areas shall be provided wherever logical pedestrian development could be provided. The 
recently adopted Envision Jefferson 2035 Comprehensive Plan also emphasizes the importance of 
pedestrian interconnectivity via sidewalks for quality development. It states that Jefferson County road 
corridors should be designed to include sidewalks and trails as a part of new developments and along 
state roadways and notes that there are currently efforts underway in Jefferson County to expand the 
trail, pedestrian, and biking network. 

Recommendation 
Because the Envision Jefferson 2035 Comprehensive Plan as well as the Subdivision and Land 
Development Regulations of Jefferson County promote connectivity and public safety through the 
establishment of sidewalk requirements, and because the applicant has not expressed a reasonable case 
for why the sidewalk requirements should be waived, it is staff’s recommendation that the waiver of 
the Jefferson County Subdivision Regulations requirements be denied. To increase community 
pedestrian circulation and ensure that the public safety of pedestrians is protected by delineated paths 
to travel freely in the community, staff does not feel the waiver of the sidewalk requirements is 
warranted as they have not been provided with valid arguments that are contrary to the intention of the 
Comprehensive Plan or County Land Development Regulations. .  
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Breckenridge East Subdivision PC File # 12-01 
 
Item # 7 Final Plat Public Hearing:  Breckenridge East, Phase 1A Lots 10-22 (PC File #15-09).  

This phase is to consist of 13 single-family lots and 1 single-family residue lot on 67.67 
acres.   

 
APPLICANT: B.C. Partners, Inc. 
OWNER: Same as above 
DEVELOPER: Same as above 
SURVEYOR/ENGINEER: Soltesz Associates, Inc. 
PROPERTY LOCATION: The property is located on the east side of Route 24 (Old Country Club 

Road) approximately 1 mile north of its intersection with Route 340.   
LEGAL DESCRIPTION: District: Harpers Ferry; Map: 10; Parcels: P/O 2 

 
 

ZONING DISTRICT: Residential Growth 
 

SURROUNDING 
PROPERTIES: 

North: Residential Growth   
South: Residential Growth 
East:   Residential Growth 
West:  Rural 

LOT AREA: 67.67 Acres 
PROPOSED DENSITY: 13 single-family lots and 1 residue lot  
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Breckenridge East Subdivision PC File # 07-31 
 
PERMIT APPROVALS: 
         Health Department Permit No.: 18392 (sewer) & 18289 (water) 
         Dept. of Highways Permit No.: 5-06-0110 & 5-06-0111 
APPROVALS: 

DEVELOPMENT 
HISTORY: 

Breckenridge East Subdivision (PC File # 07-31) 
• November 2, 2007 – Staff review meeting for CIS.  
• February 26, 2008 – CIS accepted by the Planning Commission. 
• July 18, 2008 – Staff review meeting for Preliminary Plat. 
• September 22, 2009 – Variance granted to extend the file 

expiration date from November 16, 2009 to May 16, 2010. 
• November 10, 2009 – Breckenridge East, Phase 1A Lots 23-45 

and Parcels A and B Final Plat is approved by the Planning 
Commission (recorded 1/29/10). 

• April 10, 2012 – Breckenridge East, Phase 1A Lots 1-9 and Parcel 
C Final Plat is approved by the Planning Commission (recorded 
7/2/12) 

• June 22, 2015 -- Breckenridge East, Phase 1A Lots 10-22 and 
Residue Final Plat  

      Current Final Plat Submitted: 06/22/2015 
Public Hearing Scheduled: 08/11/2015 
60-Day Provision Ends: 08/20/2015 

 OTHER APPROVALS: None required 
 
 
Breckenridge East is located on the east side of Old Country Club Road.  Since this subdivision started 
before the 2008 Subdivision Regulations where adopted, the subdivision is being reviewed under the 
1979 Subdivision Regulations.  This is the third Final Plat submission of Breckenridge East.  The 
applicant is seeking Final Plat approval for 13 lots plus the residue on 67.67 acres.  There is 1 
outstanding condition that needs to be addressed and is noted below.  The outstanding condition can be 
handled administratively.  With the exception of the noted conditions, the Final Plat complies with the 
approved Community Impact Statement and Preliminary Plat.  Staff recommends approval with the 
condition to be addressed.  
 
Approval with following condition: 
 

1. Original signatures needed on mylars 
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Per the 1979 Subdivision Regulations, the following details the Planning Commission responsibility for 
a Final Plat Public Hearing:  
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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:  August 11, 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 July 14, 2015, the Jefferson County Planning Commission reviewed the citizen-based committee’s 
recommended language regarding rural campground facility standards and processes for both the 
Jefferson County Zoning and Land Development Ordinance and Jefferson County Subdivision and 
Land Development Regulations and staff comments on the same. Attached are the edits made by the 
Planning Commission at that meeting. The changes were incorporated into the red-lined version being 
prepared for public input at a public hearing scheduled for September 8, 2015.  

This draft version was sent to KOA as a local campground in a commercial zone for feedback related 
to any significant issues that the proposal may cause. An e-mail response with their comments and 
questions are also attached behind the final Planning Commission version.  

 

 

 

 

 

 

 

Attachments 
 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) 
 Comments received on both ZTA 15-02 and STA 15-04 from KOA 

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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Draft for review 7-23-15 – to prep for 8-11-15 PC meeting 

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 in single ownership operated as a 

commercial enterprise, generally providing space in the form 
of campsite pads for seasonal accommodations for transient 
occupancy or use by tourists occupying camping units such as 
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. 

Campsite or Campsite Pad Any plot of land within a campground intended for the exclusive 
occupancy by a camping unit or units under the control of a 
camper. 

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, except as provided for a caretaker residence.   
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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.  
a. 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. 

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

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

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

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

2. All campgrounds shall have direct access from WV State roads or roads that meet 
the Jefferson County Subdivision Ordinance standards.  

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

4. Campgrounds may be served by well and drain fields in accordance with Jefferson 
County Health Department regulations. 

C. Regulatory Approval 

1. Campground uses must submit a Concept Plan and be approved by the Planning 
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. 
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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  
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Proposed Amendment (STA15-04) to  
Subdivision and Land Development Regulations  

(Effective January 1, 2014) 
C 

Campground.  
An area or premises in single ownership operated as a commercial enterprise, generally providing 
space in the form of campsite pads for seasonal accommodations for transient occupancy or use by 
tourists occupying camping units such as 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. 

Campsite Pad. 

Any plot of land within a campground intended for the exclusive occupancy by a camping unit or 
units under the control of a camper. 

 

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. 

 

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. The Planning Commission may specify additional requirements where, owing to 
unique or unusual characteristics, the purposes of these Regulations can be better served. 

B. Campgrounds are developments with special requirements of their own. The provisions of 
Division 8.0 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 8.0, then the requirement of Division 8.0 shall apply. 

Section 8.27.3 Campground Requirements 
A. The following provisions supplement the provisions of the Jefferson County Zoning 
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Ordinance. 

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:  

1. Safe access and egress to state roads (WVDOH, 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 
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 easement.  

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

4. No more than 15 campsites per acre are permitted. 
5. C. Each campsite shall provide an adequate stand pad for the placement of a camping 

unit. A campsite padstand 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, and shall be separated from all other 
campsite pads by 20 feet..  

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 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 



 

Draft for review 7-23-15 – to prep for 8-11-15 PC meeting 

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 
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 one alevel 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.  
4. 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. In the public parking area, each 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; or trash collection. If not provided at campsites, water and sewerage 
facilities and sanitary covered trash receptacles must be provided at convenient 
comfort stations within 500’ of all campsites. 

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

3. 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. 

4. 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. 
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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 the appropriate Jefferson 
County board or agency, are not subject to these regulations. 

 
 
Division 11.0 8.0 – Non-Residential Subdivisions 
 
Section 11.1 8.1 General 
Non-residential subdivisions shall be subject to all requirements of the Subdivision Regulations 
except for those requirements which are specifically intended for residences (e.g. Land for Parks 
and Schools) as determined by staff. 
 
 



1

Rhonda Greenholtz

From: Jennifer Brockman <jbrockman@jeffersoncountywv.org>
Sent: Thursday, August 06, 2015 3:57 PM
To: rgreenholtz@jeffersoncountywv.org
Subject: FW: proposed campground regulations
Attachments: ZTA15-02 Campgrounds revisions for 081115 PC meeting draft72315.rtf; STA15-04 

Campgrounds revisions for 081115 PC mtg draft 72315.docx

For the 8/11 PC packet 
 
Jennie Brockman 
Director, Planning and Zoning 
 

From: Al Johnson [mailto:aljohnson@racpack.com]  
Sent: Thursday, August 06, 2015 11:45 AM 
To: jbrockman@jeffersoncountywv.org 
Cc: Jessie Getman 
Subject: proposed campground regulations 
 

Dear Ms. Brockman 
  
Thank you for this opportunity to provide input on your proposed regulations.  I am sorry to be later than you 
requested in your note to Jessie and I hope these comments will be found to be useful. 
  
I have made comments within the proposed documents, attached.  In general, I would direct you to the 
national standard for RV Parks in NFPA 1194.  These standards are developed by consensus through a panel of 
governmental regulators, RV manufacturers, fire professionals, engineers, and park operators.  Then they are 
ratified by the American National Standards Institute (ANSI).  As more and more jurisdictions adopt the 
national standards, campers can be more confident about what they find as they travel around the country 
and park owners are not left at a competitive disadvantage. 
  
As you will see in the attachments, the length of stay provision is the most damaging and puzzling. 
  
Please let me know if I can provide any other information.  Thanks again for the opportunity. 
  
J. Alan Johnson 
Executive Vice President 
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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 in single ownership I am not sure what 

the implications of “in single ownership” are operated as a 
commercial enterprise, generally providing space in the form 
of campsite pads for seasonal accommodations for transient 
occupancy or use by tourists occupying camping units such as 
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. 

Campsite or Campsite Pad Any plot of land within a campground intended for the exclusive 
occupancy by a camping unit or units under the control of a 
camper. 

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.  I am not sure where this comes 
from.  It is clearly out of step with the industry in general and would be extremely 
damaging to our business.  We have a whole section of the camp for people who 
stay by the month.  They have various reasons: some are full-time RVers who 
want to explore the area in depth, others have short-term work in the area.  Some 
are staying for medical treatment in the area while others live at the park 
temporarily while they are building a home in the area.  Campers don’t establish 
residency and are all considered transient guests.  HUD even specifies that RVs 
are not considered housing.  The campground should determine the length of stay 
limits, if any, for their guests.  Does the county have a similar stay limit for any 
other types of guest accommodations? Formatted: Font: Bold, Italic
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3. Caretaker residence 
4. Shelters, gathering halls, bathhouses, pools, recreational areas and other uses related 

to the campground.  It might be helpful to specifically include retail stores and 
food service in this section.  Both are very common in modern RV parks. 

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, except as provided for a caretaker residence.   

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.  
a. 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. 

b. All camp sites shall be located a minimum of 200’ from existing residential 
dwellings.  This seems excessive. 

c. All camp sites shall be visually screened from existing residential dwellings 
within 500’.  Does this 500’ screening provision apply to all other commercial 
uses within the zones?  Motels, inns,  B&Bs, reswtaurants, etc.?  If not, why is 
this industry singled out? 

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

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

2. All campgrounds shall have direct access from WV State roads or roads that meet 
the Jefferson County Subdivision Ordinance standards.  

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

4. Campgrounds may be served by well and drain fields in accordance with Jefferson 
County Health Department regulations. 

C. Regulatory Approval 

1. Campground uses must submit a Concept Plan and be approved by the Planning 
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. 
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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 
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P 
 

P 
 

P 
 

P 
 

NP 
 

NP 
 

P 
 

P 
 

NP  

Pawn Shop Services NP P P P NP P NP NP NP P P NP  
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Proposed Amendment (STA15-04) to  
Subdivision and Land Development Regulations  

(Effective January 1, 2014) 
C 

Campground.  
An area or premises in single ownership What does “in single ownership” mean?operated as a 
commercial enterprise, generally providing space in the form of campsite pads for seasonal 
accommodations for transient occupancy or use by tourists occupying camping units such as 
trailers, self-propelled campers, tents, cabins and/or lodges.  A campground shall be designed for 
seasonal occupancy, as opposed to permanent year-round occupancyOccupancy can be year-round 
without being permanent.  Campers are transient guests and are not permanent residents 
whether they stay a few nights, a few months, or a year.  The KOA is open year-round and is 
designed for winter,as well as summer, occupancy.  Some guests come for holidays in the winter 
and some are simply on the road and need a stopover., 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. 

Campsite Pad. 

Any plot of land within a campground intended for the exclusive occupancy by a camping unit or 
units under the control of a camper. 

 

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. 

 

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. The Planning Commission may specify additional requirements where, owing to 
unique or unusual characteristics, the purposes of these Regulations can be better served. 

B. Campgrounds are developments with special requirements of their own. The provisions of 
Division 8.0 are in addition to the requirements for subdivisions found in Appendix A and 
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Appendix B. In the event of a conflict between a requirement of the Appendices and 
Division 8.0, then the requirement of Division 8.0 shall apply. 

Section 8.27.3 Campground Requirements 
A. The following provisions supplement the provisions of the Jefferson County Zoning 

Ordinance. 

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:  

1. Safe access and egress to state roads (WVDOH, JC Engineering) but not necessarily direct 
access 

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 
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 easement.   I get the intent, but there isn’t really a road easement 
within a campground.  Maybe it would be better to end the clause after “road”. 

3. Each campsite shall have a minimum road frontage (width) of 20 feet along a platted 
road right-of-way easement.  I propose that campground roads be shown in an approved 
drawing or layout to the planning and zoning department, but not that such roads should 
be platted, especially since lots are not allowed to be sold anyway.  

4. No more than 15 campsites per acre of the total development are permitted.  Some areas 
withing a park may be more dense while others are more widespread, but this is okay 
for overall density, ie. 150 sites on ten acres. 

5. C. Each campsite shall provide an adequate stand pad for the placement of a camping 
unit. A campsite padstand 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, and shall be separated from all other 
campsite pads by 20 feet.. Size of pad and proximity aside, the slope on a site should be 
up to the park owner.  He needs to please his guests, but that decision is not a 
planning department concern.  For example, a cabin or lodge might fit on an unlevel 
site and be perfectly pleasing to guests.  See some of the cabin sites at the KOA for 
example. 

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. 
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Draft for review 7-23-15 – to prep for 8-11-15 PC meeting 

C.E. Road and Access Requirements  

1. Campground roads that serve 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 
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 one alevel 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.  
4. 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. In the public parking area, each 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; or trash collection. If not provided at campsites, water and sewerage 



 

Draft for review 7-23-15 – to prep for 8-11-15 PC meeting 

facilities and sanitary covered trash receptacles must be provided at convenient 
comfort stations within 500’ of all campsites. Or garbage in bags may be picked up 
at each site daily as a service at the parks option?  This is a very common practice. 

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

3. 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.  The NFPA 1194 
National Code for RV Parks states:  “One sanitary disposal station shall be 
provided for each 100 recreational vehicle sites, recreational park trailer sites, and 
combinations or parts thereof that are not equipped with individual sewer 
connections.”  One dump station for each 40 sites within a park is clearly 
excessive. 

4. 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 the appropriate Jefferson 
County board or agency, are not subject to these regulations. 

 
 
Division 11.0 8.0 – Non-Residential Subdivisions 
 
Section 11.1 8.1 General 
Non-residential subdivisions shall be subject to all requirements of the Subdivision Regulations 
except for those requirements which are specifically intended for residences (e.g. Land for Parks 
and Schools) as determined by staff. 
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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 

August 11, 2015 
1) Status of Planning Commission Ordinance and Regulations Amendments:  

a) Campgrounds: 

i. Finalized draft edits of the proposed amendments to the Zoning and Land 
Development Ordinance and the Land Development and Subdivision 
Regulations regarding Campgrounds distributed today  

ii. Referred to PC by Committee in May; reviewed and edits by PC in July  

iii. Public Hearing tentatively scheduled for September 8, 2015  

b) Major and Minor Subdivision and Site Plan Process: 

i. Draft red-line edits created by a citizen based committee for the Proposed 
Amendments to the Major and Minor process in the Subdivision and Site 
Development Regulations distributed today 

ii. Referred to PC by Committee in July; PC to review in September and schedule 
Public Hearing 

iii. Committee presentation and Commission discussion and recommendation 
tentatively scheduled for September 22, 2015  

c) Mass Events Ordinance (#ZTA 14-02): 

i. Proposed Zoning Ordinance text amendment regarding Mass Events (#ZTA 14-
02) referred back to the Planning Commission by the County Commission in 
May 2015 

ii. PC determined to wait until after the All Good Festival 2015 After-Action Report 
is complete for input into the draft ordinance 

iii. Discussion and recommendation tentatively scheduled for September 22, 2015 

d) LESA/Conditional Use and Cluster Subdivision Provision Modifications  

i. Initiation of draft amendments to Jefferson County Land Development and 
Zoning Ordinance regarding recommendations of the Envision Jefferson 2035 
Comprehensive Plan regarding modifications to the LESA/Conditional Use 
provisions of the as well as modifications to the Cluster Subdivision provisions of 
the Rural Zoning District (pages 38-40 of the 2035 Plan) 

Jefferson County, West Virginia 
Departments of Planning and Zoning 

116 East Washington Street, 2nd Floor 
Charles Town, WV 25414 
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ii. Discussed at May PC meeting as a priority recommendation from the 2035 Plan 

iii. Staff held a meeting with Legal on August 5, 2015 to discuss the procedure for 
these amendments and whether state law requires county-wide mailed 
notification 

iv. Staff will prepare a document for Legal which highlights which sections of the 
Ordinance will require amending by 8/28/15. Legal will then determine the notice 
requirements of the state law and work with the County Commission to 
determine the appropriate next steps 

v. Planning Commission should consider hosting a workshop with representatives 
of the agricultural community in October to collaborate on the proposed 
amendments recommended by the 2035 Plan  

e) Historic Resource Demolition and Adaptive Reuse 

i. Proposed amendment to the sections of the Ordinance relative to the demolition 
of and adaptive reuse of historic resource sites  

ii. Discussed at May PC meeting as a project to undertake 

iii. Staff work session with representatives from the building department for input 
regarding the requirements of State law pertaining to this issue is being 
scheduled  

f) Article 12 Zoning Ordinance 

i. Amendments required to Section 12.2C, 12.2D and 12.3 to bring it into 
conformance with the requirements of WV Code 8A 

ii. Discussion and recommendation tentatively scheduled for September 22, 2015 

g) Other Text amendments needed: 

i. Parking Standards – tentative timeframe? 

ii. Landscape Standards – tentative timeframe? 

iii. Signage – tentative timeframe? 

2) An article from the Washington News Post (attached): 

The Old Suburban Office Park is the new American ghost town 

3) Upcoming PC meetings 

a) Next Regular Meeting: September 8, 2015 

• Public Hearing: Charles M. Carter Zoning Map Amendment  

• Public Hearing: Zoning/Subdivision Regulations Text Amendment re: 
Campgrounds  

b) Planning Commission Work Session: September 22, 2015 (requires action by PC 
or PC President to set date) 

• Major and Minor Subdivision and Site Plan Process:  
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Presentation by Citizen Committee and Planning Commission discussion of draft 
red-line proposed amendments to the Major and Minor process in the 
Subdivision and Site Development Regulations for the purpose of finalizing a 
draft for a Public Hearing 

• Mass Events Ordinance (#ZTA 14-02): 
Review and discussion of proposed Zoning Ordinance text amendment 
regarding Mass Events (#ZTA 14-02) referred back to the Planning Commission 
by the County Commission in May 2015; discussion of After-Action Report with 
specific invited County agencies to consider in review of draft ordinance.  

• Article 12 Zoning Ordinance 
Review and discussion or proposed amendments required to Section 12.2C, 
12.2D and 12.3 to bring it into conformance with the requirements of WV Code 
8A 

 





















































The old suburban office park is the 
new American ghost town 

  
 

 
6116 Executive Blvd. in Rockville, Md., is one of many area office parks that are closing. (Joshua 
Yospyn/For The Washington Post) 

By Dan Zak July 20   
 
 

The shrubbery stirs in the breeze, which carries the odor of crushed asphalt. 

Yellow paint is chipping off the curbs. A single orange traffic cone sits in the revolving 

door that no longer revolves, at the front of an office building that’s no longer an office 

building. The building in North Bethesda has eight floors. It is 98.7 percent vacant. There 

is one life form within its nearly 210,000 square feet — not counting the lobby fern on 

http://www.washingtonpost.com/people/dan-zak


life support — and she wears a security uniform, sits at the front desk and listens to the 

muffled whine of a faulty alarm for hours at a time, every day between 6 a.m. and 2 p.m. 

“It’s quite annoying,” says Lum Tumentang, the guard. The building engineer sometimes 

stops by and turns it off, but it inevitably trips again. There’s one or two IT people who 

do IT stuff one flight up, but they’re not here right now. The building was built in 1989, 

and it shows: a mountain of tinted glass and beige concrete in commercial dullsville. 

Over the past decade, its value dropped by 64 percent. The largest tenant, the National 

Institutes of Health and its contractors, started packing up two years ago as leases 

expired. By 2014, the owner reported cash-flow problems, foreclosure arrived this past 

January, and that was it for 6116 Executive Blvd. 

 

This vacant office building at 6116 Executive Blvd. in Rockville, Md., is in foreclosure. (Joshua 
Yospyn/For The Washington Post) 

Across the empty parking lot, over the islets of mulch, past security gates that no longer 

have gates, in a near-identical building that is actually 100 percent vacant, a man named 

Duane pushes a broom over the renovated floor of another lobby that isn’t being used. 

“Keep it up, spruce it up,” he says. “In case somebody wants to buy it.” 



There are 71.5 million square feet of vacant office space in the Washington region, much 

of it piled in office parks. That’s enough emptiness to fill the Mall four times over, with 

just enough left to fill most of the Pentagon, the granddaddy of office buildings. If office 

space was a commodity, we would make a killing by selling our excess in bulk to San 

Francisco, where it’s so scarce and costly, according to Quartz, that start-up employees 

are starting to work in shopping malls. 

Another 1 million square feet of office space will flow onto the market over the next seven 

years, as Marriott International moves out of its Bethesda office park at 10400 Fernwood 

Rd., which was built in 1978 and is leased until 2022. 

“I think, as with many other things, our younger folks are more inclined to be Metro-

accessible and more urban,” Marriott chief executive Arne Sorenson told The 

Washington Post in March, after announcing the plans to move. 

If tastes keep trending away from office parks, buildings like 6116 Executive Blvd. and 

10400 Fernwood Rd. may soon be hollow, oversize memorials to the Way We Worked. 

Misty water-colored memories 
The American ghost town has assumed different forms: the abandoned gold-rush towns 

out West, the silent Floridian subdivisions of underwater McMansions. Now, we have 

fiefdoms of mid-Atlantic office space, on streets named Research Boulevard and 

Professional Drive, thinning out in the sprawl. They are hobbled by changing work styles 

and government shrinkage. People telecommute. People move into the city or into faux-

urban areas that are friendlier to pedestrians, that aren’t barnacled on a highway. 

Younger generations don’t want to be stranded in a “Dilbert” cartoon. They want cozy 

nooks and nap spaces, walkable commutes, the tastes and conveniences of the city. 

http://qz.com/416798/office-space-is-so-scarce-in-san-francisco-that-startups-are-fighting-to-work-at-the-mall/
http://www.washingtonpost.com/news/digger/wp/2015/03/01/marriott-ceo-we-will-move-our-headquarters/
http://www.washingtonpost.com/news/digger/wp/2015/03/01/marriott-ceo-we-will-move-our-headquarters/
https://www.washingtonpost.com/local/social-issues/the-end-of-the-corner-office-a-big-dc-law-firm-designs-its-new-space-with-idealistic-millennials-in-mind/2015/06/21/8851f3e6-15e5-11e5-9518-f9e0a8959f32_story.html?hpid=z1
https://www.washingtonpost.com/local/social-issues/the-end-of-the-corner-office-a-big-dc-law-firm-designs-its-new-space-with-idealistic-millennials-in-mind/2015/06/21/8851f3e6-15e5-11e5-9518-f9e0a8959f32_story.html?hpid=z1


 

There are 71.5 million square feet of vacant office space in the D.C. region, much of it piled in office 
parks. (Joshua Yospyn/For The Washington Post) 

How did we get here? Why do we work in office parks, and why are we now souring on 

them? 

Let’s blame Thomas Jefferson. 

“I think our governments will remain virtuous for many centuries; as long as they are 

chiefly agricultural; and this will be as long as there shall be vacant lands in any part of 

America,” Jefferson wrote to James Madison in 1787. “When they get piled upon one 

another in large cities, as in Europe, they will become corrupt as in Europe.” 

“In some kind of really bizarre way, there’s a line from Thomas Jefferson to the office 

park,” says Louise A. Mozingo, chair of the department of landscape architecture and 

environmental planning at the University of California at Berkeley, who wrote the book 

“Pastoral Capitalism: A History of Suburban Corporate Landscapes.” Office parks “are 

very symbolic of American distrust of the center city. . . . The ideal American, in 

[Jefferson’s] political writing, is a small farmer. We’re no longer on farms, but we work 

in this tended green environment.” 

http://www.amazon.com/gp/product/026252614X?ie=UTF8&camp=1789&creativeASIN=026252614X&linkCode=xm2&tag=thewaspos09-20


 

Starting in 1941, companies such as AT&T pioneered the concept of corporate campuses, 

which were modeled after universities in order to attract PhDs and other top-flight 

brains. The first office park opened in Mountain Brook, Ala., an upper-class white suburb 

of Birmingham, in the early 1950s as commuters became uneasy with simmering racial 

tension in city centers. The model soon spread to Atlanta and Boston, where the real-

estate firm Cabot, Cabot & Forbes turned the speculative development of office parks 

into a bonanza of profit. 

The parks were landscaped like Winslow Homer paintings, with a touch of Philip K. Dick 

science fiction. 

They were hooked onto the spreading American highway system or planted near new 

regional airports. 

They were designed to be utterly predictable, familiar, disconnected and unchanging, 

both socially and aesthetically — the better to soothe employees and keep them focused. 

With its space-hungry bureaucracies and contractors, Washington became a colossal hive 

of office parks, especially during years of government expansion — most recently the 

post-Sept. 11, 2001 period, when the military ramped up and the national-security 

apparatus spread along the Dulles Corridor. 

Now? 

In the 1950s, “Businessweek wrote this article about how work goes on in an atmosphere 

attractive to ‘brainy youngsters,’ ” Mozingo says. “I now say that brainy youngsters are 

trending urban and urbane, away from your grandfather’s office parks.” 

Factor in the D.C. region’s net outward migration, its slowing growth rate and the 

government erosion wrought by sequestration, and you’ve got a problem. The office-

https://www.washingtonpost.com/local/washington-area-population-increase-slowing-down-census-figures-indicate/2015/04/19/34683ab0-d7b5-11e4-8103-fa84725dbf9d_story.html


market artery of Interstate 270 is shriveling, according to a June report prepared for the 

Montgomery County Planning Department. Last year, federal agencies vacated 

7,315 buildings, abandoning 47 million square feet of office and warehouse space, Federal 

News Radio says. 

The U.S. government hasn’t signed any major leases this year, Delta Associates says, but 

it maintains 98 million square feet in the District alone (411 million if you throw in 

Maryland and Virginia). In March, the Office of Management and Budget instructed 

federal agencies to continue reducing their footprint by capping the amount of square 

footage per workstation. 

 

The National Institutes of Health — which has moved out of satellite offices like 6116 

Executive Blvd. and into a single facility in Shady Grove — reduced the average square 

footage per employee by 22 percent. 

The sound you hear is the quiet whistle of an office balloon deflating. The walls are 

closing in. 

All is not lost! Commercial leasing in the Washington area was up 16 percent in the 

second quarter, particularly in mid-size buildings that are attracting nonprofits and 

start-ups, according to financial and professional services firm JLL. This past quarter, 

Northern Virginia gained more leases than it lost for the first time since 2013, mostly 

because of the magnetic powers of Metro’s new Silver Line, according to realty company 

CBRE Group. 

Most analyses of the market indicate that office parks simply aren’t as appealing or 

profitable as they were in the 20th century and that Americans just aren’t as keen to 

cloister themselves in workspaces that are reachable only by car. Yet Facebook, Apple 

and Google — companies that brag about their forward thinking — are trying to reinvent 

this template of the past. They have commissioned high-profile architects to design 

http://www.montgomeryplanningboard.org/agenda/2015/documents/MontgomeryCountyOfficeFinalReport061815_000.pdf
http://www.montgomeryplanningboard.org/agenda/2015/documents/MontgomeryCountyOfficeFinalReport061815_000.pdf
http://federalnewsradio.com/management/2015/03/omb-targets-further-federal-office-space-reductions/
http://federalnewsradio.com/management/2015/03/omb-targets-further-federal-office-space-reductions/


versions of the ultimate office park in Silicon Valley, an hour-plus shuttle ride from San 

Francisco. They will, of course, provide life’s necessities and amenities on-site: micro 

kitchens, rooftop gardens, translucent roofs, bike paths, restaurants. They will be 

movable, lightweight structures instead of blocky concrete buildings. Anything to attract 

brilliant minds and assure employees that they’re living in the future, not a glorified 

version of the past. 

Smiles we gave to one another 
Office parks do have a lingering utopian appeal that makes order out of a chaotic world. 

Two miles from the Grosvenor Metro station, in between the gray legs of the I-270 spur, 

Rockledge Drive encircles a man-made kidney-shaped pond that is the same color as the 

grass (space-alien green). There are seven office buildings on Rockledge. One is a third 

vacant. One is half vacant. One is entirely vacant as it undergoes renovations, with the 

hope that an aura of newness will attract renters to this secluded spot. 

Laurel, Md., resident Dawn Chepures is checking her phone on a bench by the pond. She 

used to work in Capitol Heights and didn’t like to leave her office building. Employees’ 

cars were burgled routinely. Here, she says, you can wander outside without 

encountering, say, a riot. 

“You don’t have anything going on like what happened in Baltimore,” says Chepures, 

who works in accounts payable at a military research firm. “It’s a little more upscale 

here.” 

And more guarded. You need a key fob to make the elevators work. A stranger in casual 

dress who is strolling around the pond is viewed with suspicion. Lunches are eaten in 

cubicles or consumed quietly at the single deli on the grounds. 

Marriott International is just to the south. The other corporate campus across the street 

belongs to Lockheed Martin, whose baleful perimeter is regulated by gates and police 



cruisers. There’s an overall aura of disconnection and loneliness in this triumvirate of 

office parks, although Thomas Jefferson might interpret that as peacefulness. 

Back to Executive Boulevard, which is (no joke) off East Jefferson Street: It’s a mile from 

a Starbucks, an Arby’s and the White Flint Metro station, but it still feels a world away 

from the world. How does one pass the time in an office building where nobody ever 

comes in and nobody ever goes out? 

Every hour, the security guard has to write a brief security report, even if it’s just one 

line. 

But, we ask, what if nothing happens? 

“You have to write something,” Tumentang says. “Now that you have come, I will log 

that.” 

We feel weirdly special. We thank her for the short chat and say goodbye. 

“It’s been a pleasure,” she says, and she seems to mean it. 

 Dan Zak is a feature writer and general assignment reporter based in the Style section. He joined the Post in 2005, after stints as 

an editorial assistant at Entertainment Weekly and a city-desk reporter and obituary writer at The Buffalo News. 
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